ATTACHMENT 6

Summary of Appraisal

Highlands Drive Lot, City of Issaquah

Appraised Value - $180,000

Facilities Management Division performed an appraisal of the subject property in March of 2010. The relatively flat parcel has a gross area of 1.07 acres with an irregular but usable shape and an approximate 342 foot frontage on Highlands Drive NE. Access is direct to Highlands Drive via a 30-foot wide access and utility easement extending over the southern and western sides of the parcel. Zoning is Single Family Suburban (SF-S), which allows up to 4.5 units per acre. Existing easements for western access and utilities road, utility easements over north and south areas; slope for right-of-way over southeasterly area and zoning construction setbacks reduce the area available for development. Therefore, highest and best use is determined to be short platting the lot into two separate parcels for construction of two potential home sites. 

The following table shows sales in 2009-2010 of undeveloped comparable home sites used in the appraisal’s analysis of value:
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$/Home Site

$230,000

$128,950

$175,000

$137,500

$190,000

$180,000

Conditions of Sale

-15%

0%

0%

0%

-10%

0%

Adjusted $/Home Site

$195,500

$128,950

$175,000

$137,500

$171,000

$180,000

Location

-10%

-10%

0%

0%

-20%

-10%

View/Amenity

-10%

-20%

0%

-15%

-5%

-5%

Dev. Approvals/Sub. Status

-30%

0%

-25%

-25%

-20%

-25%

Access to Utilities

-5%

-5%

-5%

-5%

-5%

-5%

Net Adjustment

-55%

-35%

-30%

-45%

-50%

-45%

Adjusted $/Home Site

$87,975

$83,818

$122,500

$75,625

$85,500

$99,000

Price Per Home Site Summary and Adjustments


Initial Conclusion: Adjusted sale price values of these undeveloped lots range from $75,625 to $122,500, averaging $92,400 per home site. 

The appraiser then developed a feasibility test to estimate development costs to bring the property from its present state to finished homes. Based on sales of developed properties in the area, the average home is estimated to be average-to-good quality, frame structure of approximately 2,200 square feet of living area with modern amenities, 3-4 bedrooms, 2.5 bathrooms, and a 2-car garage. 
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$465,000

7% Costs of Sale

-$32,550

Net Sale Proceeds

$432,450

Profit and Carry at 15%*

-$64,868

Hard Costs and Land

$367,583

Construction @ $110/SF

$242,000

Utility Costs

$36,163

Residual per Home Site, "As Is"

$89,419

* includes short plat

Feasibility Test


Initial Conclusion: Considering the location of the land and its exposure to traffic on Highlands Drive, the appraiser concluded that similarly developed property would sell for $465,000, or about $211 per square foot. 
Final Value Conclusion: The appraiser’s analysis determines that each of the two potential home sites could reasonably be valued at $90,000, yielding an appraised value of $180,000 for the existing parcel.
