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The Use of “Dynasty” Trusts

Early in the study, the forest advisory committee identified the negative impact of estate taxes
on the ability of small land owners to pass their forest lands from one generation to the next,
It has been pointed out that some families have found 1t necessary to harvest lands
prematurely or convert the land to other uses in order to pay these taxes.

It may be possible to address this problem in many cases through a mechanism known as a
Dynasty Trust. Through this mechanism, families can pass 2 substantial partion of the value
of their assets to their heirs without taxes, The Dwnasty Trust allows an individual to place up
to $600,000 in assets in the trust without taxes.( A mamied couple could place up to $1.2
million). In addition, each individual may place up to $10,000 more in the trust for each heir
every year. The trust is then held for the next generation.

When the trust passes to the heirs they must manage it as a separate asset. They may
withdraw interest earnings or use all or a portion of the principal, paying income taxes as they
would on any other income,

The potential of a Dynasty Trust can be illustrated through example. Let us say a married
couple owns a forested parcel that they had been hoping to pass on to their five children, and
that the value of the parcel, including the timber, is $2 million dollars. Upon establishing the
trust, the couple could each place $600, 000 worth of property and timber in the trust,
together with $10,000 per child per parent. Therefore, the maximum amount they could
contribute in year one would be $1.3 million, However they could continue to place $10,000
per heir per parent in the trust each year, so that by the eighth year the full value of the asset
would have been placed in the trust and protected from the estate tax.

There are, of course, limitations on this mechanism that may render it inappropriate in certain
cases. For example, the couple described above may not draw income from the portion of the
resources they have placed in trust, and the total amounts that can be placed in these trusts
without tax consequences are limited to the formula described above, Nevertheless, it would
appear that the Dynasty Trust holds promise as a method foresters (and potentially farmers) :
can use to pass their lands to the next generation.

It may also be possible to use Conservation Easements in combination with a Dynasty Trust to
allow families to place a larger share of their resources in trust. This possibility will require

further investigation.

The County could assist foresters and farmers in using the Dynasty Trust provisions of federal
law by developing a clear, concise description of the concept and making it available through
the "friends of the farmer and forester” and other County staff. The County could also publish
the description in the recommended "Farm and Forest Newsletter”.
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Nexi Steps:

1. Develop concise description of the concept.

2. Secure legal review

3. Make the description available to County staff who encounter rural forest landowners who
may be at risk.
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MEMORANDUM

To: Gene Duvernoy
From: PBruce C. Allen, MAI, CRE
Date: October 13, 1895

RE: KING COUNTY FARM & FORESTRY PROJECT - PRELIMINARY CONCEPTUAL
PLAN

At your request, [ have completed an analysis considering the practicality, possibility,
and financial capability of clustering density in return for giving up the right to
develop lands.

The examples developed assume 40-acre or 80-acre rural parcels in east King County.
The concept allows for clustering density but refaining RA-5 development standards.
Each example was developed using subdivision and cost analyses provided by
Subdivision Management.

The examples include the following models:

A:

A-1:

A-2:

B-1:

B-2:

40-acre parcel, RA-5 zoning, showing prototype development today:
eight 5-acre lots on 40 acres.

40-acre parcel with 20 acres developed and 20 acres placed in forestry
conservation.

40-acre parcel with 10 acres developed and 30 acres placed in forestry
conservation; a density bonus of 25% is allowed.

S0-acre parcel, RA-10 zoning, showing prototype development today:
eight lots, 10 acres each, on 80 acres.

80-acre parcel with 40 acres developed and 40 acres placed in forestry
conservation.

80-acre parcel with 20 acres developed and 60 acres placed in forestry
conservation; a density bonus of 25% iz allowed.
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Special Assumptions
1. Sites are basically level and fully developable,
2. Sites have direct access to a County road.
3. Sites have private or public water available.

Coneclusions
Market Value
Mo Cluster 15% Cluster
Land Area Zoning Or Bonus B0% Cluster 25% Bonus
40 acres RA-5 £403,206 363,214 F480,510
B0 acres RA-10 £600,000 533,296 605,020
e T el

Although valunes are lower under the clustering provision, the advantages of
developing smaller lots is the anticipated faster absorption of lots plus the ability to
retain timber on site. Combined, they should create sufficient incentive to attract
land owners. A variation in assumptions -- such as irregularly shaped sites, slopes,
and view amenities — would typically favor the clustering provision. The application
has merit but would require parcel-by-parcel analysis.

Transfer of Density

Developing a model for transfer of density is extremely difficult without having a
gpecific (actual) property example. Using the analysis above, allowing a 25% bonus, a
value per transferred unit would range at $30,000 to $50,000. This is too high, in my
opinion, to be readily marketahle. The TDRs, however, would come into play where
parcels were difficult to develop due to access, slopes, and absence of infrastructure.
They would also have additional value is they were transferred to sites with a
natural amenity such as view or water proximity.

Targeted transfer properties would be those parcels which were readily developable
with access, moderate slopes, and amenities, or possibly those parcels adjacent to 41
parcels (Gene's example). We proposed developing a criteria for rating parcels and,
therefore, for applying physical and market values to TDR candidates.

