
  SPECIAL MEETING AGENDA
MAPLE VALLEY CITY COUNCIL

Americans with Disabilities Act (ADA) reasonable accommodations provided upon request. Please call
Shaunna Lee, City Clerk, at 425-413-8800.

Monday, September 27, 2021 City of Maple Valley City Hall 
7:00 p.m. 22017 SE Wax Road, Suite 200

THIS IS OFFERED AS A ZOOM WEBINAR ONLY. CALL IN AND JOINING INFORMATION 
AS FOLLOWS: 

https://maplevalleywa.zoom.us/j/83333521564?pwd=VWwrNVZueUdUeExvTWFEMTcvdkRuUT
09

Dial In option:  1-253-215-8782    Meeting ID: 833 3352 1564 Password:   662823 

1. CALL TO ORDER
2. ROLL CALL
3. PUBLIC COMMENTS
Oral public comment shall be accepted at this meeting.  Written public comment will also be accepted and shall be 
included with the minutes.  Written public comment should be submitted by email to webmaster@maplevalleywa.gov
by 10:00 a.m. September 27, 2021 should include name and address of commenter.

PROCLAMATION: Mayors Day of Concern, Erica Dial
State of the County-King County Councilmember Reagan Dunn
Presentation(s): PSE Storm Preparedness, Maple Valley Days  
4. APPROVAL OF THE AGENDA
5. CONSENT CALENDAR
The Consent Calendar is for those matters that have been discussed by Council previously or 
that are so routine that passage is likely. 

(a) Approval of Minutes of the Special Meeting(s) on September 13, 2021

(b) Approval of voucher checks, wire transfers, electronic funds transfer, payroll, and
benefit checks numbered 31476-31504, 501410  and no voided checks, and direct
deposits, September 22, 2021 for a total amount of $4,499,482.04

(c) Resolution No. R-21-1595 authorizing the City Manager to execute a Master
Customer Agreement and product order form with Darktrace, LLC for security
hardware and services

(d) Resolution No. R-21-1593 authorizing the City Manager to execute Amendment
No. 3 to the Professional Services Agreement with Casey Engineering for
development review consulting services

(e) Resolution No. R-21-1594 awarding the S-12 2021 miscellaneous drainage
improvements project bid to Maroni Construction Company; authorizing the City
Manager to execute a Public Works Contract with Maroni Construction Company
including the administration of a construction contingency

6. PUBLIC HEARING
7. BOARD, COMMISSION, COMMITTEE REPORTS

Time 
Estimation

45 min.

5 min.

1

5

11

15

33

39



  SPECIAL MEETING AGENDA
MAPLE VALLEY CITY COUNCIL

Americans with Disabilities Act (ADA) reasonable accommodations provided upon request. Please call 
Shaunna Lee, City Clerk, at 425-413-8800.

8. REPORT OF THE CITY MANAGER

(a) City update

(b) Ironman Update

(c) Preparedness Fair Update
9. COUNCIL REPORTS
10. CONTINUED BUSINESS

(a) HB 1331-Traffic Impact Fee related to Daycare Centers ........................................  
...................... Public Works and Community Development Director Tawni Dalziel

11. ORDINANCES, RESOLUTIONS, AND MOTIONS
12. NEW BUSINESS

(a) Resolution No. R-21-1596 authorizing the city manager to execute a real estate
Purchase and Sale Agreement with R & H Mining, LLC to acquire Tract C in the
amount of $500,000.00 for ROW Acquisition to construct the T-48 SE 231st St
Extension Project ........................................................City Engineer Steven Chen

13.   FOR THE GOOD OF THE ORDER........................................................................Council

(a) King County Redistricting ................................................................... Mayor Kelly
14. PUBLIC COMMENTS
Oral public comment shall be accepted at this meeting.  Written public comment will also be accepted and shall be 
included with the minutes.  Written public comment should be submitted by email to webmaster@maplevalleywa.gov
by 10:00 a.m. September 27, 2021 should include name and address of commenter.

15. ANNOUNCEMENT OF NEXT MEETING
SPECIAL MEETING
October 4, 2021 AT 6:00 P.M.
ZOOM MEETING INFORMATION TO FOLLOW

16. EXECUTIVE SESSION

(a) Executive Session with legal counsel to discuss potential litigation pursuant
to RCW 42.30.110.1(i)

No action expected.

17. ADJOURNMENT

10 min.

20 min.

10 min.

10 min.

59

69



   

WWHEREAS, Erica Dial came to Maple Valley from her home state of Wisconsin and jumped 
right in generously giving time to make Maple Valley a great place to live, work and play; and  

WHEREAS, Erica has led the Greater Maple Valley-Black Diamond Chamber of Commerce 
through growth and success through her positive, energetic advocacy for business and economic 
development; and 

WHEREAS,  Erica’s efforts and fun loving spirit made for not only fun events but successful 
continuations of long standing community traditions in fishing derby and galas; which included the infamous 
glass fish “Ruby” which toured around the country during her stay with the City; and 

WHEREAS, Erica has frequently and generously contributed time, energy, enthusiasm and ideas 
in support of the Maple Valley and Black Diamond communities, legislating efforts, including her work on 
the SEAL-TC ; and 

WHEREAS, Erica has served on countless committees and donated hundreds of hours to benefit 
the community, including her time with Rotary, the Legacy Site Task Force, the Community Coalition 
Group, and Maple Valley’s Economic Development Commission; and 

WHEREAS, Erica is always excited to extend a warm welcome to strangers and steadfast 
friendship to many that are lucky enough to know her well. 

NOW, THEREFORE BE IT RESOLVED THAT we, the Maple Valley City Council, declare the 
month of September as Erica Dial Appreciation Month to honor Erica upon her retirement as Greater 
Maple Valley-Black Diamond Chamber of Commerce Chief Executive Officer. 

Signed this 27th day of September 2021. 

___________________________  ___________________________ 
Sean P. Kelly, Mayor    Dana Parnello, Deputy Mayor 

 
___________________________  ___________________________ 
Linda Olson, Councilmember   Les Burberry, Councilmember 

 
___________________________  ___________________________ 
Erin Weaver, Councilmember   Syd Dawson, Councilmember 

 
___________________________  ___________________________ 
Linda Johnson, Councilmember   Laura Philpot, City Manager 
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WHEREAS, the City of Maple Valley recognizes adequate nutrition as a basic 

goal for each citizen; and  
 
WHEREAS, the recent economic downturn and resulting recession have dealt a 

crippling blow to many local families. Hopelink saw an increase in foodbank usage over 
the past year during the COVID-19 pandemic; and  

 
WHEREAS, no parent should have to send a child to school hungry, no baby 

should be without the comfort of the feedings needed for mental and physical growth, 
no elderly person's health should be jeopardized by lack of appropriate foods; and 

 
WHEREAS, local churches, emergency and hot meal programs, and social 

service agencies such as the Maple Valley Food Bank and Emergency Services and the 
Greater Maple Valley Community Center strive daily to stem the tide of hunger; and   

 
WHEREAS, this year marks the 30th annual Mayors' Day of Concern, Hunger 

Action Month, one of the largest single-day food drive efforts in King County; and 
 
WHEREAS, this year’s Mayor’s Day of Concern for the Hungry food drive will 

be held at the Farmer’s Market in Maple Valley on Saturday, November 6, 2021; and  
 
WHEREAS, The City Council of the City of Maple Valley welcomes the 

opportunity to support the Emergency Feeding Program of Seattle & King County; and 
 
NOW, THEREFORE, BE IT RESOLVED that I, Mayor Sean P. Kelly, proclaim 

September 28, 2021 as a Day of Concern for the Hungry and strongly encourage all 
citizens to join the City Council in supporting the Emergency Feeding Program by 
contributing food to support the Maple Valley Food Bank and Emergency Services in 
their efforts to nourish those who are hungry.  

 
 

Signed this 27th day of September 2021. 
 
 
 

   
         Sean P. Kelly, Mayor 
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PRELIMINARY 
CITY OF MAPLE VALLEY, WASHINGTON

CITY COUNCIL
MINUTES OF SPECIAL MEETING

SEPTEMBER 13, 2021 
Maple Valley City Hall  

Meeting held virtually via Zoom 

1. CALL TO ORDER

Mayor Kelly called the meeting to order at 5:30 p.m. 

Councilors present: Linda Olson, Les Burberry, Erin Weaver, Syd Dawson, Linda Johnson, 
Deputy Mayor Parnello, and Mayor Sean Kelly

Planning Commissioners present: Dave Pilgrim, Chris Tallman, Victoria Schroff, Jonathon 
Miller, Ian McGrady-Beach, and Michael Pearce

Staff Present: City Manager Laura Philpot, Public Works/Community Development Director 
Tawni Dalziel, Finance Director Erhiza Rivera, Community Development Manager Matt Torpey, 
Senior Planner Amy Taylor, Permit Technician Debi Yankeh, and City Clerk Shaunna Lee 

2. Discussion 

(a) Planning Commission Work Plan Update

Chair Dave Pilgrim gave an overview of the Planning Commission Work Plan and that there will 
be some items on the work plan need to be pushed back in order to work on the Downtown 
Design Standards and Guidelines, Downtown Development Moratorium.  

(b) Interim Zoning Discussion

Planning Commission members went through the packet materials with the recommendations 
read aloud.  There was some discussion for clarification.  The code contained in the packet is 
staff’s attempt to capture the Commission’s recommendations.  

3. PUBLIC COMMENTS: 

Jeff Potter, 26250 SE 216th Place, Maple Valley, downtown zoning needs to be completed and he 
supports the Council’s director to Planning Commission to keep it as a priority in their work 
plan. He urges the City to continue to push the downtown design as the moratorium on properties 
makes things difficult for property owners and developers.  

Jeff McCann, P.O. Box 171, Maple Valley, representing the downtown area businesses and he 
would like to encourage Council to continue to make this a priority. He cautions just listening to 
one group of people and listen to developers outside of the area and explore the funding options.    

4. ADJOURNMENT:

The meeting was adjourned at 7:04 p.m. 
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___________________________________ 
Shaunna Lee 
City Clerk
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  CITY OF MAPLE VALLEY, WASHINGTON
CITY COUNCIL

MINUTES OF REGULAR BUSINESS MEETING
SEPTEMBER 13, 2021 

City of Maple Valley City Hall (VIRTUAL ONLY)
22017 SE Wax Road, Suite 200 

1. CALL TO ORDER
  
Mayor Sean P. Kelly called the meeting to order at 7:00 p.m. This meeting was held virtually 
only via Zoom. 

Mayor Kelly asked for all to observe a moment of silence to honor former Deputy Mayor Glenn 
Smith. 

2. ROLL CALL
  
Councilors present: Linda Olson, Les Burberry, Erin Weaver, Linda Johnson, Syd Dawson, 
Deputy Mayor Dana Parnello, and Mayor Sean Kelly.   

City Attorney Patricia Taraday was present.

3. PUBLIC COMMENT: 

PROCLAMATION: Preparedness Month, Dorothy Stickney, Suicide Prevention Month 

Jeff Potter, 26250 216th Place SE , Maple Valley, commended Council for recognizing staff such 
as Dorothy who he feels has been a tremendous asset to the City and enjoyed working with her.  

4. APPROVAL OF THE AGENDA  

MOTION to approve the Agenda made by Councilor Olson and seconded by Councilor 
Johnson. Motion carried, 7 - 0. 

5. CONSENT CALENDAR  

(a) Approval of Minutes of the Special Meeting(s) on July 26, 2021 

(b) Approval of voucher checks, wire transfers, electronic funds transfer, payroll, and 
benefit checks numbered 31390-31410, 501391-501395 and no voided checks, and direct 
deposits, August 4, 2021 for a total amount of $592,476.38 

(c) Approval of voucher checks, wire transfers, electronic funds transfer, payroll, and 
benefit checks numbered 31411-31451 and 501399-501402 and no voided checks, and 
direct deposits, August 18, 2021 for a total amount of $742,268.10 
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(d) Approval of voucher checks, wire transfers, electronic funds transfer, payroll, and 
benefit checks numbered 31452-31475 and 501403-501407 and no voided checks, and 
direct deposits, September 8, 2021 for a total amount of $971,752.55 

(e) Resolution No. R-21-1582 authorizing the City Manager to execute a drainage Access 
Easement Agreement with grantor, Lorreta Gommi, for the construction and long term 
maintenance of the S-12 Ditch Improvement Project 

(f) Resolution No. R-21-1580 authorizing the City Manager to execute a Memorandum of 
Understanding with Seattle Parks Foundation for the support of the Leafline Trails 
Coalition

(g) Resolution No. R-21-1583 ratifying Change Order No. 2 with New X Inc. and increasing 
the construction contingency for the construction of S-10 Stormwater Pond Water 
Quality Retrofits in Cedar Downs Division 3

(h) Resolution No. R-21-1586 authorizing the City Manager to execute a Grant Agreement 
with the Washington State Department of Commerce for utility design and connection 
fees related to the Legacy Site Farmers Market relocation project

(i) Resolution No. R-21-1587 approving the powder coating color selection for the artwork 
for the Maple Valley Iconic Art Project (SR-169 retaining wall) 

(j) Resolution No. R-21-1588 accepting a recommendation from the Finance Committee for 
funding to the Lake Wilderness Arboretum for operating maintenance and authorizing 
the City Manager to execute an Agreement

(k) Resolution No. R-21-1589 constituting Final Acceptance of the Public Works 
construction Contract T-28b Phase  2 Witte Road SE Utility Corridor Improvements 
Project and authorizing staff to close out the contract with Pivetta Brothers Construction, 
Inc

(l) Resolution No. R-21-1590 authorizing the City Manager to execute a work order with 
PSE pole services for the order, installation, and monthly facility and energy charges of 
street lights for the T-28b Witte Road SE Phase 3 North Improvements Project  

(m) Resolution No. R-21-1585 authorizing the City Manager to execute Change Order No. 1 
for the contractor to provide necessary fencing to screen the City Hall generator

(n) Ordinance No. O-21-731 adopting the Tahoma School District 2021 to 2026 Capital 
Facilities Plan, establishing School Impact Fee amounts to be collected by the City of 
Maple Valley on behalf of the District

(o) Resolution No. R-21-1591 ratifying an Agreement with the City of Renton for Lodging 
Tax funding for the 2021 Ironman Triathlon in Maple Valley 

MOTION to approve the Consent Calendar was made by Councilor Dawson and seconded by
Councilor Johnson.  Motion carried, 7 – 0.  

6. PUBLIC HEARING: None.  

7. BOARDS, COMMISSION, COMMITTEE REPORTS: 

(a) Planning Commission Handoff – Interim Zoning 

Chair Dave Pilgrim passed along the formal recommendation to Council. There will be a special 
study session October 4, 2021 to discuss the recommendations in depth.  
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8. REPORT OF THE CITY MANAGER: 

(a) City update 

City Manager Laura Philpot gave an update on: 

FACT Sheet addition, signature options for Finance Committee 

Executive Assistant interviews were today and working to fill the position

FACT sheet review

(b) Ironman Update 

(c) City of Maple Valley Awarded Distinguished Budget Award by GFOA 

(d) Recology Contract 

Public Works and Community Development Tawni Dalziel gave an update on the Contract with 
Recology, recent activity, and service issues. There was Council consensus to direct the City Manager’s 
office to work with Recology to get a citizens survey out to customers with Recology to manage the 
results and provide the information back to staff before January 2022.  This item will be added to the 
FACT sheet as well.   

(e) KCD Funds  

Public Works and Community Development Director Tawni Dalziel gave an overview on the King 
County Conservation District funding which is contributed to by taxes collected. Staff has discussed 
option to use funds to include a Forest Management Plan for Legacy Site and Lake Wilderness Park or 
monitoring for fish passage culverts along Witte Road.  Staff will be discuss these option and bring them 
back to Council as formal requests. 

