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Sherwood Appraisals
Real Estate Valuation & Consultation
1429 Avenue D - PMB 401 - Snohomish, WA 98290
Phone (425) 503-8526

March 25, 2023

File 23-MSV

Stephanie Keyser, AICP
Planning Manager

City of Medina

501 Evergreen Point Road
Medina, WA 98039

Re:  Appraisal of the combined +31,738.60 square foot portions of the NE
16th Street and 80th Avenue NE right of ways proposed for vacation
abutting portions of the existing Overlake Golf and Country Club
ownership in the central portion of the City Limits of Medina,
Washington.

Dear Ms. Keyser:

As authorized by you, | have now completed an appraisal report on the above
property. Based on my research and analysis, | have concluded the following
Market Value estimate of the Fee Simple Estate of this property as of March
19, 2023, the date of inspection.

“As Is” Market Value of the Fee Simple Estate
of the Proposed 31,738.60 Square Foot Street
Vacation as of March 19, 2023  .....eeiiiiiiieiiirir e v eaecnennas $4,760,000

The above value conclusion is subject to the attached Certification and
Assumptions and Limiting Conditions.
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Stephanie Keyser, AICP
Planning Manager

City of Medina

501 Evergreen Point Road
Medina, VWA 98039

Re:  Appraisal of the combined +31,738.60 square foot portions of the NE
16th Street and 80th Avenue NE right of ways proposed for vacation
abutting portions of the existing Overlake Golf and Country Club
ownership in the central portion of the City Limits of Medina,
Washington.

Dear Ms. Keyser:

As authorized by you, | have now completed an appraisal report on the above
property. Based on my research and analysis, | have concluded the following
Market Value estimate of the Fee Simple Estate of this property as of March
19, 2023, the date of inspection.

“As Is” Market Value of the Fee Simple Estate
of the Proposed 31,738.60 Square Foot Street
Vacationas of March 19,2023  cicosvsnmssesssssimns $4,760,000

The above value conclusion is subject to the attached Certification and
Assumptions and Limiting Conditions.
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Ms. Keyser -2- March 25, 2023
CITY OF MEDINA File 23-MSV

This value conclusion does not include the value, if any, of personal property.
The Fee Simple Estate is appraised because there exists no arm's length
leases encumbering the property.

| appreciate the opportunity to complete this assignment. If you should require
any further assistance or information, please feel free to call.

Respectfully submitted,

SHERWOOD APPRAISALS

el

Jeffrey A. Sherwood, Principal
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS

PROPERTY APPRAISED

OSTENSIBLE OWNERS

PROPERTY RIGHTS
APPRAISED

LEGAL DESCRIPTION

LAND AREA
BUILDINGS

ZONING

HIGHEST AND BEST USE
As Vacant

“AS IS” MARKET VALUE OF THE
FEE SIMPLE ESTATE OF THE
PROPOSED 31,738.60 SQUARE
FOOT STREET VACATION

AS OF MARCH 19, 2023

An ell shaped assemblage of portions of both
the NE 16th Street and 80th Avenue NE right
of ways abutted on all sides by the existing
Overlake Golf and Country Club facility within
the central portion of the City Limits of
Medina.

Presumably The City of Medina.

Fee Simple Estate subject to the four powers
of government-police power, taxation,
escheat and eminent domain.

There is no legal description available.
Outlines of the proposed subject street
vacation are shown in the enclosed mapping.
31,738.60 Square Feet.

None.

R-20 (Single Family Residence) City of
Medina.

Contribution to the existing Overlake Golf
and Country Club facility.

$4,760,000

SHERWOOD APPRAISALS



SUBJECT PHOTOS

LOOKING EAST ON NE 16™ STREET — SUBJECT RIGHT OF WAY IN
DISTANT BACKGROUND

LOOKING EAST ON NE 16™ STREET FROM 79™ PLACE NE -
SUBJECT RIGHT OF WAY BEGINS SOME 110 FEET EAST OF THE
EAST SIDE OF 79™ PLACE NE IN BACKGROUND

FILE 23-MSV SHERWOOD APPRAISALS



SUBJECT PHOTOS

LOOKING EAST ON NE 14™ STREET WHICH PROVIDES ONLY
ACCESS TO DEVELOPED PORTION OF 80™ AVENUE NE RIGHT OF
WAY

LOOKING NORTH ON 80™ AVENUE NE FROM INTERSECTION WITH
NE 14™ STREET — SUBJECT RIGHT OF WAY IS IN FAR
BACKGROUND

FILE 23-MSV SHERWOOD APPRAISALS



SUBJECT PHOTOS

LOOKING NORTH ON 80™ AVENUE NE WITH SUBJECT RIGHT OF
WAY IN BACKGROUND SHOWING UTILITY WORK IN PROGRESS

LOOKING NORTH ON 80™ AVENUE NE — SOUTH END OF SUBJECT
RIGHT OF WAY BEGINS ROUGHLY AT THE POINT WHERE THE
PAVING GRADES INTO THE LANDSCAPING — POINT LOOP TRAIL AT
RIGHT

FILE 23-MSV SHERWOOD APPRAISALS
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CERTIFICATION

| certify that, to the best of my knowledge and belief except as otherwise noted
in this appraisal report and/or letter of transmittal,

T

2,

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.

| 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. | previously appraised the subject property in 200
with an effective date of appraisal of July 12, 2020 with a report date
of July 14, 2020.

| 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.

