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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 it 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 a substantial portion of the value 
of their assets to their heirs without taxes. The Dynasty Trust allows an individual to place up 
to $600,000 in assets in the trust without taxes.( A mamed 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 hl l  value of the asset 
would have been placed in the trust and protected from the estate tax. 

There are, of course, imitations 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 
hrther investigation. 

The County could assist foresters and fanners in using the Dynasty Trust provisions of federal 
law by developing a clear, concise description of the concept and making it available through 
the "fiends 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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Next Steps: 

1.  Develop concise description of the concept. 
2. Secure legal review 
3. Make the description available to County staffwho encounter rural forest landowners who 

may be at risk. 

' 
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M E M O R A N D U M  

To: Gene Duvernoy 
From: Bruce C. Men, MAI, CRE 
Date: October 13,1995 
RE: KING COUNTY FARM & FORESTRY PROJECT - PRELIMINARY CONCEPTUAL 

PLAN 

At your request, I 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 retaining RA-5 development standards. 
Each example was developed using subdivision and cost analyses provided by 
Subdivision Management. 

The examples include the following models: 

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

A-1: 40-acre parcel with 20 acres developed and 20 acres placed in forestry 
conservation. 

A-2 40-acre parcel with 10 acres developed and 30 acres placed in forestry 
conservation; a density bonus of 25% is allowed. 

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

B-1: 80-acre parcel with 40 acres developed and 40 acres placed in forestry 
conservation. 

B-2: 80-acre parcel with 20 acres developed and 60 acres placed in forestry 
conservation; a density bonus of 25% is 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. 

Conclusions 

Market Value 
No Cluster 75% Cluster 

Land Area Zoning Or Bonus 50% Cluster 25% Bonus 

40 acres RA-5 $493,296 $463,214 $489,510 

80 acres RA-10 $600,000 $533,296 $605,020 

Although values 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 Densitv 
Developing a model for transfer of density is extremely difficult without having a 
specific (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 marketable. 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 4:l 
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 

Land Market Value . ~ ~ ~ . . ~ - .  

Area (ac) Zoning No Bonus 50% Reserve 75% Reserve 



Summary 
King County Farm & Forest Project 

Union Hill Land Values 
Zoning Value Range 

RA-I0 $175,000 - $185,000 
RA-5 $125,000 - $135,000 

3.33 ac. $100,000 
1.67 ac. $85,000 
1.25 ac. $85,000 
.67 ac. $65,000 - $70,000 

RA-10, SO acres $6,50O/acre - $520,000 
RA-5, 40 acres $1 1,0001acre - $440,000 



RA-5 Scenario - No Bonus 

Number of Lots: 8 
Lot Size (ac.): 5.00 
Retail Value: $125,000 
Development Cost: $32,088 

Sellout $1,000,000 
Less Costs: 

Development Costs $256,704 
Management @ 10% 100,000 
Profit @ 15% 150,000 

Total Costs 

Net to Land 



RA-5 Scenario A -  40 acres 

RA-5, with 50% Reserve 
20 acres of timber 
Number of Lots: 8 
Lot Size (ac.): 2.50 

(average for 8 lots on 20 acres) 
Retail Value: $100,000 
Development Cost: $19,592 

Sellout 
Less Costs: 

Development Costs $156,736 
Management @ 10% 80,000 
Profit @ 15% 120,000 

Total Costs 

Net to Land $443,264 
Add Timber (20 acres) 20.000 

Value Cluster 



RA-5 Scenario B - 40 acres 

RA-5, with 75% Reserve 
30 acres of timber 
Number of Lots 10 
Lot Size (ac.): 1 .OO 

(average for I0 lots on 10 acres) 
Retail Value: $85,000 
Development Cost: $17,799 

Sellout $850,000 
Less Costs: 

Development Costs $ 177,990 
Management @ 10% 85,000 
Profit @ 15% 127,500 

Total Costs (390,490) 

Net to Land 
Add Timber (30 acres) 

Value Cluster 



RA-10 Scenario - No Bonus 

RA-10, 80 acres, no bonus 
Number of Lots: 8 
Lot Size (ac.): 5.00 
Retail Value: $175,000 
Development Cost: $56,25 1 

Sellout $1,400,000 
Less Costs: 

Development Costs $450,008 
Management @ 10% 140,000 
Profit @ 15% 210,000 

Total Costs (800,008) 