Council requested a Special Meeting to discuss the details of this organization and the funding 
possibilities. 

9. COUNCIL REPORTS: 

(a) Finance Committee Update

Councilor Weaver provided an update on Arboretum costs and Community Grants, with specific 
ARPA funds information to come to Council at a future date. 

(b) PSOC Update 

Councilor Burberry discussed the updates including the changes to law enforcement reforms, 
Maple Valley and statewide crime trends, 

10. CONTINUED BUSINESS: 

(a) Ordinance No. O-21-730 amending the 2021 budget to provide additional 
appropriations as previously approved by Council 

Finance Director Erhiza Rivera provided the overview of the item based upon Council packet 
materials. 

MOTION to adopt Ordinance No. O-21-730 made by Councilor Olson and seconded by 
Councilor Weaver.  Motion carried, 7-0.  
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(b) Resolution No. R-21-1592 authorizing the City Manager to administer the 
American Rescue Plan Act (ARPA) Grant Program related to small business and 
non-profit organization and economic support and approving certain grant funding 
criteria

Finance Director Erhiza Rivera provided the overview of the item based upon Council packet 
materials.

MOTION to approve Resolution No. R-21-1592 made by Councilor Dawson and seconded by 
Councilor Olson.  Motion carried, 7-0. 

11. ORDINANCES, RESOLUTIONS, AND MOTIONS: None.  

12. NEW BUSINESS: None. 

13. FOR THE GOOD OF THE ORDER: 

Deputy Mayor advised he spoke to folks at the lake about the Ironman course they gave 
tremendous kudos.  Maple Valley will host Deputy Mayor’s meeting in January 2022.  

Mayor Kelly advised that there will be Council meetings every Monday in October; October 4, 
October 11, October 18, and October 25. He advised he was hosting the South End Mayors 
meeting tomorrow September 14, 2021 and asked Council for approval of funding it from 
Council budget.  There was Council consensus to approve the funding. He also announced he
attended the Maple Valley Black Diamond Chamber Gala last week, as well as, the Tahoma High 
School September 11th playoff game. 

14. PUBLIC COMMENT: None. 

15. ANNOUNCEMENT OF NEXT MEETING
SPECIAL MEETING

 SEPTEMBER 27, 2021 AT 7:00 P.M. 
ZOOM MEETING INFORMATION TO FOLLOW

16.  EXECUTIVE SESSION: 

17. ADJOURNMENT: 

The meeting was adjourned at 8:53 p.m. 

___________________________________ 
Shaunna Lee 
City Clerk
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P. O. Box 320 * 22017 SE Wax Road * Maple Valley, WA  98038

Phone:  425-413-8800 * Fax:  425-413-4282

To: Mayor Kelly and City Councilors

From: Finance Department

Subject: Recommendation of Approval of Expenditures

Background

On September 22nd, 2021 the Council Finance Committee reviewed the following expenditures:

TYPE CHECK # Accounts Payable
Vouchers 9/28/2021

A/P Checks 31476-31504 3,403,241.48$ 
Bank Drafts (Wires) 904035-904074 31,828.33$             

EFT's 951885-951911 832,419.01$           

Total Vouchers 4,267,488.82$        

Payroll 9/24/2021 EE Reimb Employee Share City Share
Direct Deposit 711830-711908 (EFT0000027) 264.00        146,947.76               146,947.76$           

Payroll Checks 501410 1,165.02                  1,165.02$              
Benefit EFT's 951884 482.38                     482.38$                 
Benefit Wire 904025-904034 51,752.59                 31,645.47             83,398.06$             

264.00$      200,347.75$             31,645.47$           231,993.22$           

Total Payroll 231,993.22$           

On this 22nd day of September 2021, I, the undersigned City Councilor, on behalf of the Finance Committee
recommend the approval of the expenditures summarized above in the amount of: 4,499,482.04$          

Options
1.  Recommend approval of expenditures.
2.  Pull items for further review. Erin Weaver

Recommendation
Staff recommends Option No. 1.

Linda Olson
Attachment

Vouchers Listings.

Syd Dawson

September 27, 2021
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9/22/2021 1:43:26 PM Page 1 of 3

Check Register
City of Maple Valley Packet: APPKT01875 - 2021 September 2nd Cycle

By Check Number

Vendor Number Vendor Name Payment Amount NumberPayment TypePayment Date Discount Amount
Bank Code: AP BANK-AP BANK
00035 All Around Fence Co. 09/28/2021 314763,934.94Regular 0.00
02230 Altaterra Consulting LLC 09/28/2021 314772,400.72Regular 0.00
00066 Aquatechnex, LLC 09/28/2021 314787,505.74Regular 0.00
00110 Black Diamond Auto Parts 09/28/2021 31479113.45Regular 0.00
00129 BSN Sports, Inc 09/28/2021 31480217.40Regular 0.00
02206 Contract Land Staff, LLC 09/28/2021 314812,084.52Regular 0.00
00208 Covington Water District 09/28/2021 3148294.50Regular 0.00
02240 DB Printing LLC 09/28/2021 314832,049.45Regular 0.00
00251 Department of Transportation-NW Reg 09/28/2021 314842,141.60Regular 0.00
02085 HWA GeoSciences Inc. 09/28/2021 314856,527.62Regular 0.00
02036 Johnston Architects LLC 09/28/2021 3148617,617.25Regular 0.00
00511 King County Sheriff's Office 09/28/2021 314873,167,258.36Regular 0.00
00542 Les Schwab Tire Centers of Washingto 09/28/2021 3148827.18Regular 0.00
00561 Maple Valley Days Committee 09/28/2021 314892,848.59Regular 0.00
01519 Protect My Ministry, LLC 09/28/2021 31490376.00Regular 0.00
01983 Renton Sailing Club, Incorporated 09/28/2021 31491540.00Regular 0.00
02200 Sapna Sopori 09/28/2021 3149210,500.00Regular 0.00
00801 Sound Publishing, Inc. 09/28/2021 3149362.10Regular 0.00
02239 Tiger Corporation 09/28/2021 31494165,272.39Regular 0.00
00885 TRM Wood Products Co, Inc. 09/28/2021 31495117.83Regular 0.00
01462 United States Department of Agricultu 09/28/2021 31496993.99Regular 0.00
00907 Valley Communications Center 09/28/2021 31497300.00Regular 0.00
01414 Walter E Nelson Co of Western WA 09/28/2021 31498458.95Regular 0.00
02210 West Coast Code Consultants, Inc 09/28/2021 314991,816.24Regular 0.00
00973 White Knight Safe & Lock, Inc. 09/28/2021 31500211.94Regular 0.00
00976 Wilbur-Ellis Co, Inc. 09/28/2021 31501235.83Regular 0.00
00980 Wiley's Pressure Washing 09/28/2021 315022,250.90Regular 0.00
00988 Work Sports & Outdoors, Inc. 09/28/2021 31503234.99Regular 0.00
01953 Yamaha Motor Finance Corporation, U 09/28/2021 315045,049.00Regular 0.00
00208 Covington Water District 09/28/2021 90403556.70Bank Draft 0.00
00208 Covington Water District 09/28/2021 904036158.35Bank Draft 0.00
00208 Covington Water District 09/28/2021 9040374,378.50Bank Draft 0.00
00208 Covington Water District 09/28/2021 90403856.70Bank Draft 0.00
00208 Covington Water District 09/28/2021 90403956.70Bank Draft 0.00
00208 Covington Water District 09/28/2021 904040662.70Bank Draft 0.00
00208 Covington Water District 09/28/2021 90404138.70Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 9040421,789.25Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 90404350.22Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 90404478.76Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 90404538.55Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 904046118.17Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 90404770.76Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 904048197.15Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 90404987.95Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 90405015.72Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 9040517,228.42Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 90405253.15Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 904053121.50Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 90405411.08Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 904055133.79Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 90405669.29Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 90405712.02Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 90405873.81Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 904059180.33Bank Draft 0.00
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Check Register Packet: APPKT01875-2021 September 2nd Cycle

9/22/2021 1:43:26 PM Page 2 of 3

Vendor Number Vendor Name Payment Amount NumberPayment TypePayment Date Discount Amount
00715 Puget Sound Energy, Inc. 09/28/2021 90406011.20Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 904061151.53Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 904062231.21Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 904063322.92Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 9040643,910.08Bank Draft 0.00
00715 Puget Sound Energy, Inc. 09/28/2021 9040651,137.54Bank Draft 0.00
00797 Soos Creek Water & Sewer District 09/28/2021 904066798.26Bank Draft 0.00
00797 Soos Creek Water & Sewer District 09/28/2021 904067879.05Bank Draft 0.00
00797 Soos Creek Water & Sewer District 09/28/2021 904068133.01Bank Draft 0.00
00797 Soos Creek Water & Sewer District 09/28/2021 904069443.46Bank Draft 0.00
00797 Soos Creek Water & Sewer District 09/28/2021 904070133.01Bank Draft 0.00
00797 Soos Creek Water & Sewer District 09/28/2021 904071159.62Bank Draft 0.00
00797 Soos Creek Water & Sewer District 09/28/2021 904072665.21Bank Draft 0.00
00797 Soos Creek Water & Sewer District 09/28/2021 9040731,153.06Bank Draft 0.00
00819 State of Washington Department of Re 09/28/2021 9040745,960.90Bank Draft 0.00
00048 Alpine Products, Inc. 09/28/2021 9518857,233.90EFT 0.00
02072 Ceccanti, Inc 09/28/2021 951886441,226.75EFT 0.00
01371 Cintas Corporation No. 2 09/28/2021 951887230.44EFT 0.00
00171 City of Covington 09/28/2021 9518888,450.65EFT 0.00
00198 Complete Office, LLC 09/28/2021 951889153.64EFT 0.00
02155 David W. Casey 09/28/2021 95189013,106.25EFT 0.00
00962 Edward E. Cole 09/28/2021 951891198.18EFT 0.00
00277 Elwalu, LLC 09/28/2021 95189261.89EFT 0.00
00350 Greater Maple Valley Community Cent 09/28/2021 95189321,250.00EFT 0.00
00363 Harlow's Bus Services, Inc. 09/28/2021 9518948,025.00EFT 0.00
00420 James Oil Company, Inc. 09/28/2021 9518955,072.87EFT 0.00
00480 KBA, Inc. 09/28/2021 95189696,433.00EFT 0.00
02057 Kintanar Law 09/28/2021 9518973,750.00EFT 0.00
00530 Lake Wilderness Golf Course 09/28/2021 95189826,163.49EFT 0.00
01820 Maple Valley Golf, LLC 09/28/2021 9518999,879.58EFT 0.00
00570 Maple Valley Plaza, LLC 09/28/2021 95190029,149.89EFT 0.00
00572 Maple Valley Signs 09/28/2021 951901388.06EFT 0.00
00640 Office Depot, Inc. 09/28/2021 951902183.07EFT 0.00
00667 Palmer Coking Coal Co. 09/28/2021 951903490.37EFT 0.00
00671 Parametrix, Inc. 09/28/2021 95190426,279.76EFT 0.00
01515 PBS Engineering & Environmental Inc. 09/28/2021 95190565,642.00EFT 0.00
01861 Protime Sports Inc 09/28/2021 9519067,508.67EFT 0.00
01818 Puget Sound Regional Fire Authority 09/28/2021 95190720,497.50EFT 0.00
00816 State Auditor's Office 09/28/2021 95190824,995.10EFT 0.00
02208 Triangle Associates, Inc 09/28/2021 9519093,786.29EFT 0.00
00887 Tru Mechanical, Inc. 09/28/2021 951910782.64EFT 0.00
00997 Zones 09/28/2021 95191111,480.02EFT 0.00

Regular Checks
Manual Checks
Voided Checks

Discount
Payment

CountPayment Type

Bank Code AP BANK Summary

Bank Drafts
EFT's

29
0
0

40
27

0.00
0.00
0.00
0.00
0.00

96 0.00

Payment
3,403,241.48

0.00
0.00

31,828.33
832,419.01

4,267,488.82

Payable
Count

40
0
0

40
51

131
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Check Register Packet: APPKT01875-2021 September 2nd Cycle

Page 3 of 39/22/2021 1:43:26 PM

Fund Name AmountPeriod

Fund Summary

900 POOLED CASH 4,267,488.829/2021
4,267,488.82
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September 27, 2021 

To:  Mayor Sean Kelly and Councilors  

From:  Michael Dunning, IT Analyst  
Erhiza Rivera, Finance Director

Subject: Request for Council Authorization to Fulfill Product Order with 
Vendor Darktrace

Discussion and Background 

For the past calendar year the city has worked with the vendor Darktrace to test and 
implement their Network Access Control Solution. Network Access Control, improves 
security with 24/7 monitoring and by limiting network access for non-approved devices or 
devices that may become compromised.  

Staff has evaluated Darktrace on an interim basis since Sept 2020 and recommends entering 
into a longer agreement with Darktrace. The proposed term being our Network Access 
Control Solution for the time period of Oct 2021 through December 2025.  Darktrace 
coordinated with City IT staff to perform configuration and calibration of the product. The
Cities of Vancouver and Auburn have also found value in and adopted the vendor’s 
solution. The proposed agreement provides the City of Maple Valley with services, support
and software licensing for four years. Staff is expected to have increased efficiency in 
security analysis from having this product narrowing the scope of data/logs that requires 
review.

Fiscal Impact  
The four year Darktrace agreement is $45,654per year, with $10,860 being pro-rated for 
the remainder of 2021 to bring the city to renewal every January. The total agreement cost 
will be $193,308 over the period of 51 months. This was done by the vendor at staff request 
to bring it aligned with annual budget cycles. This expenditure is budgeted in 2021/2022 
and will be added to subsequent budget allocations. The City is receiving a significant 
discount from committing to a multi-year purchase, estimated to be approximately $54,688 
in total savings. (See Attachment B, Page 3) The vendor’s Product Order Form does not 
represent the tax collection included in this memo and resolution. 

Options 

1. Approve Resolution. 

15
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2. Do not approve Resolution.  
3. Take some other action. 

 
 
Recommendation 
Staff recommends the City Council authorize the Resolution to allow the City Manager to 
enter into a four year agreement with Darktrace to implement Network Access Control in 
an amount not to exceed $45,654 annually and total cost over four years (51 Months) of 
$193,486. 
 
 
Attachment 
 

 
A. Product Order Form 
B. Darktrace Renewals Business Proposal 
C. Proposed Resolution No. R-21-1595 
 

16



17



This page is intentionally left blank. 

18



Darktrace Renewal Proposal for City of Maple Valley

From: Drew Staudacher, Darktrace
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Darktrace Partnership With City 
of Maple Valley

Our customers are at the heart of everything we do, and we look forward to continuing our work to help your 
team maintain security whilst pushing forward the frontlines of innovation for your organization. 

There is perhaps no industry that evolves as quickly as cyber security. Tomorrow brings a new technological 
achievement to secure, a new vulnerability to tackle, and the crucial responsibility to secure a dynamic, ever-
changing workforce. And as we saw earlier this year, everything can change in an instant. 

Darktrace is the only technology truly capable of evolving with your organization when enterprise security 
changes. Our Cyber AI learns ‘on the job’ and grows with your business to ensure that even the most 
unforeseeable threats are identified and neutralized. Perhaps most crucially, by augmenting and uplifting your 
security teams, we allow you to focus your time and energy where it matters most – providing you with a tangible 
return on investment. 

Throughout this renewal proposal, we’ll provide you with a high level overview of this return on investment to 
date. In addition, we’ll give you a behind the scenes look at some of the upcoming innovations Darktrace is 
developing at our R&D Center in Cambridge, UK; with particular emphasis on how these projects map to your 
ongoing security objectives. As the face of enterprise security continues to change, we have several upcoming 
features and functionality designed to meet the needs of our customers. 