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

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

Jeffrey A. Sherwood, Principal
State of Washington Certified
Real Estate Appraiser-General-1100895

FILE 23-MSV SHERWOOD APPRAISALS



ASSUMPTIONS AND LIMITING CONDITIONS

Except where expressly stated to the contrary in the appraisal report, the
following Assumptions and Limiting Conditions are governing upon this
appraisal.

1.

All dimensions and areas and legal descriptions are assumed to be
correct as found through available records or on-the-ground
inspection. If a survey is provided, it is assumed to be correct unless
otherwise stated in the appraisal.

No responsibility is assumed in matters of legal character affecting the
appraised property such as title defects, overlapping property lines,
liens, encroachments, etc.

For purposes of this valuation, the valuation is assumed to be free of
any encumbrances and has been appraised as though free and clear
except as affected by the definition of Market Value under ltem 9 below
and otherwise stated in the report.

All information as found in data furnished is deemed to be reliable. If
any errors are found, the right is reserved to modify the conclusions
reached.

Where the value of the land and the improvements is shown
separately, the value of each is segregated as only an aid to better
estimate the value of the whole; and the value shown for either may, or
may not, be its correct Market Value.

While various "approaches to value" and various mathematical
calculations have been used in estimating value, these are but aids to
the formulation of the opinion of value expressed in this report. Inthese
calculations certain arithmetical figures are rounded off to the nearest
significant amount.

The data and conclusions embodied in this appraisal are a part of the
whole valuation. No part of this appraisal is to be used out of context,
and, by itself alone - no part of this appraisal is necessarily correct, as
being only part of the evidence upon which the final judgment as to
value is based.

Employment to make this appraisal does not require the appraiser(s)
to attend pre-trial conferences, public hearings or testimony in court
with regard to the subject property unless mutually satisfactory
arrangements are made in advance.

FILE 23-MSV SHERWOOD APPRAISALS



10.
1.

12.

13

Market Value means:

(i) 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, knowledgeably and
assuming the price is not affected by undue stimulus. Implicit in this
definition is the consummation of a sale as of a specified date and the
passing of title from seller to buyer under conditions whereby:

a. buyer and seller are typically motivated,;

b. both parties are well informed or well advised, and each acting
in what he considers his own best interest;

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

d. payment is made in terms of cash or in 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.

(i) Adjustments to the comparables must be made for special or
creative financing or sales concessions. No adjustments are
necessary for those costs that are normally paid by sellers as a result
of tradition or law in a market area; these costs are readily identifiable
since the seller pays these costs in virtually all sales transactions.
Special or creative financing adjustments can be made to the
comparable property by comparisons to financing terms offered by a
third party institution lender that is not already involved in the property
or transaction. Any adjustment should not be calculated on a
mechanical dollar for dollar cost of the financing or concession, but the
dollar amount of any adjustment should approximate the market's
reaction to the financing or concessions based on the appraiser's
judgment. (USPAP)

Responsible ownership and competent management are assumed.

Where the discounted cash flow analysis is utilized, it has been
prepared on the basis of the information and assumptions stipulated in
this appraisal report. The achievement of any financial projections will
be affected by fluctuating economic conditions and is dependent upon
the occurrence of other future events that cannot be assured.
Therefore, the actual results achieved may well vary from the
projections and such variation may be material.

Disclosure of the contents of this appraisal report is governed by the
By-laws and Regulations of the Appraisal Institute.

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 he is connected, or any reference to the Appraisal Institute or to
the MAI or SRA designations) will be disseminated to the public
through advertising media, public relations media, news media, sales

FILE 23-MSV SHERWOOD APPRAISALS



14.

15:

16.

17.

18

media or any other public means of communication without the prior
written consent and approval of the appraiser(s).

Extensive experience indicates that the relationship of assessed value
to Market VValue may not be a dependable source of information. The
assessed valuation, as shown in this report, is, therefore, not
considered an indication of value for the property to this appraisal.

It is assumed that the hypothetical buyer is aware that this valuation
conclusion does not serve as a warranty on the condition of the
property, and is also aware that it is his responsibility (the buyer) to
examine the property carefully, and to take all necessary precautions
before signing a contract to purchase, lease, etc., and that he is also
aware that the estimate for repairs, if any, is a non-warranted opinion
of the appraiser, unless otherwise stated.

The value conclusion in this report is based entirely on information
available through the date of valuation with the appraiser assuming no
responsibility with respect to information subsequent to the valuation
date which might have a bearing on the conclusion(s) reached in this
report.

While it is our opinion that this appraisal report follows generally
accepted and established appraisal practices, there may be
differences of opinion and interpretation of the above requirements as
adopted by a given institution or by third parties that may use this
report. For this reason, modification and additional work may be
requested. If additional research, analysis and/or report preparation
are undertaken for this or any reason at a later date (upon client
request or third party request with client approval), such shall be done
at added fee for time and cost.

The appraiser(s) assume no responsibility or liability for the discovery
of the existence, if any, of hazardous waste or pollutants under (soll
and/or sub-soils) or above (building improvements, fixtures, air space,
etc.) the subject property. Discovery of the presence or lack of
hazardous waste or pollutants on the subject and/or adjoining
properties is considered to be beyond the expertise of the appraiser(s).
Any conclusions in this regard by environmental engineers and/or
other comparable qualified experts, if used in this report, are assumed
to be reliable.

The term "hazardous waste or pollutants," as used herein, refers to any
substance defined as toxic, hazardous, etc., by any governmental
agency which has legal authority or control over the subject property
(i.e., local, state or federal statutes, ordinances, zoning regulations,
etc.).