*Merchantable timber value not estimated



Valuation Summary

Market Value

Land
Area (ac) Zunin! No Bonus 50% Reserve 75% Reserve
= — Sy
40 RA-5 $493,296 463,264 5485,510
1 BA-10 £600,000 $533.296 8605 020
=

_



Summary
King County Farm & Forest Project

Union Hill Land Values

Enuini Yalue RIEE
Ra-1D £175,000- 5185,000
RA-5 £125,000 - 5135,000

3.33 ac. 100,000

|67 ae, A5, 000

1.25 ac. $85,000

AT =, FE5,000 - £70,000

Values

FA-10, B0 acres  56,500/cre - $£320,000
RA-5, 40acres  §11,000/acre - 440,000



RA-5 Seenario - No Bonus

—_———= =

=1
Humber of Lots: B
Lot Size (ac.): 5.00
Retail Value: 125,000
Development Cost: 532,088
Sellout 51,000,000
Less Costs:
Development Costs £256,704
Banagement (@ 10% 100,000
Profit @ 15% 150,000
Total Coses {506,704)
Het to Land $453.295
—_—




RA-5 Scenario A - 40 acres

RA-S, with 50% Reserve

20 aeges of imber

Mumber of Lot 8

Lot Size (ac.): 15q
{average for § lots on 20 acres)

Retail Value: 100,000

Development Cast: £19.592

Sellowt SE00,000
Leas Costs:

Development Costs £156,736

Management (@ 10% £0,000

Profit (@ 13% 120,000

Totl Coss __6567%6)
Met to Land £443 264
Add Timber (30 acres) _ﬂ

Value Cluster §263,264

e



RA-5 Scenario B - 40 acres

Foa-5, with 75% Reserve
30 acres of timber

Mumber of Lots: 10
Lot Size {ac.): 1.00

(average for |0 etz on 10 acres)
Retail Valoe: $85,000

Development Cost: £17,799

Sellout $830,000
Less Costs:

Development Costs S177.590

Management @ 10% 85,000

Profit @ 15% 127,500

Total Coats (350,490)
Met to Land 439,510
Add Timber {30 acreg) 30,000
Valhoe Cluster §489,510




RA-10 Seenario - No Bonus

FLA-10; 80 acres, no bonus

Humber of Lots: &
Lot Size (ac.): 5.00
Ferail Value: 175,000
Development Cost: £36,251

Sellout 51,400,000
Less Costs:

Development Costs £430,008
Munagement (@ 10% 140,000

Profit @ 15% 210,000
Tatal Casts (B00,008)

Met 1o Land $599,952
ROUNDED __ $600,000




RA-10 Scenario A - 40 acres

RA-10, with 50% Reserve
dlh acres of timber

Mumber of Lots: B
Lot Size (ac.): 5.00

(average for 8 bots on 40 acres)
Retail Value: 125,000

Development Cost: 32,088

Selloat £1,000,000
Less Costs:

Development Costs £256,704

Management (@ 10% 100,000

Profit @ 15% 150,000

Total Costs (306,704}
Met to Land $493,296
Add Timber (40 acres) 40,000
Walue Cluster §533,296

—_—e e —




RA-10 Scenario B - 40 acres

RA-10, with 75% Reserve + 25% Bonus

60 acres of timber

Humber of Lots: 10

Lot Size {ac.): 200
{average for 10 lots on 20 acres)

Retail Value: E100,000

Deevelopment Caost: £20,498

Sellout 51,000,000
Less Costs:

Development Costs 5204, 980

Management @ 10%% 100,300

Profit @ 15% 150,000

Tuatal Costs (454,980)
Met to Land $545,020
Add Timber (50 acres) 0,000
Value Cluster £605,020

f—0\ "]

i o
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PRELIMINARY LAND DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT
PROTOTYPE: RA-5 wfo BONUS 29-5Sep-95

Subdivision Management,Inc. Professional Management of

16031-118th PL N.E. Land Planning & Development
Bothell WA, 88011 (206) 362-1052 488-1111 FAX 4RB-2162

PAOJECT NAME: FARM AND FOREST PROJECT

CLIENT: KING COUNTY ZONING: RA-S
[NO. OF LOTS/UNITS: 8 LOT SIZE: 5.00 Acres
ACREAGE (Gross): 40.00 Prepared by: dl
ACREAGE (Developed): 40.00 100.00% Checked by: ba

[TOTAL DEVELOPMENT COS5T. . . $256,702 - .+~ PERLOT: ., . $32,088}

ITEM REMARKS TOTAL COST
Sewer Area Assessment SEPFTIC 30
Sewer Unil Assassment SEPTIC 50
Waler Area Assessment * -~ . UNION HILL WA 0 Sy, 532,000
Water Unit Assessment . ~UNION HILLWA . 75 S ) 50
Drainage Assasmenl &0
School & Tralfic Mitigations (See Noles 3 & 4) $12,088
ASSESSMENT £5.511 JUNIT SUBTOTAL $44,088

Clearing-R/AW & Esmi. $11,692
-EBldg. Sites & Other ; _ $10,713
Aough Eradlnga-FlM’& Esmt ? ‘.“ iﬁ“ AT 0 041
—Other 5.6 55 ;‘% ’m e g sy = ME N
Roads-Fine Gra-:ing & Pawug {Gmwﬁ Eurl'aue] 529,681
-4" ATB [AlL. 10 cr. ﬁc nm In :n:ul}
Curbs o $0
Sidewalks or Walkways £8.520