Most importantly, we’ll present you with proposed renewal terms. The proposed pricing is broken down for you on 
the following page. 

As a Darktrace customer, you are an integral member of a community made up of more than 5,000 organizations 
worldwide. Working in tandem with the Darktrace Customer Community, we have turned the cyber defense 
industry on its head; ensuring that threats across the entire digital estate are stopped before they can do any 
damage. 

We look forward to continuing our partnership with City of Maple Valley and are excited to continue the 
conversation around how our Cyber AI can add value to your business and its security goals. I am happy to 
discuss this proposal and the associated commercials in more detail at your convenience.

If you have any questions about this renewal proposal, please do not hesitate to contact me. 

Email drew.staudacher@darktrace.com
Mobile 206 586 4809
Office 1201 2nd Ave, Seattle WA
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Pricing
Working with Darktrace is more than a subscription – it’s a partnership. In addition to your Cyber AI deployment, 
you will receive: 

• A dedicated account team, including a Customer Success Manager 

• Full deployment and integration support 

• Regular training

• Customer Support Helpline, open 24/7 

• Access to the Darktrace Customer Portal, providing exclusive best practice trainings, enablement 
guides, analyst research, and more 

• Invitations to regional Tech Meetups and other customer-only events

Deployment & Coverage 

The pricing below is for a 51 month software license covering 350 devices, inclusive of all deployment and 
service costs, 15% discount on the renewal cost for signing a multi-year partnership

Standard payment terms are annually in advance.

Products Enterprise Immune System and Antigena Network

Term

Breakdown 12 Month
Discounted price – Multiyear

51 Month Term

Enterprise Immune System Included Included

Antigena Network Included Included

Annual Solution Cost $48,000 at Year (1)
then 10% renewal increases per year

$42,000 per year

Total amount paid over
51 Months

$233,188
$54,688 in total savings $178,500
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Darktrace Company Overview
Founded in 2013 by mathematicians from Cambridge and government cyber intelligence experts in the US and 
the UK, Darktrace has experienced meteoric growth and is today recognized as the world’s leading AI company 
for cyber security. Over the past seven years, we have seen unprecedented growth – with more than 1,500 
employees across 40 global offices. More than 4,700 customers rely on Darktrace’s Immune System Platform to
protect and defend some of the most sensitive IP and data for organizations of all sizes by leveraging the 
following core products: 

Threat Detection

Darktrace burst onto the scene with a fundamentally different approach to threat detection – the immune system 
approach. Capable of understanding the normal ‘pattern of life’ for your organization, Darktrace uses AI to 
identify even the most subtle signs of unusual activity within your organization; empowering it to detect threats at 
their earliest stages, without using any prior assumptions.

Automated Investigation

One of our more recent innovations has been the launch of Cyber AI Analyst, the result of nearly three years of 
research from our R&D labs. This technology leverages supervised machine learning to mimic human thought 
processes, automating the tasks of threat investigation and incident reporting – reducing time to triage 
dramatically by 92%, relieving your team of the burden of investigating thousands of incidents.  

Autonomous Response

In 2016, Darktrace created a new market category called Autonomous Response, with the power to transform the 
security industry in much the same way artificial intelligence is transforming every sector. With Darktrace 
Antigena, we delivered the first security solution capable of fighting back against threats at machine speed, 
neutralizing the threats that other tools simply miss. By taking surgical action to minimize the operational impact 
of an in-progress attack, Darktrace Antigena buys back critical time for human security teams – saving countless 
resources. 
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Cyber AI: What’s New
The inventor of self-learning AI systems for cyber defense, Darktrace has been at the cutting edge of cyber AI for 
over seven years. With 30+ PhDs working on our R&D team, we are constantly expanding our technology to 
meet our customers’ evolving business needs. 

Since you joined as a customer, we have added several new technologies to add value to our customer’s 
security strategy and initiatives. Our recently launched Immune System Version 5 extends self-learning 
technology to cover more of the enterprise, including SaaS tools and endpoint devices, and can be delivered 
seamlessly from the cloud. Further, we’ve introduced several ‘one-click integrations’ to many security tools, 
ensuring you can derive the most value from your investment in Cyber AI. We were also recently named by 
Marsh as a ‘Cyber Catalyst’, a distinguished designation given to solutions deemed most effective at reducing 
cyber risk – something even more important in the light of high-profile threats to businesses and suppliers.

Immune System Version 5

Adapting to changing working conditions has presented unique, new challenges for security teams, redefining 
enterprise security in its wake. An increasingly dynamic workforce risks exposing data, creates new 
vulnerabilities, and is more susceptible to human error. Version 5 of the Immune System Platform is designed to 
assist our customers as they increase their investment in securing innovative technologies, prioritize operational 
speed, or get more value from existing technologies. 

Version 5 of the Darktrace Immune System, now available to the Darktrace Customer Community, covers a wide 
scope of enhancements, including: 

• New Antigena Autonomous Response across SaaS modules 

• A completely new model editor and new advanced search interface 

• Enhanced Cyber AI Analyst capabilities – including upgraded language support, a method for Cyber AI 
Analyst to operate across custom data, and a new AI Analyst API 

• Support for cloud-only and physical appliance deployments with full cloud autoscaling capabilities

• The first version to be made available via the AWS marketplace and AWS Quick Starts

• Continued Integration with external tools and third-party technologies 

New SaaS Console on Immune System Version 5

Client Sensors

Now available for limited release, Darktrace Client Sensors extend self-learning protection to your organization’s 
branch offices and remote workers off the VPN. This allows the AI to analyze real-time traffic of remote workers 
in the same way that it analyzes full traffic in the corporate network – ensuring that your workforce and data are 
always protected, no matter where or how your business operates. 

When leveraged with the rest of your Darktrace deployment, Client Sensors enable the platform to understand 
the full scope of an employee’s ‘normal pattern of life’ across diverse digital systems – fusing together behaviors 
made manifest both on and off the VPN, and if applicable, in SaaS applications from Salesforce to Microsoft 365. 
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Maximizing the Value
Darktrace is committed to ensuring that you receive the maximum value from our world-class cyber AI 
technology. There are several technologies, features, and resources that are provided to our customers to 
ensure they see the full potential of our Cyber AI deployment; including several items that are delivered free of 
charge, like Cyber AI Analyst and One-Click Integrations.  

Integrations

Darktrace’s Immune System Platform was designed with an open and extensible architechture that seamlessly 
integrates with your existing investments. Darktrace can integrate with SOAR and SIEM tools, firewalls, endpoint 
security tools, data lakes, as well as archiving and forensics tools. Further, it can also integrate with an existing 
SOC and use data surfaced by tools already deployed in an environment for enriched data correlation. This 
allows for advanced threat detection and autonomous response capabilities. 

All of our integrations are available to you completely free of charge, and can be implemented today on the
Darktrace Customer Portal to increase telemetry and help you see value out of your investment in Darktrace. 
Please visit the Customer Portal to see a full list of all available active integrations, or feel free to ask your 
account team.

Services 

Darktrace also offers additional service options. In order to best support you, these options can be customized to 
augment and extend your security and IT teams. Services are delivered by Darktrace’s Cyber Analysts, our in-
house experts in threat analysis and cyber intelligence, or Darktrace Certified Partners. Most importantly, these 
offerings are crafted based on our experience across all sizes of companies and sectors, to give you a custom fit. 

Ask the Expert
Available within the Threat Visualizer, ‘Ask the Expert’ is a feature that enables you and your security team to 
send queries to a Darktrace Cyber Analyst for expert assistance during threat investigations. You will receive 
rapid feedback and expert remediation advice for new or advanced cyber-threats in your environment.

24/7 Proactive Threat Notification
Darktrace Security Operations Centers (SOCs), located in Cambridge, San Francisco and Singapore, provide 
you with around-the-clock monitoring of your enterprise. Powered by your Darktrace deployment and manned by 
our world-class Darktrace Cyber Analysts, this value-added service notifies you of high-fidelity threats and 
provides triage assistance. We’ve now introduced Monthly SOC Service Reports that provides your team with a 
comprehensive summary of all threats identified within the previous month, as well as global threat trends 
identified by our SOC.
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Community Resources
As a member of the Darktrace Customer Community, we provide a wealth of resources and opportunities for 
engagement at no additional charge. These value-adding assets allow for you to make the most out of your 
ongoing investment in our Cyber AI technology, ensuring you are fully equipped with best practice use cases and 
empowering our Customer Community to learn from each other. 

The Darktrace Customer Portal 

The new Darktrace Customer Portal offers a personalized digital customer experience for every member of your 
team. Serving as your one-stop shop for all things Cyber AI, the bulk of the Portal is now available via a single 
authentication, making it more accessible than ever for members of your team. Only the most sensitive assets, 
like logging support tickets and viewing Monthly SOC Service Reports are protected with 2FA. Now available to 
access on mobile devices, the Portal also includes new resources like Darktrace Streams – where your team can 
explore best practice use cases straight from Darktrace experts. 

Community Events

As you’ve moved your business out of the office and your employees shift to working from home, Darktrace 
pivots to meet you there. We’ve rapidly expanded the Darktrace Customer Experience to include fully virtualized 
Tech Meetups for customers across the globe to discuss transformative challenges and solutions. These events 
allow for your team to hear directly from Darktrace Subject Matter Experts, as well as an opportunity to listen in 
on exclusive interviews with top figures across technology and security fields, and presentations on threat finds 
directly from Darktrace analysts. These events also allow our customers to provide feedback and hear directly 
from other members of the Customer Community on how they are leveraging the Immune System platform. 

Darktrace Innovation Series 

Our latest Darktrace Community intiative has been the introduction of the Darktrace Innovation Series. This new 
initiative opens up our R&D roadmap to our customers, empowering them to participate in our journey of 
innovation. As part of this program, customers will receive exclusive access to a Quarterly Solutions Overview 
where they will hear directly from our CTO about the latest updates and innovations from our product roadmap. 
Customers will also receive an invitation to the Darktrace Innovation Series Summit; a live-streaming event for 
the Darktrace Community where customers will hear from Darktrace technicans and can vote on the product they 
want to see developed next. 
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Finally, customers will have the opportunity to trial one new innovation per quarter, completely free of charge for 
30 days. More information on the Innovation Series can be found on the Darktrace Customer Portal here.

27



Renewal Proposal

Darktrace 32.376.3

9 28



Renewal Proposal

Darktrace 32.376.3

10

Insights from Customers Like You

29



 

About Darktrace 

Darktrace is the world’s leading cyber AI company and the creator of Autonomous Response technology. 
Its self-learning AI is modeled on the human immune system and used by over 3,000 organizations 
to protect against threats to the cloud, email, IoT, networks and industrial systems. 

The company has over 1000 employees and headquarters in San Francisco and Cambridge, UK. 
Every 3 seconds, Darktrace AI fights back against a cyber-threat, preventing it from causing damage. 

Contact Us 

North America: +1 (415) 229 9100 

Europe: +44 (0) 1223 394 100 

Asia-Pacific: +65 6804 5010 

Latin America:  +55 11 97242 2011 

info@darktrace.com | darktrace.com 

� @darktrace
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CITY OF MAPLE VALLEY, WASHINGTON 
 

RESOLUTION NO. R-21-1595 
 

A RESOLUTION OF THE CITY OF MAPLE VALLEY, 
WASHINGTON, AUTHORIZING THE CITY MANAGER 
TO EXECUTE A MASTER CUSTOMER AGREEMENT 
AND PRODUCT ORDER FORM WITH DARKTRACE, LLC 
FOR SECURITY HARDWARE AND SERVICES. 

 
 WHEREAS, the City of Maple Valley seeks to maintain and improve cybersecurity on its 
networks; and 
 
 WHEREAS, implementing network access control will improve cybersecurity within City 
IT systems; and 
 
 WHEREAS, staff recommends the DarkTrace Enterprise Immune System product to fulfill 
the role;  
  
 NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF MAPLE VALLEY, 
WASHINGTON, DO RESOLVE AS FOLLOWS: 
 

Section 1.  Authorization.  The City Manager is hereby authorized to execute a 
Master Customer Agreement and Product Order Form with DarkTrace, LLC for 
security hardware and services in an amount not to exceed $193,486for a 51 month 
time period. A copy of the Agreement will be filed with the City Clerk. 

  
APPROVED BY THE CITY COUNCIL AT A SPECIAL MEETING THEREOF ON THE 27TH 
DAY OF SEPTEMBER 2021. 
 
       CITY OF MAPLE VALLEY 
 
       ______________________________ 
       Sean P. Kelly, Mayor 
 
ATTEST: 
 
______________________________ 
Shaunna Lee, City Clerk 
 
APPROVED AS TO FORM: 
 
_____________________________ 
Patricia Taraday, City Attorney 
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September 27, 2021 
 
To:  Mayor Kelly and Councilors  

From:   Matt Torpey, Community Development Manager 

Subject: Amendment No. 3 to Casey Engineering Agreement C-20-1786 

Staff proposes a contract Amendment to the Casey Engineering Agreement C-20-1786 to increase the 
Agreement compensation. 

Background 
The current contract with Casey Engineering is a not to exceed $105,000.00. The work that Casey 
Engineering is contracted to perform is for development review professional services and other 
engineering professional related activities to support City staff and projects.  The majority of the charges 
are passed on to the developers which reimburses the City as part of the development cost.   The approved 
maximum amount of $105,000.00 is getting close to being reached due to a continued demand for 
development related engineering review services.  
 
Discussion 
The City utilizes services provided by Casey Engineering that we do not have the expertise to provide 
ourselves.  The original contract was for $35,000.00 and was increased to $70,000 at the January 11, 2021 
Council meeting and amended a second time on April 12, 2021 for an additional $35,000.  The contract 
amount needs to be increased to perform the work necessary on current and future projects.  In order to 
continue utilizing Casey Engineering’s services, it is necessary to increase Casey Engineering’s contract 
amount which is currently capped at $105,000.   It is requested that the amount be increased an additional 
$35,000 to $140,000.  
 
Fiscal Impact   
This is a “pass through” contract where professional services costs are paid for by developers that require 
the services for their project(s) and budgeted City programs and projects. 

Options 
1. Approve the proposed resolution authorizing the City Manager to execute Amendment No. 3 to 

Agreement C-20-1786 with Casey Engineering 
2. Do not approve the amendment. 
3. Take some other action. 
 
Recommendation 
Approve the resolution to authorize the City Manager to execute Amendment No. 3 to contract number C-
20-1786 with Casey Engineering for a new total not to exceed $140,000 and amend the contract duration 
date to December 31, 2022. 
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Attachments 
 
1. Resolution No. R-21-1593 
2. Casey Engineering Amendment No. 3 
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CITY OF MAPLE VALLEY, WASHINGTON 
 

RESOLUTION NO. R-21-1593 
 

A RESOLUTION OF THE CITY OF MAPLE VALLEY, 
WASHINGTON, AUTHORIZING THE CITY MANAGER TO 
EXECUTE AMENDMENT NO. 3 TO THE PROFESSIONAL SERVICES 
AGREEMENT WITH CASEY ENGINEERING FOR DEVELOPMENT 
REVIEW CONSULTING SERVICES.   

 
 WHEREAS, in August 2020,  the City entered into a contract with Casey 
Engineering; and 
 
 WHEREAS, the services of Casey Engineering will expected to be ongoing through 
2022; and  
 
 WHEREAS, the amount of compensation in the current contract is inadequate and 
must be increased to continue permit development review; 
 
 NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF MAPLE 
VALLEY, WASHINGTON, DO RESOLVE AS FOLLOWS: 
 

Section 1:  Authorization.  The City Manager is hereby authorized to execute 
Amendment No. 3 to Professional Services Agreement, Contract C-20-1786, 
with Casey Engineering for the provision of Development Engineering 
Review services, amending the compensation from not to exceed $105,000 to 
not to exceed $140,000 and amending the contract duration to Decmber 31, 
2022. A copy of the contract amendment No. 3 shall be filed with the City 
Clerk and identified with Clerk's Receiving Number ___________. 