FILE 23-MSV SHERWOOD APPRAISALS



19.  This appraisal and all value conclusion(s) reached in this report
assume there are no hidden, unapparent, or apparent hazardous
waste or pollutants (as defined in ltem 18 above) under, on or above
the subject property.

The appraiser(s) signing this report have no knowledge of presence or
absence of toxic materials, hazardous waste, pollutants on the site, or
urea-formaldehyde foam insulation and/or asbestos on or in the
existing improvements.

If such is present, the value conclusions reached may be adversely

affected; and a re-appraisal, at additional time and cost, would be
necessary to estimate the effects of such.

FILE 23-MSV SHERWOOD APPRAISALS



QUALIFICATIONS OF JEFFREY A. SHERWOOD

EDUCATION
B. S., Natural Resources Studies, 1973,
University of Massachusetts - Amherst

M. S., Plant and Soil Science, 1975,
University of Massachusetts - Amherst

PhD work in Soil Physics, 1975-1976,
North Dakota State University

EXPERIENCE

Principal - Sherwood Appraisals, 1994 to present

Fee Appraiser - William R. Coffin & Associates, April 1986 to present
Staff Review Appraiser - Puget Sound Bank, June 1992 to February 1993

Fee Appraiser - Hoefer Associates, Inc., October 1983 to February 1984;
July 1985 to March 1986

Northwest Septic, Soil Scientist, February 1984 to July 1985

Washington Department of Natural Resources, Soil Scientist/Project Leader,
April 1979 to July 1982

Assisted in appraisal of some 500,000 acres of forest land for State Forest
Land Grading Program

AFFILIATIONS
Associate Member of the Appraisal Institute

CERTIFICATION/LICENSE
State of Washington Certified General Real Estate Appraiser - 1100895

CLIENTELE
Associated with the economic or real estate valuation for, but not limited to,
the following:

Action Mortgage Company Center Mortgage

AT&T Capital Corp. Champion International Corp.
Bank of California Charter Bank

Bellevue School District City of Seattle
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FILE 23-MSV

Blackhawk Port Blakely Comm.
Burlington Northern
Cadman Gravel Co.
Catellus Management Corp.
CBR Cement Canada Ltd.
Chrysler Realty

City of Bellevue

City of Kent

City of Monroe

City of Seattle

Colby Manor Nursing Home
Coldwell Banker

Columbia Bank

Colyn Clay Realty
Covenant Mortgage

D & D Investments

Davis Wright Tremaine P.S.
Everett Mutual Savings
Evergreen Medical Center
First Commercial Mngmnt.
First Interstate Bank

First Mutual Bank

First National Bank of
Enumclaw

Fletcher General Const.
Friend & Rikalo

Frontier Bank

Grand Ridge Partnership
Harmon & Associates
Harvard Union Co.
Holzerland Enterprises
Horizon Bank

InterWest Savings Bank
Jensen Sand & Gravel
Keating, Bucklin &
McCormack, P.S.

Key Bank

|.ane Powell Spears & Lubersky

City of Tukwila

City of Marysville

Coast Mortgage

Leen & Moore, P.S.

Leo Fix Transfer, Inc.

MacDonald Properties

McDonald's Corp.

Meridian Land Company

National Public Life

Northwest Fur Breeders

Ogden, Murphy & Wallace

Pacific Northwest Bank

Pacific First Bank

Plum Creek Timber

Polyclinic

Port of Seattle

Puget Sound Bank

Redmond Christian School

Rowley Agency

Seafirst Bank

Security Pacific Bank

Shell Oil Company

Skagit Valley Medical Center

Smith Brothers

South Seventh Corp. (i.e. United
Parcel Service)

Sterling Savings Bank

Taylor-Edwards Whse. &
Transfer Co., Inc.

US Army Corps of Engineers

US Bancorp

US Dept. of Justice

Virginia Manor Nursing Home

Wallace Properties Group

Washington First Internt'| Bank

Washington Mutual Bank

Washington State Dept. of Game

Washington State Dept. of

Transportation

Wilder Construction
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APPRAISAL
AUTHORIZATION

Authorization to complete this appraisal was given via email by
Stephanie Keyser, AICP, Planning Manager, City of Medina, 501
Evergreen Point Road, Medina, VWA 98039.

LEGAL
DESCRIPTION

There is no legal description available. Outlines of the proposed
subject street vacation are shown in the enclosed mapping.

OSTENSIBLE
OWNERS

Presumably The City of Medina.

PROPERTY
LOCATION/ADDRESS

The property is centrally located within the City Limits of Medina
roughly 1/2 mile east of Lake Washington, roughly .8 mile south of
State Route 520 and roughly 1/4 mile west of the primary north-south
arterial, 84th Avenue NE. With the exception of the Overlake Golf and
Country Club facility, the primary local land use is larger lot urban
residential with a few scattered commercial uses along and near 84th
Avenue NE.

The subject right of way does not have an assigned address. The
abutting Overlake Golf and Country Club facility has a variety of
addresses on NE 16th Street.

The subject's location with respect to the local environment is shown
on the enclosed Vicinity and Neighborhood Maps.

PURPOSE AND FUNCTION OF
APPRAISAL

The purpose of this appraisal is to estimate the Market Value of the
Fee Simple Estate of the portions of both the NE 16th Street and 80th
Avenue NE right of ways proposed for vacation.