- LT r. F- e T LF g R . o
Storm Sewers o - AR R %”‘ "{iﬁ B s 3 ﬂﬁﬁi‘a'n&'g:’“ 33,774
Detention d = :_f;- _,,ﬁr.h ey ?fr 7 A LT 535,887

Ofl=Site 80
Interim Drainage _ o ~$15,000
Sewers System .+ 7.5 e 1
Of-Sia ¢~ 5. G 3:’ : ‘ji.-:.-": ; ._ ""ﬁ“ e w‘:““ﬁ‘:. : : 0
Watar System ' - $22,537
SEW1EE i e ! . e E = ﬂigg‘
Of-Sie .~ o AR -
N.G.P.E. Fance .= id ims L
Power
IStreet Lighls R o 3 e 52,000
Telephone S B R T f:- o ML o e, $4,460
Misc. " e e AR D AT ek $3.571
CONSTRUCTION 521,839 JUNIT SUBTOTAL $174,713




FPRELIMINARY LAMD DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT
PROTOTYPE: RA-5 wio BONUS 29-Sep-95

Subdivision Management,Inc. Professional Management of
16031-118th PL. M.E. Land Planning & Development
Bothell, WA, 88011 (206) 362-1052 488-1111  FAX 4BB-2162

PROJECT NAME: FARM AND FOREST PROJECT

CLIENT: KING COUNTY ZOMING: RA=S

NO, OF LOTS/UNITS: B LOT SIZE: 5.00 Acres
ACREAGE (Gross): 40.00 Prepared by: dl
ACREAGE [Daveloped): 40.00 100.00% Checked by: ba

|TOTAL DEVELOPMENT COST: ' . -$256,702 - _ ; PERLOT: $32,088 |

ITEM REMARKS TOTAL COST

Sewer Area ASSESsment SEPTIC 50
Sewer Unil Assessment SEPTIC £0
Waler Area Assessment -~ UNION HILLWA 0 _ “on o 532,000
Waler Unit Assessment . 7 UNION HILE'WA 770 T SRS
|Drainage Assesmant L]
School & Traffic Mitigations (See Notes 3 & 4) $12,088
ASSESSMENT £$5.511 JUNIT SUBTOTAL $44,088

e EY

Clearing-R/W & Esml $11,692
-Bidg. Siles & Other srobcnonn A $10,713
Rough Grading-R/W & Esmi. === 2 AT 50 041
~Other - =¥ ac:.._;;f::%; R L - g yu ,-_;:;Z':' |
Roads-Fine -E':ra.-l;ﬁng & Paving (Gravel mrlaue] $20,681
—4"ATB (AlL tn:u:.nk I'u:ll_m'[-u-ta.l} £41 646
—Exlras s, Z . ; e, et Fonits g '-.:.-::f:gi:'.'-:_ g {.: . $0
=OH-Sila - - a-,{ = gt gﬁ(a;*? 50
ICurhs 50
Sidewalks or warhways £8,520
Storm Sewers - - 2 ﬁﬁ?‘af G o e PN, TT
Detention " 1'% prisdnded e dhy A S hrE L 536,897
Of1-Site $0
Intarim Drainage £15,000
Sewers System - i el s SRS Setim A 50
Oft-Ste ' * T IRt R R ek YO EAE A
Waler System S T s22.537
Service - £2.204
Of-Site - ’ o i .- x .-.*I._'_:J.t e g 1‘? o *:.iﬁ‘ i 0
N.G.P.E. Fance S T W e PR i, FU e $0
Power [EEE Hutﬁr 5] $15.,533
Street Lights o $2,000
Telephone : e o Lad $4,460
Misc. ' ; S e vE! g1 $3,571
CONSTRUGTION £21,839 JUNIT SUBTOTAL £174,713
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PRELIMINARY LAND DEVELOPMENT COST ESTIMATE~ FARM AND FOREST PROJECT

PROTOTYPE: RA-5 w/ 50% RESERVE & NO BONUS . 04-0ct-95
Subdivision Management,Inc. Professional Management of

16031~119th Pl. N.E. _ Land Planning & Development
Bothell, WA, 98011 (206) 362-1052 488-1111 = FAX 488B-2162

PROJECT NAME: FARM AND FOREST PROJECT

CLIENT: KING COUNTY 7 ZONING: RA-5

NO. OF LOTS/UNITS: 8 LOT SIZE: 2.50 Acres
ACREAGE (Gross): 40.00 Prepared by: dl

ACREAGE (Developed): 20.00 50.00% Checked by: . ba
|[TOTAL DEVELOPMENT COST: $156,738 .+ . . PERLOT: $19,592 |
ITEM REMARKS TOTAL COST
Sewer Area Assessment SEPTIC ' _ C $0

Sewer Unit Assessment SEPTIC = %0
Water Area Assessment 70 TR UNION H!LL WA : e ¥+ -$16,000