 
 PASSED BY THE CITY COUNCIL AT A REGULAR MEETING THEREOF ON 
THE 27TH DAY OF SEPTEMBER, 2021. 
 
      CITY OF MAPLE VALLEY 
 
 
      ______________________________ 
      Sean P. Kelly, Mayor 
ATTEST/AUTHENTICATED: 
 
______________________________ 
Shaunna Lee, City Clerk 
 
Approved as to form: 
 
_____________________________ 
Patricia Taraday, City Attorney 
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 P.O. Box 320  22017 SE Wax Road, Suite 200 Maple Valley, WA  98038 

Phone: (425) 413-8800  Fax: (425) 413-4282 
 
 
September 27, 2021 
 
David W. Casey, P.E., Owner 
Casey Engineering  
P.O. Box 1255 
Fall City. WA  98024 
 
Subject: City of Maple Valley Agreement for Professional Services 

Contract No. C-20-1786, Amendment No. 3 
 
Dear Mr. Casey; 
 
Pursuant to our mutual agreement, this letter amends our City of Maple Valley Agreement for 
Professional Services, Contract No. C-20-1786 to change the contract duration date to December 
21, 2022 and amend the contract amount as follows: 
 
2. Compensation 
 

A. The City shall pay the Service Provider: 
 
  ____X___  A sum not to exceed $140,000  

 
B. The City shall pay the Service Provider for services rendered and allowable expenses 

incurred after receipt of an invoice separately detailing such services rendered and expenses incurred 
during the applicable period.  All invoices shall be accompanied by an Invoice Summary Form 
substantially in the form set forth in Exhibit “B.” 

 
 

C. Vouchers are paid on the Tuesday following the second and fourth Mondays of each 
month, following City Council approval.  Invoices must be received at least ten (10) days prior to the 
approval date.  The Service Provider shall be paid for services rendered and allowable expenses incurred, 
but in no case shall the total amount paid exceed the “not to exceed” amount of $140,000 unless the 
parties mutually agree in writing to the payment of additional fees and expenses as authorized by the City.  
The Service Provider shall complete and return Exhibit “C,” Tax Identification Number, prior to 
execution of this Agreement. 

 
 
 

 
 

37



 
All other provisions of City of Maple Valley Agreement for Professional Services, Contract No. 
C-20-1786 and amendments thereto shall remain the same and in full effect.   
 
The parties signed below agree to this Amendment as set forth herein. 
CITY OF MAPLE VALLEY    CASEY ENGINEERING  
 
___________________________   _______________________________ 
  
Laura K. Philpot     By: David W. Casey, P.E. 
City Manager       

 Title: Owner 
Date: ______________________   Date: ________________________ 
 
 
Attest: 
 
__________________________ 
Shaunna Lee, City Clerk 

 
Approved as to form: 
 
 
_________________________ 
Patricia Taraday, City Attorney 
 
Attachments:  Exhibit “B”   
 
Authorizing Resolution: R-21-1593 
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September 27, 2021 
 
To:  Mayor Kelly and Councilors  

From:  Halley Kimball, P.E., Surface Water/NPDES Program Manager  

Subject:  Bid Award:  S-12 2021 Miscellaneous Drainage Improvements Construction 
Contract Award to Maroni Construction 
 

 

Background 
On September 13, 2021, City Council approved the acceptance of a drainage easement for the 
subject project through Resolution R-21-1582 (Gommi Drainage Easement).  As part of the 
easement conditions, the City will enclose an open drainage channel in the backyard at 25814 214th 
Ave SE.  The easement and the S12 construction project will allow stormwater system maintenance 
where none could previously be completed due to access limitations.   
 
Discussion 
The City solicited bids from five contractors from the MRSC small works roster. The lowest 
responsive and responsible bid received was submitted by Maroni Construction, whose bid was in 
the amount of $75,965.00.  

Fiscal Impact 
The construction contract amount, plus a 10% contingency, is $83,561.50.   
 
The approved 2021 budget for S-12 is $53,000. The current SWM Capital Program budget has 
$50,000 allocated for S-15 Pond Fencing, $32,000 of which is not proposed to be used in 2021. 
Staff are proposing that the remainder of the S-12 construction contract be covered by these 
available funds as to not exceed the total SWM Program budget for 2021.  
 
Recommendation 
Staff recommends the City Council adopt proposed Resolution No. R-21-1594 authorizing the City 
Manager to execute a Public Works Contract in the amount of $75,965.00 plus administer a 10% 
contingency in the amount of $7,596.50 for a total amount “not to exceed” $83,561.50. 
 
Options 

1. Approve Resolution No. R-21-1594. 

2. Do not approve Resolution No. R-21-1594. 

3. Take some other action. 
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Attachments 
1. Resolution No. R-21-1594 
2. Maroni Cost Estimate 
3. Bid Summary 
4. Public Works Contract 
5. Project Vicinity Map 
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CITY OF MAPLE VALLEY, WASHINGTON 
 

RESOLUTION NO. R-21-1594 
 

 A RESOLUTION OF THE CITY OF MAPLE VALLEY, WASHINGTON, 
AWARDING THE S-12 2021 MISCELLANEOUS DRAINAGE 
IMPROVEMENTS PROJECT BID TO MARONI CONSTRUCTION 
COMPANY;  AUTHORIZING THE CITY MANAGER TO EXECUTE A 
PUBLIC WORKS CONTRACT WITH MARONI CONSTRUCTION 
COMPANY INCLUDING THE ADMINISTRATION OF A 
CONSTRUCTION CONTINGENCY. 

  
 WHEREAS, the City studied the feasibility of replacing an existing ditch at the back of a 
residential property with a pipe segment and determined that the project is feasible, and desires to 
construct this project as part of S-12 Miscellaneous Drainage Improvements; and 
 
 WHEREAS, the City and the impacted property owner have an interest in improving the 
Cedar Downs conveyance system to reduce flooding, improve aesthetics and usability of 
property, and improve long term maintainability; and 
 
 WHEREAS, the City, requested bids from five qualified contractors from the MRSC 
Small Works Roster and identified Maroni Construction Company as the lowest, responsive and 
responsible bidder in the amount of $75,965.00; and 
 
 WHEREAS, the City is requesting that the City Manager be granted the authority to 
execute a Public Works Contract with Maroni Construction Company to perform the 
construction services for S-12 2021 Miscellaneous Drainage Improvement project in the total bid 
amount of $75,965.00, and administer a construction contingency in the amount of $7,596.50 
(10%).   
  NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF MAPLE 
VALLEY, WASHINGTON, DO RESOLVE AS FOLLOWS: 
 

Section 1.  Bid Award.  The City Council hereby awards the bid to perform S-12 
2021 Miscellaneous Drainage Improvements Project to Maroni Construction 
Company. 
 

Section 2.  Authorization.  The City Manager is hereby authorized to execute a 
Public Works Contract with Maroni Construction Company to perform S-12 
2021 Miscellaneous Drainage Improvements Project in the amount “not to 
exceed” $75,965.00, and administer a construction contingency in the amount of 
$7,596.50 (10%) for a total contract amount “not to exceed” $83,561.50.  A 
copy of Public Works Contract C-21-1926 has been filed with the City Clerk 
and identified with Clerk's Receiving No. ______. 
 

PASSED BY THE CITY COUNCIL AT A SPECIAL MEETING THEREOF ON THE 27TH DAY 
OF SEPTEMBER 2021. 
      
 
 
   

41



  

      __________________________________ 
      Sean Kelly, Mayor 
ATTEST: 
 
_______________________________ 
Shaunna Lee, City Clerk 
 
 
APPROVED AS TO FORM: 
 
____________________________ 
Patricia Taraday, City Attorney 
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Estimate
Date

9/2/2021

Estimate #

2021-9

Name / Address

City of Maple Valley
Attn: Halley Kimball
PO Box 320
Maple Valley, WA  98038

Project

Total

Subtotal

Sales Tax  (8.7%)

Maroni Construction Company
PO Box 852
Enumclaw, WA 98022
phone 206.240.4099
maroniconstinc@aol.com

Description Qty Rate Total

Base Lump Sum Bid - Provide labor, equipment and materials for
Cedar Downs Open Ditch Improvement project referenced in email
dated August 24, 2021, with attached plan and special provisions, to
pipe existing ditch at 25804 & 25646 214th Ave SE.

Alternative Bid Item - Bypass for pump $4,800.00 plus tax (not
included in base bid)

1 69,885.00 69,885.00T

$75,965.00

$69,885.00

$6,080.00
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Public Works Agreement - Over $35K  Rev. 07/2019 
Page 1 of 8 
 

 
CITY OF MAPLE VALLEY 

PUBLIC WORKS AGREEMENT FOR S-12 2021 MISCELLANEOUS DRAINAGE 
IMPROVEMENTS 

Contract No.    
Contractor:  MARONI CONSTRUCTION COMPANY 

 
 
This Agreement is entered into by and between the CITY OF MAPLE VALLEY, WASHINGTON, a 
municipal corporation hereinafter referred to as “City,” and MARONI CONSTRUCTION COMPANY, a 
WASHINGTON CORPORATION, hereinafter referred to as “Contractor.” 
 
WHEREAS, the City desires to have certain public works services performed for its citizens; and 
 
WHEREAS, the City has selected the Contractor to perform the above-mentioned services; 
 
NOW, THEREFORE, in consideration of the mutual promises and covenants contained herein, to be kept, 
performed, and fulfilled by the respective parties hereto, and other valuable consideration, it is mutually 
agreed as follows: 
 
1. Scope of Services to be Performed by the Contractor.  The Contractor shall perform the services 
outlined in Exhibit “A” of this Agreement.  In performing these services, the Contractor shall at all times 
comply with all federal, state, and local laws and regulations applicable to the performance of such services.  
The Contractor shall perform services diligently and completely and in accordance with professional 
standards of conduct and performance. 
 
2. Compensation. 
 

a. The City shall pay Contractor:  According to the rates set forth in the Bid Proposal dated 
September 2, 2021, in an amount not to exceed $75,965.00, excluding approved change orders.  
 

b. All invoices shall be accompanied by an Invoice Summary Form substantially in the form set 
forth in Exhibit “B.” 

 
c.  Each voucher claim submitted by Contractor shall state that the prevailing wages have been paid 

in accordance with the prefiled statement or statements of Intent to Pay Prevailing Wages on file with the 
City. 

 
d. Vouchers are paid on the Tuesday following the second and fourth Mondays of each month, 

following City Council approval.  Invoices must be received at least ten (10) days prior to the approval 
date.  The Contractor shall be paid for services rendered and allowable expenses incurred, but in no case 
shall the total amount to be paid exceed the “not to exceed” amount of $75,965.00, unless the parties 
mutually agree to the payment of additional fees and expenses by Change Order as authorized by the City.  
The Contractor shall complete and return Exhibit “C,” Tax Identification Number, prior to execution of this 
Agreement. 

 
e. Any change or modification to this Agreement for additional services as above referenced shall 

be by written Change Order and signed by the parties to this Agreement.  Any compensation due for the 
changes or modifications shall be on the same terms and conditions as set forth in this section or in a manner 
otherwise mutually agreed to by the parties by Change Order. 

45



Public Works Agreement - Over $35K  Rev. 07/2019 
Page 2 of 8 
 

 
3. Termination. 
 

a. The City reserves the right to terminate or suspend this Agreement at any time, with or without 
cause, upon fourteen (14) days’ prior written notice. 
 

b. In the event this Agreement is terminated or suspended, the Contractor shall be entitled to 
payment for all services performed and reimbursable expenses incurred up to the date of termination. 
 

c. This Agreement may be canceled immediately if the Contractor’s insurance coverage or 
financial guarantee provided to the City under this Agreement is canceled for any reason or if the Contractor 
is unable to perform the services called for by this Agreement. 
 

d. The Contractor reserves the right to terminate this Agreement with not less than sixty (60) days’ 
written notice. 
 

e. This provision shall not prevent the City from seeking any legal remedies it may otherwise 
have for the violation or nonperformance of any provisions of this Agreement. 
 
4. Duration of Agreement.  This Agreement shall be in full force and effect for a period commencing 
upon execution by the last Party to sign this Agreement and ending December 31, 2022 unless sooner 
terminated under the provisions of this Agreement.  Time is of the essence of this Agreement in each and 
all of its provisions in which performance is required. 
 
5. Prevailing Wages; Retainage. 
 

a. The Contractor shall pay all workers performing services under this Agreement not less than 
the prevailing wage adopted by the Washington State Department of Labor and Industries.  The State of 
Washington prevailing wage rates applicable for this public works project, which is located in King County, 
may be found at the following website address of the Department of Labor and Industries: 
https://fortress.wa.gov/lni/wagelookup/prvWagelookup.aspx.  Based on the bid submittal deadline for this 
project, the applicable effective date for prevailing wages for this project is September 2, 2021. A copy of 
the applicable prevailing wage rates are also available for viewing at City Hall, located at 22017 SE Wax 
Road, Suite 200, Maple Valley, Washington, 98038.  Upon request, the City will mail a hard copy of the 
applicable prevailing wages for the project.  The Contractor shall also comply with the prevailing wage 
laws codified under RCW Chapter 39.12 as written or hereinafter amended, and all applicable provisions 
of the Washington Administrative Code relating thereto.  This Agreement shall not be construed as 
prohibiting the Contractor from taking advantage of any exemption from paying the prevailing wage rate 
under a special certificate issued by the Department of Labor and Industries (“L&I”) for vocational 
handicapped workers or of any other exemption or exception authorized by law. 
 

b. Upon execution of this Agreement, the Contractor, and all subcontractors under contract to the 
Contractor, shall file a “Statement of Intent to Pay Prevailing Wages” with L&I on forms approved by L&I 
and file a copy of the Statement of Intent to Pay Prevailing Wages with the City.  The City shall not make 
any payments or reimbursements under the Agreement prior to receipt of an approved “Statement of Intent 
to Pay Prevailing Wages” form for the Contractor and all subcontractors under contract to the Contractor, 
by the industrial statistician of L&I. For all contracts with the City over $10,000, the “Statement of Intent 
to Pay Prevailing Wages” shall include: 
 

(1) The Contractor’s (and each Subcontractor’s) registration certificate number; and 
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(2) The prevailing rate of wages for each classification of workers entitled to prevailing 
wages under RCW 39.12.020 and the estimated number of workers in each classification. 
 

Public improvement contracts involving the construction, alteration, repair, or improvement of any 
highway, road, or street funded in whole or in part by federal transportation funds shall rely upon the 
contract bond as referred to in Chapter 39.08 RCW for the protection and payment of: (i) The claims of any 
person or persons arising under the contract to the extent such claims are provided for in RCW 39.08.010; 
and (ii) the state with respect to taxes imposed pursuant to Titles 50, 51, and 82 RCW which may be due. 
The contract bond must remain in full force and effect until, at a minimum, all claims filed in compliance 
with chapter 39.08 RCW are resolved.  
 

c.  If a subcontractor to the Contractor fails to submit an Affidavit of Wages Paid form, the 
Contractor may file said form on behalf of the nonresponsive subcontractor. Such form(s) may only be filed 
on behalf of a nonresponsive subcontractor who has ceased operations or failed to file as required herein. 
Filings made on behalf of a subcontractor may not be accepted sooner than thirty-one days after the 
acceptance date of the work completed by the Contractor and the Contractor filing the Affidavit of Wages 
Paid form must accept responsibility for payment of prevailing wages unpaid by the subcontractor pursuant 
to RCW 39.12.020 and 39.12.065. 