Net to Land $599,992 
ROUNDED $600,000 



RA-10 Scenario A - 40 acres 

RA-10, with 50% Reserve 
40 acres of timber 
Number of Lots: 8 
Lot Size (ac.): 5.00 

(average for 8 lots on 40 acres) 
Retail Value: $125,000 
Development Cost: $32,088 

Sellout $1,000,000 
Less Costs: 

Development Costs $256,704 
Management @ 10% 100,000 
Profit @ 15% 150,000 

Total Costs (506,704) 

Net to Land $493,296 
Add Timber (40 acres) 40,000 

Value Cluster $533,296 



RA-10 Scenario B - 40 acres 

RA-10, with 75% Reserve + 25% Bonus 
60 acres of timber 
Number of Lots: 10 
Lot Size (ac.): 2.00 

(average for 10 lots on 20 acres) 
Retail Value: $100,000 
Development Cost: $20,498 

Sellout $1,000,000 
Less Costs: 

Development Costs $204,980 
Management @ 10% 100,000 
Profit @ 15% 150,000 

Total Costs 

Net to Land $545,020 
Add Timber (60 acres) 60,000 

Value Cluster $605,020 





PRELIMINARY IAND DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT 

PROTOPIPE: RA-5 wlo BONUS 29-Sep-95 

Subdivision Managernent,Inc. Professional Management of 
16031-1 19th PI. N.E. Land Planning & Development 
Bothell,WA. 98011 (206) 362-1 052 488-1 11 1 FAX 488-21 62 

PROJECT NAME: FARM AND FOREST PROJECT . 
CLIENT: KING COUNTY ZONING: RA-5 
NO. OF LOTSIUNITS: 8 LOT SIZE: 5.00 Acres 
ACREAGE (Gross): 40.00 Prepared by: dl 
ACREAGE (Developed): 40.00 100.00% Checked by: ba 

[TOTAL DEVELOPMENT COST:., , ; ::1;$256,702,,:. ..; ..:: . . t . i .  . . ,  . . PER LOT: .: ,. , $32,088 1 
ITEM REMARKS TOTAL COST 
Sewer Area Assessment SEPTIC $0 
Sewer Unit Assessment SEPTIC $0 
Water Area Assessmen $32,000 
Water Unit Assessmen : $ 0  
Drainage Assesment $0 
School &Traffic Mitigations (See Notes 3 & 4) $12,088 
ASSESSMENT $5,511 /UNIT SUBTOTAL $44,088 

-4"ATB (All. to cr. 



PRELIMINARY LAND DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT 

PROTOTYPE: RA-5 wlo BONUS 29-Sep-95 

Subdivision Management,Inc. Professional Management of 
16031-1 19th PI. N.E. Land Planning & Development 
Bothell,WA. 9801 1 (206) 362-1052 488-1 11 1 FAX 488-21 62 

PROJECT NAME: FARM AND FOREST PROJECT 
CLIENT: KING COUNTY ZONING: RA-5 
NO. OF LOTSIUNITS: 8 LOT SIZE: 5.00 Acres 
ACREAGE (Gross): 40.00 Prepared by: dl 
ACREAGE (Developed): 40.00 100.00% Checked by: ba 

[TOTAL DEVELOPMENT COST:.:.' :::..:$256,702. :::..,'.::: :::: 1 : '  PER LOT: :..\:.. . $32,088 1 
ITEM REMARKS TOTAL COST 
Sewer Area Assessment SEPTIC $0 
Sewer Unit Assessment SEPTIC 
Water Area Assessmen 
Water Unit Assessment 
Drainage Assesment $0 
School & Traffic Mitigations (See Notes 3 & 4) $12,088 
ASSESSMENT $5,511 /UNIT SUBTOTAL $44,088 





PRELIMINARY LAND DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT 

PROTOTYPE: RA-5 ~ 1 5 0 %  RESERVE B NO BONUS 04-Oct-95 

Subdivision Management,Inc. Professional Management o f  
16031 -1 19th PI. N.E. Land Planning & Development 
Bothell,WA. 9801 1 (206) 362-1 052 488-1 11 1 FAX 488-21 62 

PROJECT NAME: FARM AND FOREST PROJECT 
CLIENT: KING COUNTY ZONING: RA-5 
NO. OF LOTSIUNITS: 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 PER LOT: $19.592 ] 

ITEM REMARKS TOTAL COST ' 
Sewer Area Assessment SEPTIC $0 
Sewer Unit Assessment $0 
Water Area Assessment $16.000 
Water Unit Assessmen ' ' $0 
Drainage Assesment $0 
School &Traffic Mitigations (See Notes 3 & 4) $12.088 
ASSESSMENT $3,511 /UNIT SUBTOTAL $28,088 

Detention ~ ' 

Interim Drainage 

. . . 