The function (use) of this appraisal is to provide my client and one

intended user, The City of Medina, with valuation evidence to support
decisions concerning the proposed right of way vacation. As such,

File 23-MSV SHERWOOD APPRAISALS 1



other intended users include any parties involved in the execution of
this process.

DESCRIPTION OF APPRAISAL
PROBLEM/SCOPE

To accomplish the purpose of this appraisal, a search was made for
data concerning the subject property and the market in which it is
located. This included physical and governmental data, local and
regional sales of similar upland properties and data concerning the
local area and economy.

These sources provided an adequate amount of data to complete this
appraisal assignment.

Due to the availability of sufficiently similar sales to compare with the
subject, the Sales Comparison Approach was the only methodology
used for the valuation.

Because the subject property is vacant and not generating a reliable
stream of income, both the Cost and Income Approaches are
excluded. Their exclusion represents a typical scope of work for such
vacant properties.

In addition, substantial local economic, demographic, and regulatory
information, coupled with the above data, was used to determine the
Highest and Best Use of the subject property to aid in the appraisal
process.

APPRAISER'S EXPERIENCE REGARDING APPRAISAL
PROBLEM

| have appraised a number of vacant and improved residential
properties in the greater Eastside market. | also previously appraised
another right of way elsewhere in the City of Medina in 2021.

Based on my experience with the subject market area and property
type, | am competent to perform this appraisal assignment.

PROPERTY RIGHTS
APPRAISED

This appraisal includes all rights inherent in and accruing to the owner
by virtue of the Fee Simple Estate which is subject to easements and

File 23-MSV SHERWOOD APPRAISALS 2



encumbrances of record and the four powers of government which are
police power, taxation, escheat, and eminent domain.

Fee Simple Estate is defined as: “Absolute ownership unencumbered
by any other interest or estate, subject only to the limitations imposed
by the governmental powers of taxation, eminent domain, police power
and escheat.”

Source: The Dictionary of Real Estate Appraisal, Appraisal Institute,
Sixth Edition 2015.

ASS

UMPTIONS AND LIMITING

CONDITIONS

This appraisal report is based on and subject to the Assumptions and
Limiting Conditions found at the beginning of the text portion of the
report. These Assumptions and Limiting Conditions include, as ltem 9,
the definition of Market Value used herein.

DAT

E OF INSPECTION

| inspected the subject property and its immediate neighborhood on
March 19, 2023.

EFFECTIVE DATE OF
VALUATION

The effective date of the valuation of the property in its “As Is” condition
is March 19, 2023, the date of inspection.

SAL

E HISTORY

File 23-MSV

Being a long established right of way dating to 1917, there have been
no sales of the subject property in the past three years. Also, it is
neither for sale nor presently under contract.

| understand that the results of this appraisal may be used to assist in
setting a price for the proposed vacation and sale of the property.

SHERWOOD APPRAISALS 3



NEIGHBORHOOD AND MARKET
ANALYSIS

The property, as shown on the following Vicinity and Neighborhood
Maps is located in the central portion of the City Limits of Medina.
Medina is primarily a single-family residential community with some
commercial uses along the primary arterials.

Because the City Limits are comparatively small and because most of
its extent is now developed, the population in 2010 of 2,969 has grown
only marginally over the past decade to +3,300 or roughly 1.0% per
year. Thus, the City can be characterized as stable being unlikely to
grow significantly in population into the foreseeable future.

With the volume of listings at any given time in Medina being so low
with only seven reasonably competitive listings in the subject market,
it is difficult to render cogent statistical analyses using the available
data. The seven available, reasonably competitive properties have a
mean asking price of +$3,080,000.

Thus, it can be concluded, even with the paucity of available data, that
Medina is one of the highest priced communities within the County and
that both listing and sale volumes are comparatively low with the
current volume of listings roughly at par with one year ago.

The increase in interest rates and the present overall economic morass
have combined to effectively halt the rampant appreciation of local
housing prices experienced in the recent past. A good local example is
Comparable L-3 in the Sales Comparison Approach below.

This property was previously purchased in October 2021 for
$2,900,000 by a couple wishing to build a larger home by either adding
to the existing small structure or rebuilding. However, after
understanding the various complications associated with these
options, they bought a home in Seattle and placed this Medina home
back on the market.

It was relisted in July 2022 for $3,200,000 with the price being dropped
in October 2022 to $2,998,000. Although this listing has attracted
substantial interest, it has yet to sell. Assuming some price concession
to effect a sale, it will likely sell at a price close to the October 2021
level.

This is in line with the latest available Case Shiller Index information

which shows the current market being roughly at the pricing levels of
late 2021.

File 23-MSV SHERWOOD APPRAISALS 4



> v v

Pt. Wells F 1N w \i’ N
N ,1; 205TH

=| KINGS uralthIIa

chmond Beac Q-h"ifa%'a?mnuéwx o
e

RICHMOND BEACH PKY'. K. 2k, N ST

\ csmf! \-.b‘ N

W

oMY
[

ARKET ST
o

165TH

MAGNUSON PK
(SANDIPT.)