 
6. Independent Contractor. 
 

a. The Contractor and the City agree that the Contractor is an independent contractor with respect 
to the services provided pursuant to this Agreement.  The Contractor will solely be responsible for its acts 
and for the acts of its agents, employees, subcontractors, or representatives during the performance of this 
Agreement.  Nothing in this Agreement shall be considered to create the relationship of employer and 
employee between the parties hereto. 
 

b. The City shall not be responsible for withholding or otherwise deducting federal income tax or 
Social Security or contributing to the State Industrial Insurance Program, or otherwise assuming the duties 
of an employer with respect to Contractor or any employee of the Contractor. 
 
7. Indemnification/Hold Harmless.   
 

a. The Contractor shall defend, indemnify, and hold the City and its officers, officials, agents, 
employees, and volunteers harmless from any and all costs, claims, injuries, damages, losses, suits, or 
liabilities of any nature including attorneys’ fees arising out of or in connection with the performance of 
this Agreement, except for injuries and damages caused by the sole negligence of the City. 
 

b. Should a court of competent jurisdiction determine that this Agreement is subject to RCW 
4.24.115, then, in the event of liability for damages arising out of bodily injury to persons or damages to 
property caused by or resulting from the concurrent negligence of the Contractor and the City, its officers, 
officials, employees, and volunteers, the Contractor’s liability hereunder shall be only to the extent of the 
Contractor’s negligence.  It is further specifically and expressly understood that the indemnification 
provided herein constitutes the Contractor’s waiver of immunity under Industrial Insurance, Title 51 RCW, 
solely for the purposes of this indemnification.  This waiver has been mutually negotiated by the parties.  
The provisions of this section shall survive the expiration or termination of this Agreement. 
 
8. Bonding.  Upon execution of this contract, as required by RCW 39.08, the Contractor shall furnish 
a payment and performance bond in the full amount of the contract price, plus state sales tax, which shall 
guarantee the faithful performance of the contract and the payment of all labor, mechanics, subcontractors, 
and materialmen and all persons who supply them with provisions and supplies for carrying out the work 
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under this contract.  This bond shall be in force until completion of the contract and also upon such period 
thereafter during which the law allows liens to be filed and sued upon.  This performance bond shall be 
furnished by a corporate surety company authorized to do business in the State of Washington, in a company 
acceptable to the City and on the form attached hereto. The bond must specify that the surety agrees to be 
bound by the laws of the State of Washington and be subject to jurisdiction of the state of Washington, and 
to venue in King County, Washington. 
 
9. Insurance.  The Contractor shall procure and maintain insurance, as required in this Section, 
without interruption, from commencement of the Contractor’s work through the term of the agreement and 
for thirty (30) days after the Physical Completion date, unless otherwise indicated herein. 
 

a. No Limitation.  Contractor’s maintenance of insurance, its scope of coverage and limits as 
required herein shall not be construed to limit the liability of the Contractor to the coverage provided by 
such insurance, or otherwise limit the City’s resources to any remedy available by law or equity. 

 
b. Minimum Scope of Insurance.  Contractor shall obtain insurance of the types and coverage 

as stated below: 
 

(1) Automobile Liability insurance covering all owned, non-owned, hired, and leased 
vehicles.  Coverage shall be at least as broad as Insurance Services Office (ISO) form CA 00 
01.  If necessary, the policy shall be endorsed to provide contractual liability coverage. 
 
(2) Commercial General Liability insurance shall be at least as broad as ISO occurrence form 
CG 00 01 and shall cover liability arising from premises, operations, independent contractors, 
products-completed operations, stop gap liability, and personal injury and advertising injury, 
and liability assumed under an insured contract.  The Commercial General Liability insurance 
shall be endorsed to provide the Aggregate Per Project Endorsement ISO form CG 25 0305 09 
or equivalent endorsement.  There shall be no exclusion for liability arising from explosion, 
collapse, or underground property damage.  The City shall be named as an additional insured 
under the Contractor’s Commercial General Liability insurance policy with respect to the work 
performed for the City using ISO Additional Insured Endorsement CG 20 10 10 01 and 
Additional Insured-Completed Operations endorsement CG 20 37 10 01 or substitute 
endorsements providing at least as broad coverage. 
 
(3) Workers’ Compensation coverage as required by the Industrial Insurance laws of the 
State of Washington 
 
 (4) Builders Risk insurance covering interests of the City, the Contractor, Subcontractors, 
and Sub-subcontractors in the work.  Builders Risk insurance shall be on a all-risk policy form 
and shall insure against the perils of fire and extended coverage and physical loss or damage 
including flood and earthquake, theft, vandalism, malicious mischief, collapse, temporary 
buildings and debris removal. This Builders Risk insurance covering the work will have a 
deductible of $5,000 for each occurrence, which will be the responsibility of the Contractor.  
Higher deductibles for flood and earthquake perils may be accepted by the City upon written 
request by the Contractor and written acceptance by the City.  Any increased deductibles 
accepted by the City will remain the responsibility of the Contractor.  The Builders Risk 
insurance shall be maintained until final acceptance of the work by the City.  

c. Minimum Amounts of Insurance.  Contractor shall maintain the following insurance limits: 
 

(1) Automobile Liability insurance with a minimum combined single limit for bodily injury 
and property damage of $1,000,000 per accident. 
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(2) Commercial General Liability insurance shall be written with limits no less than 
$1,000,000 each occurrence, $2,000,000 general aggregate, and a $2,000,000 products-
completed operations aggregate limit. 
 
(3)  Builders Risk insurance shall be written in the amount of the completed value of the project 
with no coinsurance provisions.  

 
d. City Full Availability of Contractor Limits.  If the Contractor maintains higher insurance 

limits than the minimums shown above, the City shall be insured for the full available limits of  Commercial 
General  and Excess or Umbrella liability maintained by the Contractor, irrespective of whether such limits 
maintained by the Contractor are greater than those required by this contract or whether any certificate of 
insurance furnished to the City evidences limits of liability lower than those maintained by the Contractor. 

 
e. Other Insurance Provisions.  The insurance policies are to contain, or be endorsed to contain, 

the following provisions for Automobile Liability and Commercial General Liability insurance: 
 

(1) The Contractor’s insurance coverage shall be primary insurance as respects the City.  Any 
insurance, self-insurance, or insurance pool coverage maintained by the City shall be in excess 
of the Contractor’s insurance and shall not contribute with it. 
 
(2) The Contractor’s insurance shall be endorsed to state that coverage shall not be canceled 
by either party except after thirty (30) days’ prior written notice by certified mail, return receipt 
requested, has been given to the City. 

 
 f. Contractor’s Insurance For Other Losses.  The Contractor shall assume full 
responsibility for all loss or damage from any cause whatsoever to any tools, Contractor’s employee 
owned tools, machinery, equipment, or motor vehicles owned or rented by the Contractor, or the 
Contractor’s agents, suppliers,  contractors, or sub-contractors as well as to any temporary structures, 
scaffolding and protective fences. 
 
 g.  Waiver of Subrogation. The Contractor and the City waive all rights against each other 
any of their Subcontractors, Sub-subcontractors, agents and employees, each of the other, for damages 
caused by fire or other perils to the extend covered by Builders Risk insurance or other property insurance 
obtained pursuant to the Insurance Requirements Section of this Contract or other property insurance 
applicable to the work.  The policies shall provide such waivers by endorsement or otherwise.   
 

h. Acceptability of Insurers.  Insurance is to be placed with insurers with a current A.M. Best 
rating of not less than A: VII. 

 
i. Verification of Coverage.  Contractor shall furnish the City with original certificates and a 

copy of the amendatory endorsements, including, but not necessarily limited to, the additional insured 
endorsement, evidencing the insurance requirements of the Contractor before commencement of the work.  
Upon request by the City, the Contractor shall furnish certified copies of all required insurance policies, 
including endorsements, required in this contract and evidence of all subcontractors’ coverage. 
 
 j. Notice of Cancellation.  The Contractor shall provide the City with written notice of any policy 
cancellation, within two business days of their receipt of such notice. 
 
 k. Failure to Maintain Insurance.  Failure on the part of the Contractor to maintain the insurance 
as required shall constitute a material breach of contract, upon which the City may, after giving five business 
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days’ notice to the Contractor to correct the breach, immediately terminate the contract or, at its discretion, 
procure or renew such insurance and pay any and all premiums in connection therewith, with any sums so 
expended to be repaid to the City on demand, or at the sole discretion of the City, offset against funds due 
the Contractor from the City. 
 

l. Subcontractors.  Contractor shall include all subcontractors as insureds under its policies or 
shall furnish separate certificates and endorsements for each subcontractor.  All coverage for subcontractors 
shall be subject to all of the same insurance requirements as stated herein for the Contractor.  The Contractor 
shall ensure that the City is an additional insured on each and every subcontractors’ Commercial General 
Liability insurance policy using an endorsement at least as broad as ISA Additional Insured endorsement 
CG 20 38 04 13. 
 
10. Delays.  The Contractor is not responsible for delays caused by factors beyond the Contractor’s 
reasonable control.  When such delays beyond the Contractor’s reasonable control occur, the City agrees 
the Contractor does not owe for damages, nor shall the Contractor be deemed to be in default of the 
Agreement. 
 
11. Successors and Assigns.  Neither the City nor the Contractor shall assign, transfer, or encumber 
any rights, duties, or interests accruing from this Agreement without the written consent of the other. 
 
12. Discrimination Prohibited.  The Contractor shall not discriminate against any employee or 
applicant for employment, or any person seeking the services of the Contractor under this Agreement, 
because of sex, age, race, color, religion, creed, national origin, marital status, sexual orientation, or the 
presence of any sensory, mental, or physical disability, unless based upon a bona fide occupational 
qualification. 
 
13. Notices.  Any notice required under this Agreement will be in writing, addressed to the appropriate 
party at the address which appears below (as modified in writing from time to time by such party), and 
given personally, by registered or certified mail, return receipt requested, by facsimile or by a nationally 
recognized overnight courier service.  All notices shall be effective upon the date of receipt. 
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To the City: 
 
City of Maple Valley 
Laura K. Philpot, City Manager 
P.O. Box 320 (mailing address) 
22017 SE Wax Road, Suite 200 
Maple Valley, WA 98038 

 425-413-8800; fax: (425) 413-4282 
 
 With a copy to: 
 City of Maple Valley 
 Attention: Halley Kimball 
 P.O. Box 320 (mailing address) 
 Maple Valley, WA  98038 
 
 To the Contractor: 

Maroni Construction Company  
Rick Maroni, President  
PO Box 852 
Enumclaw, WA 98022  
206-240-4099 

 
14. Applicable Law; Venue; Attorneys’ Fees.  This Agreement shall be governed by and construed 
in accordance with the laws of the State of Washington.  In the event any suit, arbitration, or other 
proceeding is instituted to enforce any term of this Agreement, the parties specifically understand and agree 
that venue shall be exclusively in King County, Washington.  The prevailing party in any such action shall 
be entitled to its attorneys’ fees and costs of suit, which shall be fixed by the judge hearing the case, and 
such fees shall be included in the judgment. 
 
15. General Administration and Management.  The manager of this Agreement shall be Halley 
Kimball of the Public Works Department or his/her designee. 
 
16. Severability.  Any provision or part of the Agreement held to be void or unenforceable under any 
law or regulation shall be deemed stricken, and all remaining provisions shall continue to be valid and 
binding upon the City and the Contractor, who agree that the Agreement shall be reformed to replace such 
stricken provision or part thereof with a valid and enforceable provision that comes as close as reasonably 
possible to expressing the intention of the stricken provision. 
 
17. Contract Documents.  The Contract Documents, which set forth the terms of the contract between 
the City and the Contractor, and which are entered into by the acceptance of the Contractor’s bid and the 
signing of this Agreement, consist of all the documents that are included within the S-10 2021 Stormwater 
Pond Water Quality Retrofits Project  materials, including all of the documents included within the 
Invitation to Bid, Plans, Specifications, and Special Provisions as well as all Appendices attached thereto, 
all of which are a part thereof as if herein set forth in full, and if not attached, as if hereto attached, and also 
including: 
 

a. Addenda; if any 

b. Change Orders, which may be delivered or issued after the Effective Date of the Agreement 
and are not attached hereto; and 

c. All modifications or changes issued pursuant to the Contract Documents. 
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There are no Contract Documents other than those above listed.  The Contract Documents may only be 
amended by Change Order as provided in the Contract Provisions. 
 
CITY OF MAPLE VALLEY    MARONI CONSTRUCTION COMPANY 
         
        __________________________________ 
By:     Laura K. Philpot     By:     _____________________________ 
Title:  City Manager     Title:  _____________________________ 
Date:  ___________________________   Date:                                                             
       
 
Attest: 
 

________________________________ 
Shaunna Lee, City Clerk 
 
 
Approved as to form: 
 
   
Patricia Taraday, City Attorney 
 
 
Attachments:  Exhibits “A,” “B” and “C”    
 
Authorizing Resolution No. Insert number, delete if n/a 
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EXHIBIT A 
 

SCOPE OF WORK 
 

INSERT SCOPE OF WORK HERE 
YOU MAY REMOVE THIS PAGE IF NECESSARY  
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EXHIBIT B 
CITY OF MAPLE VALLEY INVOICE SUMMARY FORM 

Attn: Accounts Payable 
P.O. Box 320, Maple Valley, WA  98038  
 (425) 413-8800; Fax (425) 413-4282 or 

Scan Invoice to finance2@maplevalleywa.gov  
AND cw-pw@maplevalleywa.gov 

 
 
City Contract No:  Invoice No.:  Invoice Date:  
 
Vendor:                                 
 
Mailing Address:            
 
                                        
 
Invoice Contact Name:   Telephone:   
 
Reporting Period:            
 
Amount of Invoice:      $ 
 

Attach Invoice to describe services performed this period. 
 
BUDGET SUMMARY: 
 
Total Contract Amount   $ 

Previously Submitted for Payment $ 

Current Request    $ 

Total Requested to Date   $ 

Balance Remaining   $ 

 
 
Vendor Signature Date 
 
 
Print Name  Title  

 
Vouchers are paid on the Tuesday following the second and fourth Mondays of each month, following City 
Council approval.  Invoices must be received at least ten (10) days prior to the approval date.  The Vendor 
shall be paid for services rendered and allowable expenses incurred, but in no case shall the total amount 
paid exceed the “not to exceed” amount of $ 75,965.00 with a 10% contingency of 7,596.50, unless the parties 
mutually agree in writing to the payment of additional fees and expenses as authorized by the City.  The 
Vendor shall complete and return Exhibit “C,” Tax Identification Number, prior to execution of this 
Agreement. 
 
For Department Use Only 
Approved for Payment:  
Vendor No.:  _________________________ 
Budget No.:  _________________________ 
Signature:     _________________________ 
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Date:             _________________________

55



 

Public Works Agreement Over $35K  Rev. 07/2019 
Exhibit C 

EXHIBIT C 
 
 

Please print out completed W-9 form and include as Exhibit C 
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City Council
Agenda Item Recap

Item:  HB 1331 – Traffic Impact Fees Related to Day Care Centers

Staff Contact:  Tawni Dalziel, PW/CD Director
Patricia Taraday, City Attorney

Presentation Date (s): 7/12/21, see Attachment 1 for Council Memo

Status/Council Direction:  Council directed staff to research the need 
for childcare/daycare in the city as well as provide more information on 
State subsidized childcare.  There was also a Council concern about 
fairness to existing daycare facilities in the City who may have had to 
pay traffic impact fees.