PRELIMINARY LAND DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT 

PROTOTYPE: RA-5 w / ~ O %  RESERVE &NO BONUS 04-Oc1-95 

[TOTAL DEVELOPMENT COST : . ..$19,592 IUNlT ' . . ., ; TOTAL ., : . . $156.738 ( 

NOTES: 
1. This is an ESTIMATE only. This estimate was prepared using prevailing prices and 

information obtained from various oublic 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 $9640 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, withan estimated total fee of $24176.00. 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 $0.00. This would be refunded at the 
current rate of $0.00 per unit at the time of hookup until allof the $0.00 deposit 
has been refunded. 

6. The cost of potential EIS is not included in this estimate. 
7. ""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. 





PRELIMINARY LAND DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT 

PROTOTYPE: RA-5 ~ 1 7 5 %  RESERVE & 25% BONUS 04-Oct-95 

ITEM REMARKS TOTAL COST 
Feasibility & Cost Estimate (By S.M.I.) $0 
Preli. Plat Management 

Eng. & Const. Management 
Engineering-Plat . ~ I 

Engineering-Water Plan & Fees 

Fees-Inspection & Accept. (Pay to County, Health, S&W Dist)' $1,376 
ENGINEERING I MANAGEMENT $4.092 /UNIT SUBTOTAL $40,919 

]TOTAL DEVELOPMENT COST . $17,799 '/UNIT . :/[" : TOTAL . ..:',. . $177,993 1 

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 to change without notice. 

2. No contingency moneies have been included. The client should add his best estimate of the 
inflation involved. A rninimun 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 farnil 
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 $9414.00. This would be refunded at the 
current rate of $941.40 per unit at the time of hookup until allof the $9414.00 deposit 
has been refunded. 

6. The cost of potential EIS is not included in this estimate. 
7. ""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. 



PRELIMINARY LAND DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT 

PROTOTYPE: RA-5 ~ 1 7 5 %  RESERVE & 25% BONUS 04-Oct-95 

Subdivision Management,Inc. Professional Management of 
16031-1 19th PI. N.E. Land Planning & Development 
Bothell.WA. 9801 1 (206) 362-1052 488-1 11 1 FAX 488-21 62 

- - -  

PROJECT NAME: FARM AND FOREST PROJECT 
CLIENT: KING COUNTY ZONING: RA-5 
NO. OF LOTSIUNITS: 10 LOT SIZE: 1.00 Acres 
ACREAGE (Gross): 40.00 Prepared by: dl 
ACREAGE (Developed): 10.00 25.00% Checked by: ba 

]TOTAL DEVELOPMENT COST: : . $177.993 : . . i .  ..,::..: i l .  PER LOT: : - . $17,799 1 

Sidewalks or W 

N.G.P.E. Fence :. 

ITEM REMARKS TOTAL COST 
Sewer Area Assessment SEPTIC $0 
Sewer Unit Assessmen EPTlC $0 
Water Area ~ssessmen NlON HILLW $8,000 
Water Unit Assessm N~ON HILLW . . . $0 
Drainage Assesment $0 
School & Traffic Mitigations (See Notes 3 & 4) $15,110 
ASSESSMENT $2,311 IUNlT SUBTOTAL $23.110 

. 





PRELIMINARY LAND DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT 

PROTOTYPE: RA-10 wlo BONUS 29-Sep-95 

Subdivision Management,Inc. ~rofessional Management of 
16031-1 19th PI. N.E. Land Planning & Development 
Bothel1,WA. 9801 1 (206) 362-1052 488-1 11 1 FAX 488-21 62 , 

PROJECT NAME: FARM AND FOREST PROJECT 
CLIENT: KING COUNTY ZONING: RA-10 
NO. OF LOTSIUNITS: 8 LOT SIZE: 10.00 Acres 
ACREAGE (Gross): 80.00 Prepared by: dl 
ACREAGE (Developed): 80.00 100.00% Checked by: ba - 

(TOTAL DEVELOPMENT COST: . : . $450.010 '. :-,.. . . ' PER LOT: :.~" . . :  $56,251 1 
ITEM REMARKS TOTAL COST 
Sewer Area Assessment SEPTIC $0 
Sewer Unit Assessment SEPTIC 

. . 
$0 

Water Area Assessment NlON HILL W A  : :. $64.000 
Water Unit Assessmen NloNHiLL .. . WA,. : : .  . . . :.", $0 
Drainage Assesment $0 
School & Traffic Mitigations (See Notes 3 8 4) $12,088 
ASSESSMENT $9,511 /UNIT SUBTOTAL $76,088 

Rough Grading-R 
-Other . . 