3

Locks7, FKIRKL

o _L SR L som
:gz‘ldsgzﬂ?;”n‘}?i N “ ST 5 & HOUGHTON
f\?’ A THSTH) ) I! Unlvars\lyol\‘? iaﬂlnn \{‘ E:AGHFK BRIDLE J i
;\ zhlu 7 N & ; %f.:iw mé'_JpL_S ellowie

i Pacilmu A A\ N Uny,, Hunts Pt

5 %
,g?;'"‘

L

—
2 208mh | av e

Sﬂ ea Garden
/ voLunTee P
O &

ucum ; F i
|| cenl’awér g
o

. Sea'llfi IT

" Hlghetr Squalp\ o\ ‘,,}vesun\ __: T nesx
* EOWNA BEAC

Amtrak Stali | ] v | 3 -,
‘ 8 EVUJ Phantom G.P,
2] } Laki

ettt

3
JNewpnt

© J8TH AV,
o 5.

!
Vs /\‘Lalie Helgi 1>~

| COAL

‘% Cougar Min
‘{r,ﬁ? +1459

D [ Moy N
?‘“*:;E m & st
RITCHER 151an G ‘
reel AN 2 .
ISL. emcu\ _{}; § ¢ cousn jm neGionn
PK :_/ 57 P 1| ILDLAND PX

Kenvon. éﬁ
EACH PK { 214
N

&\ M
Bregy

& Cualfleld

V4

v
18540157

&,

4
v

5

_,/
148TH AV SE
[184TH AV SE /

l&
o

S

156TH AV SE

s€ s st

Lake
Kathleen

R
m{gﬁm“s

Megpnuald
Lrd5TH ST

P

Maplewood

@E@M B

v

es

S AV HISEL

®

Sef
ll

|

Iviarth f
yint Beals e
leo. = P—

Sunydale A CEDAR RIVIR-BARK e @I&E‘

S -
 SEA-TAC/=4 ! / ;EFairwood

|

! \ / llcfm-”lf Cedar Jo
1 _PETROVIISKY, . Mountai

anrmg %

La ie "
et 1 Fm neis

.

LH;(E
YO{!I\’CS E

140TH AV. SE

|S€_1saip ST

. 3
Fontherz

108TH AV SE
P
2

A 5

thautauqua
lisport

235}

5( 208!’

x
i ugﬁi

BATH AV SES
PR A 5

_52;4 Lake
PIEY unEF-ﬂ\nam

‘”’!“’ | e\\\
jrt \‘\ Nkl:\l!!_ay_

IPTES




O

}
) 44 Nelton, 35, ’,“,.
TIS, S m»réfz" '
u

S
S

e

Nzt
&
:
5

Ty

sl mm-\-\

Py \

| Sand
Point

Magnasan Park ¢

< /
Sancpont Haval Shppecd /!
us HAvY {

= e

nE

lazg)
12zf

I

e |28
3
i

]

Lk

CHE

e

o4

A
Foanard
‘L/,cﬁi"‘h e
$
TIAVIE 1y

TR Ty
wLF.ru;w
o

ER

|

S

143 AV,

HE tothup 7 vy

M[“_JV UE L.
A~

: [lan =andgl
| e

:
> | 48
g Faua T
Tule male
g 4

=
ELNE

> hesten e

/?“
2y
&

glilznds

3

%11
2

el

ARG
Ay
o]

Commmip
’"c:,n.u\ou""" orw
Fesce™ .

Dabney™
int

V14 An NG
15 AenE T

zo 8o i

I AWilbusdon

T 372 AV SE =

Avenues EW

P

| Ry v WEsS ;‘\, q{l‘,o

? Lrzay = & ./ &7 o % <d
Streal and Avenue prelixes and g q R K g
suffives indicaled by section in fod. i ” Taug '

N
T BB
2T

A q

Foben Pelnt el "'s.\~ g ' -w . 2 LT ? s 2 ; i \
£\ g F@ie o R )
Pﬁ%“‘—?&é&é—y&w‘ b | ; A T

| Mercer
2 ' Island

Spaca™ P

g

ot

; E%?*m!%s-‘s

Shs S ¢
auiln {
/s

‘nmwﬂg‘

2

—

as

nwuunl\‘m:f A

Slinres Vi e, N
RN

Lt
s}
Izlndd Crest

nng

e e : B4 e
o NG e 4 LWy 3 : 200 3 [
em Nemar{E i R L w%;ﬂ.% IR il

| Vicinity Map |

o=

)




Evergreen Polnt

Lake
Washington

Lake Washington

rri!

Fafrwaather Nalure
Preserve / Park o
e - )

Hunt

(e
ZaiRg
i ) [ e
o R = i
R Ee et e = 2wl :
o - RS D R e Wells Madi
S i (I (S S ENEIE e
= -t | =
ot mu i e
. Pl -
.."‘"[::!:::i::!
-_. ;-!J_‘:—Ei_..i': "
== e S =
- ! s e £
. ....__i-"—ii[i\
piariual el ey
= i
- 4 - -."
_4‘{_‘ g B = Overlako Golf & Country Club
=0 8 BT S
1 - == -
- IESENE
s |
L ==
& = i P ——
= Tiaf= w2l
e S A
ST [E= I B e

S = pErEid ,’l‘l‘

= g ‘

S o 5 {

e ey | |

= -i . _SLThomas a

- u
= chi ‘

- !
i -

- N Vg
= iz [
EE— = ey -

' - y 2=

- - T

> P o

- s B
e g

Pl A

) IRELE BrpR ! IT-I\.

L £ b ) =
Cr l“:u‘s:g; R

= A Hint oo

- ]-— i, * ==

: o= mli o -
Medina Beach P.urk‘ y i =
City Hallho .