Water Unit Assessment . ;- 5 UNION HILL WA™ A ok $0
Drainage Assesment $0
.§Schooi & Traffic Mitigations (See Notes 3 & 4) $12,088
|ASSESSMENT $3,511 JUNIT SUBTOTAL $28,088
Clearing=R/MW & Esmi. 7,788
-Bidg. Sies & Other $5,357
Rough Grading-RIW & Esmt, o5 mn n e e b i - - §3,557
~Oither T LR AT N Rk -
Roads-Fine Grading & Fa.'m‘lg {Eraval surface) £21,927
=4 " ATB {All. 10 Cr.rk. not in 'lt:lial]l 28,340
-Extras ] i B R by e TR 2 50
-Oh-Site ; [ ks Lol Sy 50
Curbs S0
Sidewalks or Walkways srA12
Storm Sewers EREER AR T R TR e TSR T $3,TT
Detention - ) el iiRseesgann o SHTi §22/599
Off-Site &0
Interim Drainage 55,000
Sewers System e f PO v EL N S M .
Ofi-Site o - dE e et e £0
Water Syslem $4.993
Service el $2,204
Off-Site HE I8 Deie, < PRGNy T B £0
N.G.P.E. Fence : % 50
Power [See Mote 5) 50
Street Lights =0
Tekephone : 1,000
Mise. £3,571
CONSTRUCTION $11,628 JUNIT SUBTOTAL $33,01




PRELIMINARY LAND DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT

PROTOTYPE: RA-5 w/ 50% RESERVE & NO BONUS D4-Dct-85
ITEM REMARKS TOTAL COST
Foasibility & Cost Estimate {(By 5.M.1) $0
rleu Plat Management _ {PBj' sSML) _ o - £16,000
Prell. Engineeringfsurvey = T BT A RS R T812,000
Prell SWdies #5830y e e e e e L 18,700
Preli, Fees (Pay to County, Health, S&W Dist)* £17.079
Eng. & Const. Harrﬂgment _ [EfE,M-I.] _ 1 26,000
Engineering-FPlat e : i : o PER Rt * “% %11,800
Engineering-Sewer F'ian&Fn&s A RO SRR ke T % %4,200
Engineering-YWater Plan & Fees 50
Other Studies o (By Consultants) o 50
E.I.S. (if required) i o "(By County Eunmhams] PR hﬂm Lo 8 0
Fees-Final Pial & Plans ~+(Pay to County, Health, SEW Duﬂ] . $18,253
Feas-Inspaction & Accept. (Pay to County, Health, S&W Dist)* £1,376
ENGINEERING ] MANAGEMENT 54,454 JUNIT SUBTOTAL $35,629
ITOTAL DEVELOPMENT COST - $19,592 JUNIT . TOTAL $156,738 |
NOTES:

1. This is an ESTIMATE only. This estimate was prepared using prevailing prices and
information obtained from various public sources,

Prices and public policies reflected are subject 1o change without notice,

2. No contingency moneies have been included. The client should add his bast estimate of the
Inflaticn involved. A minimun of 10% is suggasiad.

4. TRAFFIC mitigation fee for this MPS zone currently is $1205.00 par single family lot with an
estimated total fee of $8640 to be paid at final plat recording or buliding permit.

4. SCHOOL mitigation fee for LAKE WASHINGTON SCHOOL DIST. is $3022, per single famil
family lot, with an estimated total fes of $24176.00. Half 10 be paid with final plat recording
and remainder 1o be paid at building permil.

5. Puget Sound P & L may require a deposit of $0.00. This would be refunded at the
current rate of $0.00 per unit at the time of hookup until alof the $0.00 deposit
has been refunded,

6. The cost of potential ELS is not included in this estimate.

7. ""rIndicates additional hourly charges.

B. Project assumptions
a. No off-site improvemeants required. Except fot frontage.

b. No excessive clearing, grading or exira fill required.
¢. All on—5ile roads are PRIVATE.
~d. The project is in MPS zone 400,



ey

AT T

-

cewre
S

L=z’

L850

3 L

.y

£ T COSETN  H1D

LRG COKT Y AZPEt7 | ZEEST 28/ A7

CCREELTEN, L, - A7 ya5 £L)-2-75- s
ZORIK P EHD-7

GEASS 55 P gy JC.

AET LEPELOEED « fo AC. (75 % LE5LEEUF)

AP 3L Lk TS L0 (25 22 Bokers )
W = : FO0 £ E (AEpiE )

_CESS 7EK7 : /70 £ A

PRUEIED BY - SO AT, A



PRELIMINARY LAND DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT

PROTOTYPE: RA-5 w/ 75% RESERVE & 25% BONUS 04-Oct-95
ITEM REMARKS TOTAL COST |
Feasibility & Cost Estimate {By S.M.L) | $0
Preli. Plat Management (By S:M.1) ' 516,000
Preli. Engineering/survey o A e ' 20 T D 000
Preli. Studies : s AT R R . $18,700
Preli. Feas (Pay to County, Health, SEW Dist)" $17,793
Eng. & Const. Management (By S.M.L) $2E,000
Engineering-Plat -~ . - - : e it 20 514,780
Engmeenng-—Sewer Plan & Fees ' B N R o Nl $5,220
Engineering-Water Plan & Fees s0
Other Studies _ (By l:n:msullﬂnls] _ _ =0
E.1LS. (if required) . . By County Eunsmmnts']‘ " i : i 50
Fees-Final Plat & Plans ““[Pay to County, Health, S&W Dist)* $19,543
Fees-Inspection & Accept. {Pay to County, Health, S&W Dist)* $1,376
ENGINEERING / MANAGEMENT $4,092 JUNIT SUBTOTAL $40,919
[TOTAL DEVELOPMENT COST ~ ~  $17,799 JUNIT ~ &7 . TOTAL - . . $177,993 |
NOTES:

1. This is an ESTIMATE only This estimate was prepared usmg prevailing prices and
information obtained from various public sources.