Directed Revisions/Added Information to date:  A summary of 
daycare demand in the Maple Valley areas is provided Attachment 2.  
Information on how families may qualify for State subsidized childcare 
is shown in Attachment 3.  Additionally, according to a query on the 
City’s permit tracking software back to 2002, no new child care/daycare 
facilities have been permitted or were required to pay traffic impact fees.

Recommended Action:  Provide Council direction on implementation 
of HB 1331.  

Options:  Direct Staff to draft ordinance providing for 80% Traffic 
Impact Fee (TIF) exemption for Childcare Facilities or direct Staff to 
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only revise TIF such that childcare facilities are not charged more than a 
similarly sized commercial facility (required by HB 1331). 
Attachments: 

1. HB 1331 Council Memo dated July 12, 2021 
2. Summary of daycare demand in Maple Valley area 
3. Information on WA State Subsidized Childcare 
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  HB 1331 – Attachment 1 
 

 
 

 
Date: July 12th, 2021 

To:  Mayor Kelly and Councilors  

From:  Patricia Taraday, Lighthouse Law Group PLLC 

Subject:  SHB 1331 – Impact Fee Exemption for Early Learning Facilities  

 
Background 

 
The legislature passed SHB 1331, effective July 25, 2021, giving local governments and counties 
the ability to exempt impact fees for development of early learning facilities in an effort to make 
such facilities accessible to more communities.   
 
Discussion 
 
As you know, impact fees are assessed by a local government on new development to help pay 
for increased services that will be required of that development.  For example, residential 
development would require increased school facilities for the new residents, then an impact fee 
could be assessed to pay for those facilities. 
 
The local government may provide exemptions from impact fees, like for low-income housing or 
other development activities with a broad public purpose.  If the local government does provide 
for an exemption, the impact fee that would have been paid by the development must instead be 
paid from public funds.  
 
SHB 1331 creates a new exemption for impact fees, which a local government may adopt by 
way of their impact fee ordinance.  Development activities with a broad public purpose that a 
local government may exempt from impact fees now include the development of an early 
learning facility.  An early learning facility is a facility providing regularly scheduled care for a 
group of children one month of age through 12 years of age for periods of less than 24 hours.  
RCW 43.41.565. 
 
A City may grant a partial exemption of not more than 80% of impact fees and have the 
developer pay only 20%.  In this case, there is no requirement the City pay the exempted portion 
of the fee from public funds e.g., general fund dollars.   Alternatively, a City may provide a full 
waiver and exempt an early learning facility from 100% of impact fees but the City would need 

61



  HB 1331 – Attachment 1 
to pay the fee from public funds e.g., general fund dollars.  This basically means that the City 
pays the fee on behalf of the developer. As a third alternative, a City may provide a full waiver 
without the City having to pay the fee on behalf of the developer.  In this scenario, the City 
would require the developer to record a covenant with the county auditor or recording officer 
requiring that: (1) at least 25% of children and families using the facility qualify for state 
subsidized child care; and (2) if the property is converted to a different use, the property owner 
must pay the applicable impact fees in effect at the time of conversion.  If at no point during a 
calendar year does the early learning facility achieve the required percentage of children and 
families qualified for state subsidized child care using the facility, the property owner must pay 
20 percent of the impact fee that would have been imposed on the development had there not 
been an exemption within 90 days of the local government notifying the property owner of the 
breach and any remaining balance shall be a lien on the property. 
 
A local government that grants an exemption may not collect revenue lost through the exemption 
by increasing unrelated impact fees.   
 
SHB 1331 also prohibits a local government from imposing an impact fee on development 
activities of an early learning facility greater than that imposed on similarly sized commercial 
retail or commercial office development activities. 
 
To implement the exemption from impact fees for development of early learning facilities, local 
governments must amend their local ordinance by which impact fees are imposed.  
 
Application of SHB 1331 
 
To give an example of how this exemption would play out, we can look to the application of 
SHB 1331 to an early learning/childcare facility that is now in development review.  For this 
application’s traffic impact fees, the developer would be required to pay $22,652 per employee 
based on the current traffic impact fee rate of $4,729 per PM peak hour trip.  If the facility were 
to employ 10 employees, the traffic impact fee would be $226,520.  Staff is currently reassessing 
traffic impact fees for different types of developments for future Council consideration, so this 
traffic impact fee amount may change.   Park and school impact fees would not apply.  The fire 
impact fee amount will be calculated by Fire during building permit review.  
 
If the City amended its impact fee ordinance to exempt early learning facilities as per SHB 1331, 
the City would have three choices on how to move forward with administration of the impact fee 
exemption.  First, the City could grant a partial wavier and exempt 80% of the impact fee, 
leaving the developer to pay the remaining 20%. Second, the City could grant a full waiver and 
pay the full impact fee on behalf of the developer from public funds, e.g., general fund dollars. 
Third, the City could grant a full waiver and not pay the impact fee on behalf of the developer 
but instead require a covenant from the developer that 25% of the families using the facility 
qualify for state subsidized childcare and that, should the developer convert the use, they would 
be required to pay the impact fee.   
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  HB 1331 – Attachment 1 
A developer of an early learning facility would have more incentive to create an early learning 
facility should the City’s impact fee ordinance be amended to allow for the impact fee 
exemption. 
 
Council Action 
 
Staff would like council consensus on whether to move forward with amending the city’s impact 
fee ordinance to exempt early learning facilities pursuant to SHB 1331.  
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Maple Valley Area Daycare Demand
Daycares # of classes Total Students Waitlist Stats/Comments Additional Notes
Maple Valley Kindercare 7 classes 121 students Only 1 year olds class has

openings. Most classes more than
5 students on waitlist. Infant class
no openings until January. Other
classes have openings sooner.

Has seen an increase in demand.

The Country Playhouse 11 classes 159 students 7 classes are waitlisted: 4 wks to 1
year: 23 on waitlist / 24 29
months: 22 on waitlist / 2.5 yrs to
3 yrs: 22 on waitlist / 3 to 4 yrs.: 8
on waitlist / school age program,
no openings at Glacier Park but
there are at Lake Wilderness and
Rock Creek (35 kids total in school
age program)

They get 2 4 calls per day looking for
childcare by September 1st. No opening
for younger age classes until January 1st.
Cites a large increase in demand.

Kid's Country 7 classes 102 students 40 students on waitlist combined.
About 5 or 6 per class. Another
waitlist for students that don't
know their start date, about 20
students on that list.

Class breakdown: 1 infant, 3 toddler, 2
preschool, 1 school age

Discovery Playtown 5 classes 31 students 5 on waitlist. In addition to waitlist,
she has about 20 parent calls to
return, another separate list for
parents wanting to tour, and
another list of parents who want a
meet and greet.

Licensed for 62 students but short
staffed. At 40% capacity. Last couple
months there have been an increase in
interest.

Tahoma Extended Enrichment
Program

6 schools 45 students per
day per location

All full with a waitlist that is usually
5 or less.

Kindergarten through 5th grade only

Maple Valley Montessori 1 class 12 students Waitlist has over 50 students 2.5 6 years old only
Blossoming Hill Montessori 2 classes 28 students waitlist has 36 students and is shut

down.
Over the past five years, the waitlist has
always had more than 25 kids on it. Offers
care for kids 2.5 and older.

La Petite Academy Covington 6 classes 80 students Openings in preschool class only,
at half capacity for after school
program (15/30 filled), and all
others waitlisted.

shortstaffed so only 80 enrolled, capacity
with full staffing is 140. Transport to
LWES only.

Kindercare Covington 8 classes 121 students All waitlisted, average is more than
5 students

No school age program to Tahoma School
District schools.

SUMMARY
In this list are 6 day cares, 4 in Maple Valley and 2 in Covington
There are also 2 Maple Valley Montessori Schools serving kids 2.5 years and older

Combining all these day cares/montessories, there are 47 classes with 654 kids enrolled,
not counting the Tahoma Extended Enrichment Program (TEEP)
The Tahoma Enrichment, serving only school age children, has up to 45 kids per day at 6 schools.
Out of 47 classes counting all of the schools except the TEEP, there are only 6 classes with current openings.
The other 41 classes are waitlisted with most classes having over 5 on each waitlist. Many waitlists are over 20 students long.
The chart describes the waitlists for each school in more detail.

Reference: Lauren Landis, Sept 9, 2021
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Washington State Subsidized Childcare 
 

https://dcyf.wa.gov/services/earlylearning-childcare/getting-help/wccc 

Basic Eligibility Requirements 
 The child who needs subsidized care must be a U.S. citizen or legal resident. 
 The family must live in Washington state. 
 The family's income must be at or below 200 percent of the federal poverty level (FPL) 

when applying, or 220 percent of FPL when reapplying. 

For a family or household of 4 persons living in one of the 48 contiguous states or the 
District of Columbia, the poverty guideline for 2021 is $26,500. 

 The parent must be employed or self-employed in legal, income-generating, taxable 
activities; or the parent must meet all TANF/WorkFirst requirements if participating in 
that program. 

 Families experiencing homelessness may be approved for up to 12 months to resolve 
issues surrounding homelessness. 

 Starting July 1, 2021, parents attending full-time community, technical, or tribal college 
are no longer required to work to qualify for Working Connections Child Care (WCCC). 
Student parents enrolled full-time may be eligible for WCCC when participating in 
associate degree programs, vocational educational programs that lead to degrees in 
specific occupations or registered apprenticeships. 

 The parent must complete the WCCC application and verification process. 
 Parents of children with special needs may qualify for higher rates to help pay for 

additional supports needed. 
o Special Needs Child Care Rate Request: English | Spanish 

State Median Income Chart 
Revised October 22, 2020 

https://www.dshs.wa.gov/esa/eligibility-z-manual-ea-z/state-median-income-chart 

January 1, 2021 through December 31, 2021 

Number in Family Median Income (Monthly) 

1 4,454 

2 5,825 

3 7,195 

4 8,566 
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Number in Family Median Income (Monthly) 

5 9,936 

6 11,307 

7 11,552 

8 11,797 

9 12,042 

10 12,287 

Add for each additional member 245 

 

 

CoPay Amounts based on State Median Income range from no copay to $115/month. 

https://dcyf.wa.gov/sites/default/files/pdf/copay_calculation_table.pdf 

 

68



September 27, 2021 

To:  Mayor Sean Kelly and Councilors  

From:  Steven Chen, P.E., City Engineer 
  Jeff Taraday, City Attorney 

Subject: Request for Council Authorization to Execute T-48 SE 231st St Extension 
Project ROW Real Estate Purchase and Sale Agreement

Background
The SE 231st St Extension Project from SE 240th Way to Witte Rd SE is an identified transportation 
improvement project (Project 127) in the City’s Comprehensive Plan.  Over the years, being 
consistent with the Comprehensive Plan, the south segment of this project was constructed by 
adjacent new developments as 228th Ave SE from SE 240th Way to 228th Pl SE.  As a SEPA 
condition, the north segment of this project is currently being constructed by the MV Logistics 
(Amazon Fulfillment Center) project as SE 231st St from Witte Rd SE to approximately 725 ft north 
of 228th Place SE.   

The City’s T-48 SE 231st St Extension Project completes the last segment of Comprehensive Plan 
Project 127 and fills in the road gap between development improvements.  Project T-48 was 
adopted in the 2021 and 2022 Six Year Transportation Improvement Program (TIP). 

The T-48 project will provide one lane in each direction on SE 231st St as well as sidewalks and 
bicycle lanes on both sides.  Tract C as shown in Attachment 5 is currently privately owned by 
R&H Mining, LLC.  The T-48 project will require the acquisition of Tract C for Right-of-Way 
(ROW) to construct the new roadway extending SE 231st St east to 228th Ave SE.
   

Discussion

The T-48 project is currently under 60% design with SEPA determination issued on August 12, 
2021.  The appraisal report for Tract C as shown in Attachment 3 was completed on June 23, 2021
by a commercial appraisal consultant, ABS Valuation.  The appraised market value for Tract C is 
$500,000.00.   

Staff and ROW consultant (Contract Land Staff, LLC) started the good faith negotiations with the 
property owner in July to acquire Tract C based on the appraised market value. A non-binding 
Contingent Offer to Purchase that is contingent on City Council approval was signed by property 
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owner on July 19, 2021 (Attachment 4).  The Purchase and Sale Agreement for acquisition of Tract 
C (Attachment 2) has been reviewed and edited by both city attorney and the seller’s legal advisor.  
Due to the City’s weaker bargaining position relative to the Seller, we are bringing the Purchase and 
Sale Agreement forward for City Council consideration even though some of the language is less 
than ideal. For example, the City will be getting a bargain and sale deed from the Seller instead of a 
statutory warranty deed. The bargain and sale deed contains fewer warranties. Another example of 
less than ideal language is the indemnity that the City is providing in Section 3.2.3. Finally, the 
language in Section 5A.6 is less than ideal because even though we expect to receive the property 
fully graded and ready for road construction, there is nothing in this section or anywhere else in the 
PSA that requires that the property be provided to us in that manner. So, we are relying on the 
developer, a separate party, to perform this grading and related work.  To proceed forward with the 
ROW acquisition of Tract C, staff is requesting City Council authorization to execute the Real 
Estate Purchase and Sale Agreement as presented.   
 
Fiscal Impact 
Right-of-way acquisition for the T-48 project is budgeted with $600,000 in the 2021 adopted 
budget.  The offering purchase price at appraised market value of $500,000 with associated closing 
costs are within the adopted budget.     
 
Options 
1. Approve Resolution No. R-21-1596.  
2. Do not approve Resolution No. R-21-1596.  
3. Take some other action to acquire the property on a slower schedule. 

 
Recommendation 
Staff recommends the City Council approve Resolution No. R-21-1596, authorizing the City 
Manager to execute a Real Estate Purchase and Sale Agreement with R&H Mining, LLC to acquire  
Tract C in the amount of $500,000.00 for ROW acquisition to construct the T48 project. 
 
Attachments 
 
1. Resolution R-21-1596 
2. Real Estate Purchase and Sale Agreement for Tract C 
3. Appraisal Report, Dated 6-23-21 
4. Contingent Offer to Purchase, Dated 7-13-21 
5. Tract C Binding Site Plan  
6. Vicinity Map 
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CITY OF MAPLE VALLEY, WASHINGTON 
 

RESOLUTION NO. R-21-1596 
 

 A RESOLUTION OF THE CITY OF MAPLE VALLEY, WASHINGTON, 
AUTHORIZING THE CITY MANAGER TO EXECUTE A REAL ESTATE 
PURCHASE AND SALE AGREEMENT WITH R&H MINING, LLC TO 
ACQUIRE TRACT C IN THE AMOUNT OF $500,000.00 FOR ROW 
ACQUISITION TO CONSTRUCT THE T-48 SE 231ST ST EXTENSION 
PROJECT.  
 

 WHEREAS, the City Council of the City of Maple Valley desires to construct roadway 
improvements to extend SE 231st Street;  and 
 
 WHEREAS, on June 22, 2020, the City Council adopted the 2021-2026 Six-Year 
Transportation Improvement Program (TIP) to include above roadway improvements in T-48 SE 
231st St Extension project; and 
  
 WHEREAS, the SE 231st Extension Project has been identified in the City’s 
Comprehensive Plan as part of Project 127; and  
 
 WHEREAS, it is necessary to acquire Tract C owned by R&H Mining, LLC for right of 
way to construct the T-48 project; and  
 
 WHEREAS, the City has completed an appraisal for the subject Tract C to determine the 
fair market value; and 
  
 WHEREAS, the City has negotiated in good faith with the owner R&H Mining, for 
acquisition of  Tract C for the right of way in the amount of  $500,000.00; and   
 
 WHEREAS, the City Attorney and seller’s legal advisor have reviewed the Real Estate 
Purchase and Sale Agreement to be signed and executed by the City and the seller;   
 
  
  NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF MAPLE 
VALLEY, WASHINGTON, DO RESOLVE AS FOLLOWS: 
 

Authorization. The City Manager is hereby authorized to execute a real estate purchase 
and sale agreement with R&H Mining, LLC to acquire Tract C in the amount of 
$500,000.00 plus associated closing costs for ROW acquisition to construct the T-48 SE 
231st St Extension project, attached hereto and incorporated by reference as Exhibit A.. 
 