-Extras . . 

Sewers System 



PRELIMINARY LAND DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT 

PROTOTYPE: RA-10 W/O BONUS 29-Sep-95 

ITEM REMARKS TOTAL COST 
Feasibility & Cost Estimate (By S.M.I.) $0 
Preli. Plat,Management 

Preli. Studies . ' 

Eng. 8 Const. Management 

Engineering-Water Plan & Fees 
Other Studies 
E.I.S. (if required) : . . . (By County ~onsultants)' 
Fees-Final Plat & plan's " (Pay to '~ount~, .~eal th .  S&W Dist 
Fees-Inspection 8 ~ccepi .  (Pay to County. Health, S&W Dist)' $1.376 
ENGINEERING I MANAGEMENT $5,011 /UNIT SUBTOTAL $40,090 

 TOTAL DEVELOPMENT COST $56.251 IUNIT TOTAL $450,010 1 

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 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 $9640 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 $24176.00. Half to be paid with final plat recording 
and remainder to be paid at building permit. 

5. Puget Sound P 8 L may require a deposit of $16599.30. This would be refunded at the 
current rate of $5824.91 per unit at the time of hookup until allof the $46599.30 deposit 
has been refunded. 

6. The cost of potential EIS is not included in this estimate. 
7. "'"Indicates additional hourly charges. 
8. Project assumptions 

a. No off-site improvements required. Except fot frontage. 
b. No excessive clearing, grading or extra fi l l  required. 
c. All on-site roads are PRIVATE. 
d. The project is in MPS zone 400. 





PRELIMINARY LAND DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT 

PROTOTYPE: RA-10 ~ 1 5 0 %  RESERVE 8 NO BONUS 04-Oct-95 

Subdivision Management,Inc. Professional Management of 
16031-1 19th PI. N.E. Land Planning & Development 
Bothell.WA. 9801 1 (206) 362-1052 488-1111 FAX 488-2162 

PROJECT NAME: FARM AND FOREST PROJECT 
CLIENT: KING COUNTY ZONING: RA-10 
NO. OF LOTSIUNITS: 8 LOT SIZE: 5.00 Acres 
ACREAGE (Gross): 80.00 Prepared by: dl 
ACREAGE (Developed): 40.00 50.00% Checked by: ba 

[TOTAL DEVELOPMENT COST: . . . $256,702 :: , ; . ' . j::: " '  PER LOT: :. - $32.088 1 
ITEM REMARKS TOTAL COST 
Sewer Area Assessment SEPTIC $0 
Sewer Unit Assessment SEPTIC $0 
Water Area Assessme NlON HIL $32,000 

NIONHIL Water Unit ~ssessmen . $0 
Drainage Assesrnent $0 
School & Traffic Mitigations (See Notes 3 & 4) $12,088 - 
ASSESSMENT $5,511 /UNIT SUBTOTAL $44,088 

ClearingrRlW & Esmt. $1 1,692 

Rough Grading-R 
-Other . . , '  

Storm Sewers 
Detention . . 

Off-Site $0 
Interim Drainage 

Sewers System 
Off-Site 

Water System 
Service 
Off-Site . . 

N.G.P.E. Fence . . 

Power $1 5,533 
Street Lights $2,000 
Telephone . . 

. . . .  . . .  . . 
. . . $4,460 
.. . . . 

~ . .  . . . . . . . . .  . 
Misc. . . . . .  - . . - .  . .- . . $3.571 . . 

. . 
. . .  . 

CONSTRUCTION $21,839 /UNIT SUBTOTAL $174.713 



PRELIMINARY LAND DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT 

PROTOTYPE: RA-10 WI 50% RESERVE 8 NO BONUS 04-Oct-95 

ITEM REMARKS TOTAL COST 
Feasibility & Cost Estimate (By S.M.I.) $0 
Preli. Plat Management 
Preli. Engineeringlsuwey 
Preli. Studies ': 

Preli. Fees 
Eng. 8 Const. Management 
Engineering-Plat '.. 