Prices and public policies reflected are subject to change without notice.

2. No contingency moneies have been included. The client should add his best estimate of the
inflation involved. A minimun of 10% is suggested.

3. TRAFFIC mitigation fee for this MPS zone currently is $1205.00 per single family lot with an
estimated total fee of $12050 to be paid at final plat recording or building permit.

4. SCHOOL mitigation fee for LAKE WASHINGTON SCHOOL DIST. is $3022. per single famil
family lot, with an estimated total fee of $30220.00. Half to be paid with final plat recording
and remainder to be paid at building permit.

5. Puget Sound P & L. may require a deposit of $3414.00. This would be refunded at the
current rate of $341.40 per unit at the time of hookup until aliof the $3414.00 deposit
has been refunded.

6. The cost of potentiat EIS is not included in this estimate.

. "*"Indicates additional hourly charges.

8. Project assumptions
a. No off-site improvements required. Except fot frontage
b. No'excessive clearing, grading or extra fill required.

c. All on-site roads are PRIVATE.
d. The project is in MPS zone 400.

~J



FRELIMINARY LAND DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT

PROTOTYPE: RA-5 w/ 75% RESERVE & 25% BONUS 04-0ct-95
Subdivision Management,Inc. Frafessional Managemeant of

186031-118th Pl N.E. Land Planning & Development
Bothell,WA. 98011 (206) 362-1052 488-1111 FAX 4BB-2162

PRACJECT NAME: FARM AND FOREST PROJECT

CLIENT: KING COUNTY ZOMING: RA-5S
NO, OF LOTS/UNITS: 10 LOT SIZE: 1.00 Acres
ACREAGE (Gross): 40.00 Frepared by: di
ACREAGE (Developed): 10.00 25.00% Checkad by: ba
[TOTAL DEVELOPMENT COST: . . $177.983 . PERLOT: $17,799 |
ITEM REMARKS TOTAL COST
Sewaer Area Assessment SEPTIC 50
Sewer Unit Assessment SEPTIC £0
Water Area Assessmenl - .. - UNION HILL WA o L LCRETREE G a e 58,000
Water Unit Assessment — - - UNION HILL'WA 0 TLU
Drainage Assesment £0
School & Traffic Mitigations {See Notes 3 & 4) $15,110 |,
ASSESSMENT $2,311 JUNIT SUBTOTAL 23,110
Cleailng-R/W & Esml. £B,325
-Bldg. Sites & Other - $2,678
Rough Grading-R/W & Esmv b S R A= ﬁ 56,738
—Oathar :-\. . :_ SE ::"'*_" kg Y '.-:'-\-:". A ; St : 2 - sn
Roads-Fine Grading & Paﬂng (Gravel surface) 25,579
~4*ATE (Alt. 10 cr.rk. not in mtaI] . $32,112
-Extras = = . s 0 i ' £0
~Of-8lie ~ 77 T ERie 7 (i < R 50
Curbs 50
Sidewalks or Walkways - $8,520
S10rm Sewers F T 2 :_":l-' 15 ." ._'“ 3 s :_.Ef:':.: i .I;' ’ ] e 1?::’ﬂ : £4. 412
Detention ] .' Bhsa T r __'._' il ":-" (iAly $15‘.‘E‘*E
Off-Site 50
Interim Drainage 56,000
Sewers Syslem AR R »:: & .2 g 50
Otf-Site ety endalde L g $0
'Water System N $15,310
Service B $2,867
Off-Site T R, SR 50
N.G.P.E Fence " iiu ¥ it S5t e i e w i e ety R
Power (See Note 5) £9.414
Sweet Lights — _ _ _ £2,000
Telephone L T IR R X i1
Misc. : M s $3.571
COMSTRUCTION £11,396 JUNIT SUBTOTAL $113.,564
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FRELIMINARY LAMD DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT

PROTOTYPE: RA-10 wio BONUS 29-Sep-95
Subdivision Management,Inc. Professional Management of
16031-118th PL. N.E. . Land Planning & Development
Bothell, WA, 98011 (206) 362-1052 488-1111  FAX 488-2162
PROJECT NAME: FARM AND FOREST PROJECT
CLIENT: KING COUNTY ZONING: RA-10
MO, OF LOTS/UNITS: a LOT SEZE: 10.00 Acres
ACREAGE (Gross)y: 80.00 Prepared by: di
ACREAGE (Developed): B0, 00 100.00% Checked by: ba

|TOTAL DEVELOPMENT COST: $450,010 PER LOT: . $56,251 |
ITEM HEMARES TOTAL COST
Sower Area Assessmenl SEPTIC £0
Sewer Unit Assessment EEPTIC 50
Waler Area Assessment - UNION HILL WA . §64,000
Waler Unit Assessment © 7 UINIOM HILL WA 50
Drainage Assesmenl 50
School & Traffic Mitigations (See Notes 3 & 4) $12,088
ASSESSMENT $9.511 JUNIT SUBTOTAL $76,088
Clearing-R/W & Esmi, 518,606