PASSED BY THE CITY COUNCIL AT A SPECIAL MEETING THEREOF ON THE 27TH DAY 
OF SEPTEMBER 2021 
        
      __________________________________ 
      Sean Kelly, Mayor 
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ATTEST: 
 
_______________________________ 
Shaunna Lee, City Clerk 
 
APPROVED AS TO FORM: 
 
____________________________ 
Patricia Taraday, City Attorney 
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Parcel No. 5113270050 Page 1 of  16 
 
 

REAL ESTATE PURCHASE AND SALE AGREEMENT 
 
 
This Agreement is made as of the date this instrument is fully executed by and between 
R&H Mining, LLC, a Washington limited liability company (“Seller”), and the City of 
Maple Valley, a Washington State municipal corporation (“Buyer”), for purchase and sale 
of that certain real property known as Tract C, Maple Valley Logistics Binding Site Plan, 
identified by King County Parcel No. 5113270050, and legally described on Exhibit “A”, 
hereinafter referred to as the “Property”.  Seller and Buyer may each be referred to 
individual as a “Party” and collectively as the “Parties”.  The effective date of this 
Agreement shall be the last date appearing on the execution page below. 
 
1. PURCHASE PRICE; EARNEST MONEY:  The total purchase price is FIVE 
HUNDRED THOUSAND AND No/100 Dollars ($500,000.00) (“Purchase Price”).  The 
Purchase Price is payable in cash at Closing.  Within five (5) business days following the 
effective date, Buyer shall deposit with the Title Company (defined below) TWENTY-
FIVE THOUSAND AND No/100 Dollars ($25,000.00) as an earnest money deposit 
(“Earnest Money”).  The Earnest Money shall be applicable to the Purchase Price.  
 
2. CONVEYANCE OF TITLE: 
 

2.1 Deed:  At Closing, Seller will execute and deliver to Buyer a Bargain & 
Sale Deed (“Deed”) conveying and warranting good and marketable title to the Property 
free and clear of all monetary encumbrances and liens if any, and subject only to those 
defects and/or encumbrances (if any) approved by Buyer as “Permitted Exceptions” under 
Section 3.1.1 below. 
 

2.2 Title Insurance:  At Closing, Buyer shall receive (at Buyer's expense) an 
owner's Standard ALTA policies of title insurance, dated as of the Closing date and 
insuring Buyer in the amount of the Purchase Price against loss or damage by reason of 
defect in Buyer's title to the Property subject only to the printed exclusions appearing in 
the policy form and any Permitted Exceptions. 
 
3. CONTINGENCIES:  This Agreement and the Buyer’s obligations under this 
Agreement are conditioned on the occurrence of each of the following to the Buyer’s 
reasonable satisfaction: 
 

3.1 Title Insurance Commitment and Title Review. Buyer has obtained a 
title subdivision guarantee report issued by Stewart Title Guarantee Company (the “Title 
Company”), showing marketable title to the Property, to be vested in Seller and 
committing to insure such title in Buyer by the issuance of a Standard ALTA Policy of title 
insurance in the amount of the Purchase Price.  Within five (5) business days of the 
Effective Date of mutual execution of this Agreement, Buyer shall order any updates or 
amendments and convert the subdivision guarantee report to a title insurance commitment 
as deemed necessary by Buyer.  The commitment (or one or more updates thereto) 
(collectively, the “Commitment”) shall also commit the Title Company to issue with such 
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policy endorsements as required by Buyer. 
 

3.1.1 Review of Title. Within twenty (20) calendar days after the earlier 
to occur of (a) the Effective Date of this Agreement or (b) the date on which Buyer 
receives any ordered updates or amendments to the Commitment, Buyer shall 
notify Seller in writing of any objection Buyer in its sole discretion may have to 
any exceptions shown on the Commitment (“Disapproved Exceptions”).  General 
taxes due after Closing and those exceptions disclosed in the Commitment that 
Buyer does not timely disapprove shall be “Permitted Exceptions;” provided, that 
all monetary encumbrances and liens outstanding at the time of Closing, if any, 
shall be deemed automatically disapproved and shall be paid or otherwise 
eliminated by the Seller at Closing.  Seller shall have ten (10) calendar days after 
receipt of Buyer’s notice of Disapproved Exceptions to notify Buyer that (1) Seller, 
at its sole cost and expense, shall remove all Disapproved Exceptions, or (2) Seller 
elects not to, or cannot, remove any or all Disapproved Exceptions.  If Seller fails 
to so notify Buyer prior to the expiration of the ten (10) day period, Seller shall be 
deemed to have elected not to remove the Disapproved Exceptions.  In lieu of 
removal, Seller may elect to cause the Title Company to insure over any 
Disapproved Exception, which shall have the same effect as removal. 

 
If Seller elects (or is deemed to have elected) not to, or cannot, remove any 
Disapproved Exceptions, Buyer shall have ten (10) calendar days from receipt of 
Seller’s notice (or from the end of Seller’s notice period) to notify Seller of Buyer’s 
election either (1) to proceed with the purchase and take the Property subject to 
those exceptions without deduction from Purchase Price, or (2) to terminate this 
Agreement.  If Buyer fails to notify Seller prior to the expiration of the ten (10) day 
period, Buyer will be deemed to have elected to proceed with the purchase and take 
the Property subject to those exceptions. If Buyer elects to terminate this Agreement 
under this Section 3.1, the Escrow will be terminated, all documents will be 
returned to the Party who deposited them, and neither party will have any further 
rights or obligations under this Agreement except as otherwise provided in this 
Agreement. 

 
3.1.2 Subsequent Matters Affecting Title.  Seller shall immediately 

notify Buyer of any liens, leases, encumbrances, easements, restrictions, 
conditions, covenants, rights-of-way and other matters affecting title to the Property 
that are created and which may appear of record or be revealed by survey or 
otherwise after the date of the Commitment but before the Closing (collectively, 
“Intervening Exceptions”).  Intervening Exceptions shall be subject to Buyer’s 
approval and Buyer shall have five (5) business days after receiving notice in 
writing of any Intervening Exception, together with a description thereof and a copy 
of the instrument creating or evidencing the Intervening Exception, if any, to either 
accept it (whereupon the Intervening Exception shall become a Permitted 
Exception) or submit written objection, in which event the Seller shall have the 
same 10-day right of response set forth in Section 3.1.1.  Seller will promptly 
remove all Intervening Exceptions that do not become Permitted Exceptions. 
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3.2 Due Diligence Condition. Buyer’s obligation to purchase the Property is 

contingent upon Buyer investigating the Property and determining, in its sole and absolute 
discretion, that it is satisfied with of all aspects of the Property, including, but not limited 
to, value, condition, marketability, title matters, environmental conditions, hazardous 
substance conditions, zoning, land use, authority, and all other factors and conditions which 
Buyer considers relevant to its contemplated use of the Property (“Buyer’s Intended 
Use”), and the feasibility of its prospective purchase, ownership, use and potential transfers 
thereof, and the suitability of the Property for Buyer’s Intended Use (the “Due Diligence 
Condition”).  
 

3.2.1 Seller’s Cooperation.  At no cost to Seller, Seller agrees to 
cooperate and join with Buyer in any actions Buyer reasonably deems necessary 
for Buyer to undertake the investigation contemplated in this Section 
3.2.  Notwithstanding the foregoing, Seller shall have no obligation to execute any 
documents that would be binding on the Property should the sale of the Property to 
Buyer fail to close, unless such document’s effect can be revoked with de minimis 
effort at no cost to Seller.  

 
3.2.2 Disclosure Statement; Property Information. Within five (5) 

business days following the Parties’ mutual execution of this Agreement, Seller 
shall complete and deliver to Buyer a Real Property Disclosure Statement in the 
form attached as Exhibit B hereto and incorporated herein by this reference (the 
“Disclosure Statement”), together with all of the following information pertaining 
to the Property in Seller’s possession: (a) copies of all appraisals, surveys, plans 
and specifications, permits and applications, environmental studies, soils and 
engineering reports; (b) copies of any and all leases, contracts, and agreements 
affecting the Property;  (c) copies of any and all documents relating to the 
environmental condition of the Property, including any hazardous substances 
investigations, surveys or analysis of any aspect of the Property; and (d) copies of 
any and all citations and notices received from any governmental agency or entity 
claiming or asserting any non-compliance of the Property with any applicable laws 
and any responses thereto (the “Property Information”).  If this transaction fails 
to close for any reason, Buyer shall promptly return the Property Information to 
Seller and shall destroy any copies thereof, to the extent that it is allowed to destroy 
such copies under applicable records retention and other laws.  Buyer shall keep 
the Property Information confidential to the extent permitted by public records 
laws.    

 
3.2.3 Right of Access.  Buyer and its employees, consultants, contractors, 

agents and other designees shall be afforded the right of access and entry onto and 
into the Property, for inspection and investigation during the Due Diligence Period, 
to perform surveys and to conduct any and all studies, tests and inspections as Buyer 
may elect in order to fully investigate the Property, including any and all 
environmental testing or other testing for hazardous substances; except that no 
excavation, drilling, or other invasive testing shall occur without Seller’s prior 
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written consent, which shall not be unreasonably withheld or delayed.  Any such 
excavation, drilling, or other invasive testing consented to by Seller will be 
conducted by Buyer or its consultants or contractors in accordance with accepted 
industry practices, and Buyer will cause the Property to be promptly repaired and 
restored to a condition reasonably comparable to that existing immediately 
preceding such action, at Buyer’s expense.  Buyer shall coordinate with Seller prior 
to any access on site and will comply with all required safety procedures and 
requirements. Seller shall have the right to have an employee, agent or 
representative present on the Property during all investigations hereunder.  The 
exercise of Buyer’s rights under this paragraph shall not negate any representation, 
warranty or covenant of Seller, or modify any of Buyer’s rights or Seller’s 
obligations in the event of any breach by Seller of any of its representations, 
warranties or covenants under this Agreement.  Buyer shall indemnify, protect, 
defend and hold Seller and Seller’s affiliates, agents, employees, owners and 
representatives harmless from and against any obligation, liability, claim (including 
any claim for damage to property or injury to or death of any persons), lien or 
encumbrance, loss, damage (excluding special, punitive, or consequential 
damages), cost or expense, including reasonable attorneys’ fees, whether or not 
legal proceedings are instituted, in any way arising from the pre-Closing 
Inspections or other  pre-Closing activities by Buyer or Buyer’s agents, employees 
or representatives on or about the Property, except to the extent arising out of (a) 
the mere discovery of any pre-existing condition at the Property, or (b) the 
negligence or misconduct of Seller, Seller’s property manager or their agents.  The 
foregoing indemnity obligation shall survive the Closing or termination of this 
Agreement. 

  
 Prior to entering the Property and while conducting any inspections, Buyer 
and those agents, contractors and  consultants of Buyer entering the Property shall, 
at no cost or expense to Seller:  (a) procure and maintain commercial general 
liability (occurrence) insurance in an amount no less than $1,000,000 on 
commercially reasonable terms adequate to insure against all liability arising out of 
any entry onto or Inspections of the Property that lists Seller and its property 
manager as additional insureds; and (b) deliver to Seller prior to entry upon the 
Property certificates of insurance for Buyer and its agents, contractors and 
consultants evidencing such required insurance. 

 
3.2.4 Due Diligence Period.  Buyer shall have sixty (60) calendar days 

from the date of the Parties’ mutual execution of this Agreement (the “Due 
Diligence Period”) to determine Buyer’s satisfaction with the Property and the Due 
Diligence Condition. This Agreement shall terminate, unless Buyer gives written 
notice to Seller on or before the expiration of the Due Diligence Period that the Due 
Diligence Condition has been satisfied.  If such notice is timely given, the Due 
Diligence Condition shall be deemed satisfied.  If the Agreement terminates under 
this Section 3.2, the Escrow will be terminated, all documents and other funds will 
be returned to the party who deposited them, the Earnest Money shall be returned 
to Buyer, and neither party will have any further rights or obligations under this 
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Agreement except as otherwise provided in this Agreement.  If Buyer gives notice 
that the Due Diligence Condition has been satisfied, the Earnest Money shall 
become non-refundable to Buyer except in the case that the transaction fails to 
clause due to a Seller default, PROVIDED THAT the Earnest Money shall not 
become non-refundable to Buyer under any circumstances until after the Maple 
Valley City Council has given Approval (defined below). 

 
 3.3 Approval by Maple Valley City Council.  Buyer is a municipal 
corporation organized pursuant to chapter 35A RCW and, therefore, this Agreement is 
subject to the approval of the Maple Valley City Council (“Approval”).  This Agreement 
shall be null and void if the Maple Valley City Council has not granted final Approval of 
this Agreement and the transactions contemplated hereby by October 31, 2021.  If the 
Approval has not occurred before such date, the Earnest Money shall be returned to Buyer 
on or before November 3, 2021, and the Buyer and Seller shall have no further obligations 
hereunder except those that expressly survive the termination of this Agreement. 
 
 4. RISK OF LOSS:  Seller will bear the risk of loss of or damage to the 
Property prior to closing.  In the event of such loss or damage to the Property, Seller shall 
promptly notify Buyer thereof and Buyer may, in its sole discretion, terminate this 
Agreement by giving notice of termination to the Seller. 
 
5A. SELLER’S REPRESENTATIONS, WARRANTIES AND COVENANTS:  
Seller represents, warrants, and covenants to the Buyer at the date of execution of this 
Agreement and the date of Closing that: 
 

5A.1 Authority:  Seller, and the person(s) signing on behalf of Seller, has full 
power and authority to execute this Agreement and perform Seller's obligations, 
and if Seller is a corporation, all necessary corporate action to authorize this 
transaction has been taken; 

 
5A.2  No Material Defect:  Seller is unaware of any material defect in the 
Property.  The Property is being sold in its present, “As Is” condition and Seller 
shall remove any debris presently located on the Property and/or that may be 
deposited on the Property by some third party prior to Closing. 

 
5A.3 Contamination:  Seller represents and warrants that Seller has not caused, 
allowed, or will not cause prior to Closing, the generation, treatment, storage, or 
disposal of hazardous substances on the property, nor caused or allowed the release 
of any hazardous substance onto, at, or near the Property.  Seller is in compliance 
with all applicable laws, rules, and regulations regarding the handling of hazardous 
substances, has secured all necessary permits, licenses and approvals necessary to 
for Seller’s use of the Property, and is in compliance with such permits.  Seller has 
not received notice of any proceedings, claims, or lawsuits arising out of Seller’s 
use of the Property and, to the Seller's knowledge, the Property is not, nor has it 
ever been subject to the release of hazardous substances. 

 
5A.4 Indemnification:  Seller agrees to indemnify, defend, and hold harmless 
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Buyer, its employees, agents, heirs and assigns, from and against any and all 
damage, claim, liability, or loss, including reasonable attorney's and other expert 
witness fees, arising out of or in any way connected to the breach of any 
representation or warranty contained herein.  Such duties of defense and 
indemnification shall include, but not be limited to damage, liability, or loss 
pursuant to all federal environmental laws, Washington State environmental laws, 
strict liability and common law. 

 
5A.5 Ownership; Non-Foreign Status.  Seller owns the Property and has the 
right to sell the Property and is not a foreign person as defined by the Foreign 
Investment in Real Property Tax Act, IRS Section 1445(b)(2), as amended.  
 