Dabney Polnt

Viawpolnt Park
Public Dock

Town of

Town of
rrow Point

\ 7
V7

I

iy r
- City of
Clyde Hi
Dshoreﬂne
| == Stale Route 520
| Lake Washington
- e
Officlal Zoning Districts
[ ] NA (Nsighborhood Auto Servicing)
Ii Publlc (Parks and Public Spaces)
R-16 (Single Family Resldence)
| R-20 (Single Family Residence)
R-30 (Single Family Residencs)
| SR-30 (Suburban Gardening Residential)
Zoning Overlay Districts
/7] NCPD ( Characler F 1 District)
@ PLUD (Planned Landuse Development)
nies | NEZ
3]
SW24 7T SE24,
[ifide
NWi2s PIEIS
]
e T
=,
P=11 o swas |-seas-)-swan
‘_-'III’\;\\rh'\ _'/'S‘
(RS NP — ~
e e Ny S\
oy 1t PR NV36 | NEs N
I e .',\.\ )
(o 1 T
Lt g L ..;..', @ svot
e ¢,_’_‘!. I
Gad Ao
ama ") !—_" ok
"oprrnan{ren 1ig :
(= oy Vi £
¥ misEm, sEine T4 Gty of
/ 1 !’x L - J
pLs RIS 2 () -
o S pellevue

Groat Polnt

\ ﬁ’ﬁT}f
=M™ WASHINGTON
1 Geographic Information Systems

Address & Zoning
Designations

Thi P was prodiced by o g of Wrdoa 03, R dsayct
3 el Bvey SOOI date Na warwtes, of ey s, I sdig
P ket

S Mg Conrty Opst D4 3

Official Zoning Map
* Ordinance No. 807
» Passed by City Council, 5.12.2014
* Amended by Ordinanace No, 961
* Effective Date: 7.9.2018

FI#: \WadraG 5 Dets'Map DocumardsiMedng,_Toring Address_2018_1130 2442 mad
FrotGais: 110,48



'S9J0N £202/¥2/) 2ea

hE:OU m—.—_V— “funog Bupy jo uoissiulad uspum Aq ydaoxe papauosd
s1 dew s1yjuo uojew.ojul io dew siy Jo afes Auy "dew S|y} Uo PauRIUCY UGJEULOWI 8} Jo snsiW Jo 8sn au} woy Bugnsal
sjyard 350 J0 SaNUBASIISO] ‘0 pajiul| Jou Ing ‘Buipnjout saBewep [eRuanbasu02 10 ‘|EjuEpIoUl oaupU ‘eloRdS ‘RIeUSE Aue oy
E 2jqey &q jou |leys AQunon Bup jonpold ASAINS B Se SN Joj PApUSUl JOU S JUSWNIOP SIY L "UORBW.IOMI YoNs Jo asn 3y} o) sybu io
'3 ‘ssaulaw] ‘ssauRjeldwon Korinooe o) se ‘paldwiio ssaudxa ‘sanuelem Jo suoneuasasdal ou saxew Auno) Bury “sonoujnom
abueys o} j98lqns si pue seaunos jo AaLiea B woly ejs Ajuno) Bun Ag papdwoo uaesq sey dew siy} ue papnoul Uoqewloju ay]
Buni mﬁm_.hi | | W.l i = {1 ajeAud e
- 602 —| s1ei
0ovoL 9T9s S .no
i e1zl’ 1 4%
» i
o zeol zoel o P | _ —2
i | Zect  reel | 1€
5997 m_mw cret® |
-] sl 8 @ :
14 74 %% EEOL % mﬁ z® al
| | |£5p¢ | czol _ew_n o ﬂ (741
—— — T e T R
R 6VZT [1ce1 i
5 ﬂ_._. = | - mo_mN_ﬂ szt
e e
8 [ ] $H —
® zzol ooV
, vos/ gsol’ |
5 otvi® | sop??
vl |
- ® 899/° 5 i 8THT
_ 099s TE9L i 2
! = LOVT
CEVT ;
a [
FOST SPST
SEVT® »
] L= 109
= 7 Tﬁvﬂ
9sst® | T er1sol
| ) 6192
——— soof®
el 10 |
n_mhh 0091 1091 acmﬂm _ .n_ﬂ.mﬂ
3 _ _ S
7 ] 3 L & _ /=
8 zeof SEQT 60y . el 2
. e P il e
L szot® , szof]
e | ot
- N

del brﬂo Buny




Another phenomenon within this local market is the purchase of
existing homes in order to demolish them and repurpose the underlying
land for new home construction. This behavior is necessitated by the
fact that there are so few vacant lots in existence in Medina, and,
especially, on the market at any given time.

From a practical standpoint, parties buying older homes in Medina for
$2,500,000+ generally do not wish to occupy such homes as they are
smaller, of lower quality and/or in average condition generally
uncharacteristic of such a pricing level. Thus, there is pressure to
invest substantial funds to upgrade such homes or simply demolish
them and rebuild.

The fact that most new construction homes which sell in Medina start
at the £$5,000,000 price level proves this out.

In spite of the fact that local home values are comparatively high, the
limited volume of listings keeps this market in balance. This is
evidenced by this local area's marketing times typically being under 30
days with the above noted Comparable L-3 being an exception.

With the overall market showing resistance to any uptick in pricing, it
would not appear supported to predict a significant increase in the near
future. However, | do conclude that the local market will most likely be
stable.

SITE
DESCRIPTION

Shape and size
As shown on the following Plat Maps, which are two scales of the King
County Assessor's maps for all or a portion of the SE 1/4 Section 25,
Township 25 North, Range 4 East, V.M., the subject consists of an ell
shaped assemblage of portions of the right of ways for both NE 16th
Street (the northerly portion of the ell) and 80th Avenue NE (the
southerly portion of the ell).