=Bldg. Sites & Other 521,426
Rough Gmd:rng-FtM‘ E. EsrnL . Vil Th ©%$17,368
-Other : TLE A _}.:,; <7 b SN LT 50
Roads-Fine Eral;l'ng & F"Emng {Em‘u‘e[ surface) 541,685

~4"ATE (All. 1o cr. rh: not in [ular]

$63.811

-Exlras el TR e i 3 : %0
-Off-Site NERETRE YA A i e 0
Curbs : 50
Sidewafks or Waikna-_rs $8,520
Storm Sewers ; # ' f B A=l — B
Detention s : 562,894
Cf-Sile &0
Interim Drainage $30,000
Sewers System T [oo i 50
Oli-Site e A s 50
Walter System ' ' £57,624
Service 52,204
Ofl-She 50
M.G.P.E. Fence iyt P N . %0
FPower {Sea Nole 5) $46,509
Street Lights §7.000
Telephone SC 812,380
KMise, : i) ) v £3.5M
lGﬂNETFII.ICTI’DH 241,729 JUNIT SUBTOTAL $a333,832




PRELIMINARY LAND DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT

PROTOTYPE: RA-10 wio BOMNLS 29-Sep-95
fiTEM REMARKS TOTAL COST
1Faasﬂ1lll1:,r & Cost Estimate (By S5.M.1.) $0
Fred, Plat Management (By S.M.1.) $16,000
Preli. Engineering/survey Siat e _ e 524 1000
Prali, Studies i ol dof i L i ed 7 E835,000
Preli. Fees (Pay 1o County, Health, S&W Dist)* $17.079
Eng. & Const. Managemen] (By S.M.1.) 26,000
Enginaering-Plat FIA g T _ R T e A 4,800
Engineering-Sewer Plan & Fees = .. . _ e e $4,200
Englneering-Water Plan & Fees £0
Other Studies [By Consullanis) D
E.LS. {if required)  (By County Consultanis)® i 48 - 80
Fees-Final Plat & Plans (Pay m'l::ﬁunly. Healih, S&W Dist)* : 22714
Fees-Inspection & Accepl. (Pay to County, Health, S&W Dist)* 51,376
EMGINEERING / MAMAGEMENT $5.011 JUNIT SUBTOTAL $40,090
|TOTAL DEVELOPMENT COST 356,251 JUNIT TOTAL $450,010 |
NOTES:

1. This is an ESTIMATE only. This estimale was prepared using prévailing prices and
Information obtained from various public sourcas,

Prices and public policies reflecled are subject to change without notice.

2. No contingency mongies have been included. The clienl should add his best estimate of the
inflation involved. A minimun of 10% is suggestied.

3. TRAFFIC mitigation fee for this MPS zone currently is $1205.00 per single family lot with an
estimated lolal lee of $3840 1o be paid al final plat recording or building permit.

4, SCHOOL mitigation lee for LAKE WASHINGTON SCHOOL DIST. is $3022. per single famil
famnily lot, with an estimated lotal fee ol $24176.00. Half 10 be paid with final plat recording
and remainder lo be paid ai building parmit.

5. Puget Sound P & L may require & deposil of $46599.30. This would be refunded at the
current rale of $5824.91 par unil at the time of hookup until aliof the $46589.30 deposit
has baen refunded.

. The ¢cast of polential EIS Is not incleded in this estimate.

. ***Indicales additional hourly charges.

. Project assumplions
a. Mo off-site improvements required, Except fot frontage.

b. No excessive clearing, grading or extra lill required.
c. All on-sile roads are PRIVATE.
d. The project iz in MPS rone 400.
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PRELIMINARY LAND DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT
PROTOTYPE: RA-10 wi 50% RESERVE & NO BONUS 04-0c1-95

16031=-115th Pl. N_E.
Bothell WA. 98011

Subdivision Management,Inc.

Professional Management of

Land Flanning & Development
(206) 362-10652 488-1111 FAX 4B8-2162 |

PROJECT NAME: FARM AND FOREST PROJECT

CLIENT: KING COUNTY

ZONING: RA-10

MNO. OF LOTS/UNITS: B LOT SIZE: 5.00 Acres
ACREAGE (Gross): B0.00 Prepared by:  di
ACREAGE [Developed): 40.00 E0,00% Checkedby: ba
{TOTAL DEVELOPMENT COST: ©$256,702 i PER LOT: $32,088 |
ITEM AEMARKS TOTAL COST
Sewer Area Assessment SEPTIC 0
Sewer Unit Azsessment SEPTIC _ 0
Water Area Assessment .~ CUNIONHILLWA © o 0000 o £32,000
Water Unit Assassment "‘ © UNION HILL WA ! 50
Drainage Assesment 50
School & Tratlic Mitigations (See Notes 3 & 4) $12,088
ASSESSMENT $5.511 JUNIT SUBTOTAL £44,088
Clearing-R/W & Esmil. $11.682
-Bldg. Sites & Other _ _ _ _ $10,713
Rough Grading-R/W & EsmL RS e Sy = s 15'_ 3 m” $9,041
—Other .~ . T TRl DN N T 0
Roads-Fine Grading -E. Pav]ng (Gravel surface)  $29,581
-4"ATE (AlL to cr.rk. notin luu!J]l £41 646
-Extras : 50
-0if-Eile %0
Curbs 50
Sidewalks or Walkwayﬁ ~ 5B,520
Slorm Sewers - PR AT
Detention 535,897
Off-Site 0
Interim Drainage $15,000
Sewers System 50
Ofi-Site §0
Water System $£22,537
Sarvice $2,204
Crfi-Site §0
N.G.P.E. Fence _ $0
Power (See Note 5) $15,533
Straet Lights £2,000
Telephone 54,460
Misc. $3.5M
[CONSTRUCTION $21,839 JUNIT SUBTOTAL $174,713