Engineering-Sewer Plan 8 F 
Engineering-Water Plan 8 Fees 
Other Studies 
E.I.S. (if required 
Fees-Final Plat 8 
Fees-Inspection 
ENGINEERING I MANAGEMENT $4,738 /UNIT SUBTOTAL $37,902 

(TOTAL DEVELOPMENT COST $32,088 IUNIT TOTAL $256,702 1 

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 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 $9640 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 $241 76.00. Half to be paid with final plat recording 
and remainder to be paid at building permit. 

5. Puget Sound P 8 L may require a deposit of $15533.10. This would be refunded at the 
current rate of $1941.64 per unit at the time of hookup until allof the $15533.10 deposit 
has been refunded. 

6. The cost of potential EIS is not included in this estimate. 
7. ""Indicates additional hourly charges. 
8. Project assumptions 

a. No off-site improvements required. Except lot 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. 

SMl file # :ra 1050no. wkl 





PRELIMINARY LAND DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT 

PROTOTYPE: RA-10 ~ 1 7 5 %  RESERVE 8 25% BONUS 04-Oct-95 

Subdivision Management,Inc. ~rofessional Management of 
16031-119th PI. N.E. Land Planning & Development 
Bothell,WA. 9801 1 (206) 362-1 052 488-1 11 1 FAX 488-21 62 

. 

PROJECT NAME: FARM AND FOREST PROJECT 
CLIENT: KING COUNTY ZONING: RA-10 
NO. OF LOTSIUNITS: 10 LOT SIZE: 2.00 Acres 
ACREAGE (Gross): 80.00 Prepared by: dl 
pCREAGE (Developed): 20.00 25.00% Checked by: ba 

 TOTAL DEVELOPMENT COST:.. : $204,984 :.. ~.,.::.:i:::::j.:..j:;'~..: PER LOT: . . . $20,498 1 
ITEM REMARKS TOTAL COST 
Sewer Area Assessment SEPTIC $0 
Sewer Unit Assessment SEPTIC $0 
Water Area Assessment 16,000 
Water Unit Assessment .. . ' $0 
Drainage Assesment $0 
School &Traffic Mitigations (See Notes 3 & 4) $15,110 
ASSESSMENT $3,111 /UNIT SUBTOTAL $31,110 

N.G.P.E. Fence 



PRELIMINARY LAND DEVELOPMENT COST ESTIMATE- FARM AND FOREST PROJECT 

PROTOlYPE: RA-10 ~ 1 7 5 %  RESERVE 8 25% BONUS 04-Oct-95 

LTOTAL DEVELOPMENT COST $20.498 /UNIT TOTAL $204,984 1 

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 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 $9414.00. This would be refunded at the 
current rate of $941.40 per unit at the time of hookup until allof the $9414.00 deposit 
has been refunded. 

6. The cost of potential EIS is not included in this estimate. 
7. ""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. 



Land Sales S u m m a r y  

Bear CreekmedmondlWoodi~~viIIelDuvalI 

Sale Sale Size Pricd Pried 
Sale Location Date Zoning Price (ar )  acre site 

148xx 204th Avenue NE 
20202 NE 148th Street 
95xx 216th Avenue NE 
19223 NE 127th Street 
2lOxx NE 189lh Street 
14805 Mink Road NE 
155xx Mink Road NE 
195xx 223rd Avenue NE 
14304 228th SLreet SE, Maltby 
144xx 235th Street SE, Maltby 
166xx 318th Way NE, Duvall 
170xx Woodinville-Duvall Road 
180xx 244th Avenue NE, Woodinville 
180xx 320th Avenue NE. Duvall 
2lOxx NE 189th SLreet, Wwdinville 
16725 232nd Avenue NE, Woodinville 
16705 232nd Avenue NE, Woodinville 
228xx NE 185th Street, Woodinville 
130xx 242nd Avenue NE, Woodinville 

05/93 
12/93 
03/95 
01/95 

Pending 
Pending 

08/94 
07/94 
04/94 
06/94 
12/94 
12/94 
01/95 
05/95 
05/94 
12/93 
05/94 
12/94 
04/95 

SEP 
RA5-P 
ARS-P 
AM-P 
RA5-P 

SEP 
RA5-P 

SEP 
RC 
RC 

RA-5P 
RA-5P 
RA 10 
RA-5P 
RA-5P 
RA-5P 
RA-5P 
RA-5P 
RA-5P 