If the NE 16th Street portion is extended to the east line of the 80th
Avenue NE right of way, this portion is 60 feet north-south by 228.28
feet east-west or 13,696.80 square feet. If the 80th Avenue NE portion
is extended to the south line of the NE 16th Street right of way, this
portion is 300.68 feet north-south by 60 feet east-west or 18,040.8
square feet resulting in a total gross area for the entire proposed
vacation of 31,738.60 square feet.

File 23-MSV SHERWOOD APPRAISALS 5
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The above dimensions are based on those shown on the King County
Assessor's map. Thus, these dimensions and the land areas
calculated therefrom should be reliable.

Assumed Total Gross
Vacation Area .....ccccvvemrrmrssensmsssessenssssnnns +31,738.60 Square feet

Topography, soils & vegetation

Stre

File 23-MSV

Most of the vacation area is level to gently sloping with no
topographically related limitations to its use. There is a short, steeper
slope at the southerlymost end of the south leg from the level of the
Country Club parking area down to the northerlymost portion of the
developed 80th Avenue NE roadway.

According to the NRCS soil survey (See Exhibit 1), the property is
mapped with the Alderwood gravelly sandy loam, 8-15% slopes, soil
group. The Alderwood soil consists of indurated basal till (hardpan)
usually at 30 to 50 inches overlain by a surface soil which is an admixture
of loess, volcanic ash and ablation till.

Being the most common soil type in the Puget Sound region and with its
extent having been heavily developed with both residential and
commercial building improvements, the underlying soils should be
supportive of whatever, if any, improvements may be placed thereon.

The area proposed for vacation presently supports a mostly paved area
supporting an access road and parking spaces. The southerlymost
portion of the 80th Avenue NE right of way has been recently used for
bunker sand storage and also supports several small trees and some
brush.

et improvements, access and parking

NE 16th Street is presently a narrow, two lane paved roadway with
minimal ancillary improvements. With this roadway unlikely to access
any significant amount of additional properties into the foreseeable
future and with it being a minor, lightly traveled street, these existing
street improvements provide the local residents and Country Club users
with access adequate to serve their needs.

The developed portion of the 80th Avenue NE right of way north of NE
14th Street is a very narrow one to two lane paved roadway which
effectively serves as access to two driveways for homes on its west side.
Although it does not presently supply vehicular access to the Country
Club property, there is a paved trail, the Points Loop Trail, leading from
the end of the developed portion into the Country Club ownership.

SHERWOOD APPRAISALS 6



In any case, neither leg of the combined right of way proposed for
vacation appears to be essential to the public.

At the present time, there are some 40 paved parking spaces on the
subject right of way, and all of these spaces are located on the southerly
leg. The southerly leg also supports portions of the circulation areas
accessing this parking, some landscaping and a small portion of the
Points Loop Trail.

The westerly leg supports the main paved access way off the end of NE
16th Street. Both the north and south sides outside of the paved access
way support a variety of landscaping and access to a number of the
privately owned parking spaces supporting the Country Club.

In any case, closure or redevelopment of the subject right of way would
negatively impact the Country Club's ability to continue to function
efficiently.

Utilities
The immediate area is supplied with all public and private utilities
necessary to support the local residential uses. At the time of inspection,
the City of Medina was upgrading some utility lines in the southerly leg
of the proposed vacation area.

ASSESSED VALUE AND REAL ESTATE
TAXES

The subject sections of right of way are not assessed as they are public
property. Generally, local land assessments on residential properties
are mostly in the range of +$100 to £$260 per square foot with a central
tendency close to $170.

ZONING

The area of the subject has the City of Medina R-20 zoning. This is a
single family zone with an ostensible minimum lot size of 20,000
square feet. This zone has a requirement of 70 feet for both minimum
lot width and minimum street frontage.

Setbacks from the front and rear property lines for a lot the size of that
abutting the subject are 30 feet with side setbacks are between 10 and
20 feet.

For large lots like that abutting the subject, the maximum lot coverage
is 21% and the maximum impervious surface is 52.5%.

File 23-MSV SHERWOOD APPRAISALS £



HIGHEST AND BEST
USE

The concept of Highest and Best Use is based on the following
definition:

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 the Highest
and Best Use must meet are legal permissibility, physical
possibility, financial feasibility, and maximum profitability.

(Source: The Dictionary of Real Estate Appraisal, Fifth Edition,
published by the Appraisal Institute, 2015).

There are two dimensions to Highest and Best Use, one for the
property as vacant and one for the property as improved. Because the
subject strip is vacant, only the former will be addressed here.

As If Vacant

The prior Fourth Edition provides a definition of Highest and Best Use
As Vacant as follows:

Among all reasonable, alternative uses, the use that
yields the highest present land value, after payments are
made for labor, capital, and coordination. The use of a
property based on the assumption that the parcel of land
is vacant or can be made vacant by demolishing any
improvements.

Applying the four criteria from the above definition:

Legal permissibility

The underlying R-20 zoning permits primarily single-family residential
use.

Physical possibility

File 23-MSV

Considering the fact that the entirety of the proposed vacation area is
abutted by and effectively located within the confines of the Overlake
Golf and Country Club, it would serve best as an inclusion within that
overall facility, and this is what is being proposed.