PRELIMINARY LAND DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT

PROTOTYPE: RA-10 wf 50% RESERVE & NO BONUS M-0ct-95
ITEM BT REMARKS TOTAL COST
Feasibility & Cost Estimale (By 5.M.L) 50
Preli. Plat Managpemant (By 5.M.L) 516,000
Preli, Engingering/survey ; g 524,000
Preli. Studies : 24 OE 3 535,900
Preli. Fees (Fay 1o County, Health, S&W Dist)* $17,079
Eng- & Const. Management (By S.M.1) £26,000
Engineering-Plat : PR : : 511,800
Engineering=-Sewer Pian & Feos g i 54, 200
Enginearing-Waler Plan & Fees $0
Other Studies (By Consultanis) 0
E.1.5. (if required) : “*(By County Consultanis)* ™ . g .
Fees-Final Plat & Plans {Pay to County, Health, S&W Dist)* $20,526
IFees-Inspection & Accept. {Pay to County, Health, S&W Dist)" £1,376
ENGINEERING | MANAGEMENT $4,738 JUNIT SUBTOTAL $37,902
[TOTAL DEVELOPMENT COST £32,088 [UNIT TOTAL. ~ $256,702 |
NOTES:

1. This is an ESTIMATE only. This estimate was prepared using prevailing prices and
information oblained from various public sources.

Frices and public policies reflected are subject to change without notice,

2. No contingency moneles have been included. The client should add his best estimate of the
inflation involved. A& minimuen of 10% Is suggested.

3. TRAFFIC mitigation fee for this MPS zone currently is $1205.00 par single family lot with an
eshimated tolal fee of 32640 to be paid at final plal recording or bulliding permit.

4, SCHOOL mitigation fee for LAKE WASHINGTON SCHOOL DIST. is $3022, per single famil
family lot, with an estimated 1otal fee of $24176.00. Half to be paid with final plal recording
and remainder 1o ba paid at building permit.

&. Puget Sound P & L may require a deposit of $15533.10. This would be refunded at the

current rate of $1941.64 per unit at the fime ol hookup until allof the $15533.10 deposit
has been refunded.

. The cost of potential EIS Is not included in this estimata.

. T "Indicates additional hourly charges.

. Project assumptions

a. No off-site improvements required. Excepl fol frontage.
b. No excessive clearing, grading or extra fill required.

¢. All on-sila roads are PRIVATE.

d. The project is in MPS zone 400.

[ |
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PRELIMINARY LAND DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT

PROTOTYPE: RA-10 w/ 75% RESERVE & 25% BONUS 04-0ct-95
Subdivision Management,Inc. Professional Management of

16031-11891h Pl M.E, Land Planning & Development
Bothell, WA, 28011 {208} 382-1 052  488-1111 FAX 48B-21B2

PROJECT NAME: FARM AND FOREST PROJECT

CLIENT: KING COUNTY ZONING: RA-10D
NO. OF LOTS/UNITS: 10 LOT SiZE: 2.00 Acres
IACREAGE (Gross): B0.00 Frepared by: dl
ACREAGE (Developed): 20.00 25.00% Checked by: ba
{TOTAL DEVELOPMENT COST: . $204,.884 . PER LOT: $20,498 |
ITEM REMARKS TOTAL COST
Sewer Area Assessment SEPTIC 50
Sewar Unil Assessment SEPTIC _ $0
Water Area Assessment o UNION HILLWA . oo - $16,000
Water Unit Assessment | . UMION HILL WA - 0000 PR L
|Drainage Assesment £0
School & Traffic Mitigations (See Notes 3 & 4) $15110
ASSESSMENT $3,111_JUNIT SUBTOTAL $31,110
[Clearing-A/W & Esm. $9,039
~Bldg. Sites & Cther . $5,357
jHuugh Eiaﬁng_m & EH“L ﬁ%::% AT o -.;r A &-E 14?:_
—Othar : b oy e TR « Rl g ?;“ 50
Roads-Fine Grad'mg 3-. Pmrmg {Emvel surface) $27 560
—4"ATE (Al 10 cr.rk. not intmal'_i - B361BB _
~Extras R Vloh B el o 9
-Off-Site R BRI ot Lo 80
Curbs 50
Sidewalks or Walkways £3,B46
Storm Sewers Voo ST D T SRR gy gy
Of1-5ite 50
Interim Drainage $8,000
Sewers System : ' PEpE S AT ' JET P 50
Ofi-Site G FheE AT RIS 50
(Water System - $15,310
Service ) ; $2,867
Oft-Site - e il 50
N.G.P.E. Fence _ : 2 50
Fower (See Note 5) ' 55,414
Street Lights $2,000
Telephone sy £3,400
Misc. T TE £3.571
CONSTRUCTION $13,232 JUNIT SUBTOTAL $132,322