That said, if each leg of the right of way were granted a variance to
allow a lot width of 60 feet compared to the 70 feet in the code and at
least one were granted a variance in regards to lot size, each could
potentially serve as a buildable lot with direct access to each from a

SHERWOOD APPRAISALS 8



dead end street. Although theoretically possible, such a use is very
unlikely.

Financial feasibility and maximum profitability

File 23-MSV

The highest possible price for the proposed vacation area is most likely
supported by its addition to the abutting Country Club property, as
proposed. Although the alternative of establishing two buildable lots
might fetch a higher price, it would also be very unlikely and also
unpopular to the established Country Club use.

SHERWOOD APPRAISALS g



SALES COMPARISON APPROACH

This Sales Comparison Approach is based on the premise that the
prudent purchaser/investor will pay no more for the subject than the
price of acquiring a similar, competitive property in the same or a
competing market (Principle of Substitution).

It should be noted that this is an "across the fence" valuation using
sales of fully functional properties to assist in estimating the value of
the subject right of way. This is the most common and most accepted
means of valuing right of way properties like the subject.

All of the available comparables had existing homes in place at the
times of sale or listing. | originally investigated 13 comparables.

These 13 were narrowed down to eight based on the Assessor's
application of a nominal $1,000 in improvement value for each
indicating the Assessor's opinion that the improvements on these
various comparables have reached the end of their economic lives.
This is supported by several of the recent buyers applying for
demolition permits.

These eight were concluded to provide the best possible evidence of
underlying land values which would be potentially applicable to the
subject.

The basic details of these comparables are summarized below

followed by a location map and discussion and correlation of value for
the subject.

File 23-MSV SHERWOOD APPRAISALS 10



SALE SUMMARY

No. | Location/ Address Sale Sale Price Approx. Ind.
Date Size (SF) | Price/SF
L-1 | 2438 78th Ave NE, Medina 04/22 $2,450,000 8,119 $301.76
L-2 | 1076 Lake Washington Blvd, 03/22 $2,655,000 15,945 $166.51
Medina
L-3 | 632 Evergreen Point Rd, 10/21 $2,900,000 11,100 $261.26
Medina List. $2,998,000 11,100 $270.09
L-4 | 8050 NE 27th St, Medina 03/22 $3,050,000 13,501 $225.91
L-5 | 7605 NE 14th St, Medina 05/22 $3,200,000 10,251 $312.16
L-6 | 7652 NE 12th St, Medina 1222 $3,225,000 19,852 $162.45
L-7 | 8240 NE 25th St, Medina 04/22 $3,800,000 16,071 $236.45
L-8 | 3309 Evergreen Point Rd, 06/22 $4,000,000 26,136 $153.05
Medina
File 23-MSV SHERWOOD APPRAISALS ki
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Correlation and Conclusion

These eight comparables (using only the closed sale on L-3), have a range
in price paid per square foot for the land from $153.05 to $312.16 with a
mean of $227.44 and a median of $231.78 indicating a reasonably even
distribution of the data within the range. Generally, the larger the lot, the
lower the indicated price paid per square foot.

This is instructive in regards to valuing the subject as its size is larger than
all of the comparables. Thus, conservative judgment should be applied.

The total pricing for the eight comparables ranges from $2,450,000 to
$4,000,000 with a mean of $3,160,000 and a median of $3,125,000
indicating a slight tendency toward the lower end of the range.

The underlying lots range in size from 8,119 square feet to 26,136 square
feet with a mean and median of 15,122 and 14,723 indicating a slight
tendency toward the lower end of the range. Again, the larger the lot, the
tendency is for its indicated price per square foot to be lower.

There are presently (03/24/2023) 12 active listings in Medina with the
lowest priced one at $2,480,000. It is clear that any given party wishing to
participate in the local market will be faced with paying circa $2,500,000+
to live within the Medina City Limits.

Thus, even properties with older homes in average or lower condition and
quality will likely sell at $2,500,000+ with marketing times, in spite of
currently challenging market conditions, of less than one month. With
these market conditions, it is likely that the lowest price which will be paid
for the land underlying a given expendable home is at the £$150.00 per
square foot level of Comparable L-8, especially if the underlying lot is
larger in size.

Given the available data and considering that the subject right of way is
larger in lot size than any of the comparables, it is my conclusion that its
value is a rounded $150.00 per square foot or a rounded total for the
assumed 31,738.60 square feet of $4,760,000.

Sales Comparison Approach
Value MAICation cvesssossmissmssmmsssmsimgssismies $4,760,000

File 23-MSV SHERWOOD APPRAISALS 16



FINAL CONCLUSION

Because the Sales Comparison Approach was the only appropriate
means of valuation, its result at $4,760,000 is appropriated as the final,
correlated value conclusion.

Final Correlated Market Value .......cccoioiiiincercericnnnnne. $4,760,000

Exposure and Marketing Times
All of the sales researched as part of the appraisal process occurred within
one year or less of listing. Only overpriced properties or those with
difficulties which needed to be overcome prior to closing might take longer
than one year to close.

Thus, the value estimate herein assumes an exposure time of less than
one year. Also, if the property were listed for sale at the value concluded
herein, it would likely sell within one year, probably less.

Thus, no discounting for the prospect of an extended marketing time is
necessary.

File 23-MSV SHERWOOD APPRAISALS 17
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Soil Map—King County Area, Washington

Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI
AgC Alderwood gravelly sandy 121 100.0%
loam, 8 to 15 percent slopes
Totals for Area of Interest 121 100.0%
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