PRELIMINARY LAND DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT

PROTOTYPE: RA-10 w/ 75% RESERVE & 25% BONUS 04-0ct-85
(ITEM REMARKS TOTAL COST
Feasibility & Cost Estimate {By E.M.1.) $0
{Preli. Piat Management {By S.M.L) 516,000
Preli. Engineeringlsuray - Ty A T o o $24,000
Fm"‘ Siudies -:_: I Fld : e £ - - ad2g $g5lgnn
Prell, Fees (Fay to County, Health, S&w Disf)* £17,783
Eng. & Const. Management (By S.M.1) - _ $26,000
'EI'IQII'IHETII"E—Plal : " ":": :! .: % = ] .. : ek $14,780
Enginearing-Sower Plan & Fees : T e . ¥~
Engineering-Water Plan & Fees %0
Other Studies (By Consultants) _ 50
E.LS. (if required) .5 1 47 By County Consultants)® - e FARN ALY 2T
Fees-Final Plat & Plans -~ - ° (Pay to County, Health, SEW Dust]‘ . w2076
Fees-Inspeciion & Accepl. {Pay 1o County, Health, S&W Dist)* $1,376
ENGINEERING | MANAGEMENT 54,155 JUNIT SUBTOTAL £41,552
[TOTAL DEVELOPMENT COST $20,498 JUNIT TOTAL .. $204,984 |
NOTES:

1. This is an ESTIMATE only. This estimate was prepared using prevailing prices and
infarmation obiained from various public sources.

Prices and public policies reflected are subject 1o change without mnca

2. No contingency moneias have been included. The client should add his best estimate of the
inflaticn involved. & minimun of 10% iz suggested.

3. TRAFFIC mitigation fee for this MPS zone currently is $1205.00 per single family lot with an
estimated otal fee of $12050 1o b paid at final plat recording or building permit.

4. SCHOOL mitigation fee for LAKE WASHINGTON SCHOOL DIST. is $3022. per single famil
family lot, with an estimated total fee of $30220.00. Half to be paid with final plal recording
and remainder to be paid at building permit,

E. Puge! Sound P & L may require a deposit of $8414.00. This would be refunded at the

current rate of $341.40 per unit at the time of hookup until allof the $5414.00 deposit
has been refunded.

. The cost of potential EIS is not Includad in this astimate.

. T ¥indicates additional hourly charges.

B. Project assumptions
2. No off-site improvements required. Except fot frontage.

b. No excessive cleaning, grading or extra Till requirad.
c. All on-site roads are PRIVATE.
d. The project is in MPS zone 400,

=] o



Land Sales Summary
Bear CreeldRedmond/WoodinvilleDuwvall

Sale

R A e I T TR

g i ——
Salc Sale Size Price/ Price/

Location Date Foning Price (ze) acre sifle

148xx 304th Avenue HE 053 SEP  $150,000 B.58 §17483 575,000
20202 HE 14381h Strecy 12493 RAS-P 5150000 5.05 £29.703  £150,000
Dixx 216th Avenve WE 03495 ARS-F  §120,000 4.14 $2R 086 120,000
19223 WE 127th Streed 01/95 ARS-P 5134930 551 524,452 5134 950
210xx NE 1529th Streel Pending RAS-P 150,000 6,05 $21.583  5150,000
14805 Mink Foad NE Pending SEF  $110,000 1.51 £72,84%  S110,000
155xx Mink Road HE &4 EASP  $100,000 247 540,486 $100,000
195k 223rd Avenoe ME 0794 EEP  $125000 i.o8 $63.131 5125000
14304 228th Streel SE, Maltby 0494 EC £105,000 10,00 £10.500  $35.000
144 xx 2351k Sireel SE, Maltby 0624 RC 88,000 10.09 $8.722  £44,000
166xx 318th Way HE, Duvall 12/94 RA-5P 5100000 10.08 o920 550,000
1T0xx Woodinville-Duvall Boad i 294 RA-5F  £150,000 1439 10424 575,000
1B0xx 2441th Avenone NE, Woodinville 01/95 RA [0 5180000 10,00 $18,000 S180,000
180xx 320th Awenoe NE, Duvall 05/95 RA-5P 05,000 998 £0.510 547 500
210xx NE 18%h Steeet, Woodinwille 05094 BA-5FP 5175000 12.43 £14,032 587 500
16725 232nd Avenue NE, Woodinville 12/93 RA-FF 5119000 6. 86 §17.347 5119000
16705 232nd Avenue ME, Woodinville 05/04 RA-5P 51700060 5.90 F2REI4 5170000
218xx NE 185th Siresl, Woodinville 12/94 RA-5F  $92,500 4.91 FIREIY 502 300
130x 242nd Avenue ME, Woodinville 04/95 RA-SP 100,000 568 $17,606 S100,000
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