5A.6 As- Is Sale.  NOTWITHSTANDING ANYTHING TO THE CONTRARY 
HEREIN, THE TRANSACTION CONTEMPLATED BY THIS AGREEMENT 
HAS BEEN NEGOTIATED BETWEEN SELLER AND BUYER.  THIS 
AGREEMENT REFLECTS THE MUTUAL AGREEMENT OF SELLER AND 
BUYER AND BUYER IS RESPONSIBLE FOR CONDUCTING ITS OWN 
INDEPENDENT EXAMINATION OF THE PROPERTY.  OTHER THAN 
SELLER’S REPRESENTATIONS AND WARRANTIES EXPRESSLY SET 
FORTH IN THIS AGREEMENT AND THOSE CONTAINED IN THE DEED, 
BUYER HAS NOT RELIED UPON AND WILL NOT RELY UPON, EITHER 
DIRECTLY OR INDIRECTLY, ANY REPRESENTATION OR WARRANTY 
OF SELLER OR ANY OF SELLER’S AGENTS OR REPRESENTATIVES.  
OTHER THAN SELLER’S REPRESENTATIONS OR WARRANTIES 
EXPRESSLY SET FORTH IN THIS AGREEMENT AND THOSE CONTAINED 
IN THE DEED, SELLER SPECIFICALLY DISCLAIMS, AND NEITHER IT 
NOR ANY OTHER PERSON IS MAKING ANY REPRESENTATION, 
WARRANTY OR ASSURANCE WHATSOEVER TO BUYER AND NO 
WARRANTIES OR REPRESENTATIONS OF ANY KIND OR CHARACTER, 
EITHER EXPRESS OR IMPLIED, ARE MADE BY SELLER OR RELIED 
UPON BY BUYER WITH RESPECT TO THE PROPERTY INCLUDING 
STATUS OF TITLE TO OR THE MAINTENANCE, REPAIR, CONDITION, 
DESIGN OR MARKETABILITY OF THE PROPERTY, OR ANY PORTION 
THEREOF, IT BEING THE EXPRESS INTENTION OF SELLER AND BUYER 
THAT, EXCEPT AS EXPRESSLY SET FORTH IN THIS AGREEMENT AND 
WITH RESPECT TO THE DEED, UPON BUYER’S ELECTION TO PROCEED 
WITH THE TRANSACTION AS PROVIDED FOR IN THIS AGREEMENT, 
THE PROPERTY WILL BE CONVEYED AND TRANSFERRED TO BUYER 
IN ITS PRESENT CONDITION AND STATE OF REPAIR, “AS IS” AND 
“WHERE IS”, WITH ALL FAULTS. 

 
5B. BUYER’S REPRESENTATIONS, WARRANTIES AND COVENANTS:  
Buyer represents, warrants, and covenants to the Seller at the date of execution of this 
Agreement and the date of Closing that: 
 
 5B.1 Status.  Buyer is a municipal corporation organized pursuant to chapter 35A 
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RCW. 
 
 5B.2 Authority.   Subject to Section 3.3 above, the execution and delivery of this 
Agreement and the performance of Buyer’s obligations hereunder have been duly 
authorized by all necessary action on the part of Buyer, and this Agreement constitutes the 
legal, valid and binding obligation of Buyer, subject to equitable principles and principles 
governing creditors’ rights generally 
 
 5B.3 Consents.  Except as noted in Section 3.3 above, no consent, waiver, 
approval or authorization is required from any person or entity (that has not already been 
obtained) in connection with the execution and delivery of this Agreement by Buyer or the 
performance by Buyer of the transactions contemplated hereby. 
 
 5B.4 Non-Contravention.  The execution and delivery of this Agreement by 
Buyer and the consummation by Buyer of the transactions contemplated hereby will not 
violate any judgment, order, injunction, decree, regulation or ruling of any court or 
governmental entity or conflict with, result in a breach of, or constitute a default under 
Buyer’s charter, enabling statute or municipal ordinances, any note or other evidence of 
indebtedness, any mortgage, deed of trust or indenture, or any lease or other material 
agreement or instrument to which Buyer is a party or by which it is bound. 
 

5B.5 Broker Fees and Commissions:  Each of Buyer and Seller represents and 
warrants to the other that it did not employ or use any broker or finder to arrange or bring 
about this transaction and that there are no claims or rights for brokerage commissions or 
finder’s fees in connection with the transactions contemplated by this Agreement or arising 
out of actions or statements by the representing party.  If any person brings a claim against 
Seller for a commission or finder’s fee based upon any contact, dealings or communication 
with Buyer in connection with the transactions contemplated by this Agreement, then 
Buyer shall defend Seller from such claim, and shall indemnify Seller and hold Seller 
harmless from any and all costs, damages, claims, liabilities or expenses (including 
reasonable attorneys’ fees and disbursements) incurred by Seller with respect to the claim.  
If any person brings a claim against Buyer for a commission or finder’s fee based upon any 
contact, dealings or communication with Seller in connection with the transactions 
contemplated by this Agreement, then Seller shall defend Buyer from such claim, and shall 
indemnify Buyer and hold Buyer harmless from any and all costs, damages, claims, 
liabilities or expenses (including reasonable attorneys’ fees and disbursements) incurred 
by Buyer with respect to the claim.   

 
 
6. CLOSING:  
 

6.1 Time for Closing:  The sale will be closed in the office of the Closing Agent 
(or by electronic exchange of signatures) not later than twenty-one (21) days from 
the latter to occur of (a) the expiration of the Due Diligence Period, or (b) the 
Approval. 
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Buyer and Seller shall deposit in Escrow with the Closing Agent all instruments, 
documents and moneys necessary to complete the sale in accordance with this 
Agreement.  As used in this Agreement, “Closing” and “Date of Closing” means 
the date on which all appropriate documents are recorded and proceeds of the sale 
are available for disbursement to Seller.  The Closing Agent shall be: 

 
Stewart Title Guarantee Company 
1420 Fifth Avenue, Suite 440 
Seattle, WA 98101 

 
6.2 Prorations; Closing Costs:  Seller will pay real property taxes prorated 
through the Date of Closing.  On Closing, the Parties shall share equally: (i) all 
recording fees; and (ii) escrow fees charged by the Closing Agent.  Seller shall pay 
all real estate excise taxes associated with the sale of the Property.  Seller shall pay 
the premium for the title insurance to be issued by the Title Company for the benefit 
of Buyer in the amount of the Purchase Price; provided, that Buyer shall pay any 
additional costs associated with an extended coverage owner’s policy, as 
applicable.  

 
6.3 Possession:  Buyer shall be entitled to possession of the Property at Closing. 

 
6.4 Closing Obligations of Buyer:  On or before Closing the Buyer shall 
deliver to the Closing Agent the following: 

 
6.4.1 All funds required to be paid by Buyer under this Agreement, in 

cash. 
 

6.4.2 A Closing Statement in form and content reasonably satisfactory to 
the Parties. 

 
6.4.3 A Real Estate Excise Tax Affidavit (REET) executed by the Buyer 

in the form required by law. 
 

6.4.4 Any other documents necessary to effect the transaction 
contemplated in this Agreement. 

 
6.5 Closing Obligations of Seller.  At Closing, Seller shall deliver to the 
Closing Agent the following duly executed and acknowledged documents (where 
appropriate): 

 
6.5.1 The Statutory Warranty Deed required under Section 2.1 of this 

Agreement. 
 

6.5.2 A Closing Statement in form and content reasonably satisfactory to 
the parties. 
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6.5.3   A Foreign Investment Real Property Tax Act (FIRPTA) certification. 
 

6.5.4 A Real Estate Excise Tax Affidavit(s) executed by Seller in the form 
required by law. 

 
6.5.5 Any other documents necessary to effect the transaction 

contemplated in this Agreement.  
 
7. NOTICES:  Any notices required herein shall be given to the Parties at the 
addresses listed below: 
 
TO SELLER:      TO BUYER:  
R&H Mining, LLC  City of Maple Valley 
Attn: Daniel Hayes  Attn:  Steven Chen 
24430 SE 231st St  22017 SE Wax Road, #200 
Maple Valley, WA 98038  Maple Valley, WA 98038 
Phone:  425-392-5722  Phone:  425-413-6640                                   
Email:    Email:  steven.chen@maplevalleywa.gov 
 
8. GENERAL:   
 

8.1   Governing Law.  This Agreement shall be construed under the laws of the 
State of Washington.   
 
8.2   Entire Agreement.  This is the entire agreement of the Buyer and Seller with 
respect to the Property and supersedes all prior or contemporaneous agreements 
between them, written or oral.  This Agreement may be modified only in writing, 
signed by Buyer and Seller.   
 
8.3     Waivers.  Any waivers under this Agreement must be in writing.  A waiver 
of any right or remedy in the event of a default will not constitute a waiver of such 
right or remedy in the event of any subsequent default.  

 
8.4   Binding Agreement.  This Agreement is for the benefit of, and binding upon, 
Buyer and Seller and their heirs, personal representatives, successors and assigns.   

 
8.5  Severability. The invalidity or unenforceability of any provision of this 
Agreement will not affect the validity or enforceability of any other provision.   

 
8.6    Time.  Time is of the essence in this Agreement.  

 
9. WASTE; ALTERATION OF PROPERTY:  Seller shall not commit waste on 
the Property, nor shall Seller remove trees or other vegetation, coal, minerals or other 
valuable materials nor shall Seller substantially alter the surface or subsurface of the 
Property without the express written consent of Buyer. 
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10. SURVIVAL OF WARRANTIES:  The terms, covenants, representations and 
warranties shall not merge in the deed of conveyance, but shall survive Closing. 
 
11. TERMINATION OF OFFER:  This offer shall terminate if not accepted by Seller 
on or before 11:59 pm Local Time on August 11, 2021 
 
12. EFFECTIVE DATE:  The Effective Date is the date of the last Parties’ signature 
below. 
 
13.       COUNTERPARTS.  This Agreement and any amendments hereto may be 
executed in one or more identical counterparts, and the counterparts, when taken together, 
shall constitute one and the same instrument, binding upon the parties hereto, 
notwithstanding that both parties are not signatories to the original or the same counterpart.  
 
14. NON-ADMISSIBILITY.  Seller has agreed to enter into this Agreement in order 
to expedite the Buyer’s acquisition of the Property and to minimize the costs incurred by 
Seller in connection therewith.  If the Closing does not occur, Seller reserves the right to 
seek a higher price for the property in any condemnation proceeding that may follow and 
this Agreement shall not be admissible as evidence in any condemnation proceeding that 
may be brought in the future. 
 
 

[Signatures follow] 
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BUYER: City of Maple Valley, a Washington State municipal Corporation. 
 
 
By  _____________________________ 
   
Its  _____________________________ 
 
Date  _____________________________ 
 
 
 
 
SELLER: R&H Mining, LLC, a Washington limited liability company 
 

By   Hayes Sand and Gravel, L.L.C.,  
  A Washington limited liability company, 
  Its Managing Member 

 
By       

 Name: Daniel M. Hayes 
 Its:  Managing Member 

 
Date______________________________ 

 
 
 
 
 
 
 
 
EXHIBITS: Exhibit A:  Property Legal Description 
 Exhibit B: Property Disclosure Statement 
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EXHIBIT “A” 
 

PROPERTY LEGAL DESCRIPTIONS 
 

For APN/Parcel ID(s): 5113270050 
 
Tract C, Maple Valley Logistics Binding Site Plan, according to the Plat thereof recorded 
in Volume 293 of Plats, pages 89 through 91, recorded under Recording No. 
20201202001211, records of King County, Washington 
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EXHIBIT “B” 
 

PROPERTY DISCLOSURE STATEMENT 
 

INSTRUCTIONS TO THE SELLER 
 
Please complete the following form. Do not leave any spaces blank. If the question clearly does not apply to 
the property write “NA.” If the answer is “yes” to any * items, please explain on attached sheets. Please refer 
to the line number(s) of the question(s) when you provide your explanation(s). For your protection you must 
date and sign each page of this disclosure statement and each attachment. Delivery of the disclosure statement 
must occur not later than five business days, unless otherwise agreed, after mutual acceptance of a written 
contract to purchase between a buyer and a seller.  
 

NOTICE TO THE BUYER 
 

THE FOLLOWING DISCLOSURES ARE MADE BY SELLER ABOUT THE CONDITION OF THE 
PROPERTY LOCATED AT _______________________, _____________, WASHINGTON (THE 
“PROPERTY”).  
 
SELLER MAKES THE FOLLOWING DISCLOSURES OF EXISTING MATERIAL FACTS OR 
MATERIAL DEFECTS TO BUYER BASED ON SELLER'S ACTUAL KNOWLEDGE OF THE 
PROPERTY AT THE TIME SELLER COMPLETES THIS DISCLOSURE STATEMENT. UNLESS YOU 
AND SELLER OTHERWISE AGREE IN WRITING, YOU HAVE THREE BUSINESS DAYS FROM 
THE DAY SELLER OR SELLER'S AGENT DELIVERS THIS DISCLOSURE STATEMENT TO YOU 
TO RESCIND THE AGREEMENT BY DELIVERING A SEPARATELY SIGNED WRITTEN 
STATEMENT OF RESCISSION TO SELLER OR SELLER'S AGENT. IF THE SELLER DOES NOT 
GIVE YOU A COMPLETED DISCLOSURE STATEMENT, THEN YOU MAY WAIVE THE RIGHT TO 
RESCIND PRIOR TO OR AFTER THE TIME YOU ENTER INTO A SALE AGREEMENT.  
 
THE FOLLOWING ARE DISCLOSURES MADE BY SELLER AND ARE NOT THE 
REPRESENTATIONS OF ANY REAL ESTATE LICENSEE OR OTHER PARTY. THIS INFORMATION 
IS FOR DISCLOSURE ONLY AND IS NOT INTENDED TO BE A PART OF ANY WRITTEN 
AGREEMENT BETWEEN BUYER AND SELLER.  
 
FOR A MORE COMPREHENSIVE EXAMINATION OF THE SPECIFIC CONDITION OF THIS 
PROPERTY YOU ARE ADVISED TO OBTAIN AND PAY FOR THE SERVICES OF QUALIFIED 
EXPERTS TO INSPECT THE PROPERTY, WHICH MAY INCLUDE, WITHOUT LIMITATION, 
ARCHITECTS, ENGINEERS, LAND SURVEYORS, PLUMBERS, ELECTRICIANS, ROOFERS, 
BUILDING INSPECTORS, ON-SITE WASTEWATER TREATMENT INSPECTORS, OR 
STRUCTURAL PEST INSPECTORS. THE PROSPECTIVE BUYER AND SELLER MAY WISH TO 
OBTAIN PROFESSIONAL ADVICE OR INSPECTIONS OF THE PROPERTY OR TO PROVIDE 
APPROPRIATE PROVISIONS IN A CONTRACT BETWEEN THEM WITH RESPECT TO ANY 
ADVICE, INSPECTION, DEFECTS OR WARRANTIES.  
 
Seller is / is not occupying the Property.  
 

I. SELLER'S DISCLOSURES: 
 
If you answer “Yes” to a question with an asterisk (*), please explain your answer and attach documents, if 
available and not otherwise publicly recorded. If necessary, use an attached sheet.  
 

ENVIRONMENTAL 
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[ ] Yes [ ] No [ ] Don't know *A. Has there been any flooding, standing 
water, or drainage problems on the property 
that affect the Property or access to the 
Property? 
 

[ ] Yes [ ] No [ ] Don't know *B. Is there any material damage to the 
property from fire, wind, floods, beach 
movements, earthquake, expansive soils, or 
landslides? 
 

[ ] Yes [ ] No [ ] Don't know *C. Are there any shorelines, wetlands, 
floodplains, or critical areas on the Property? 
 

[ ] Yes [ ] No [ ] Don't know *D. Are there any substances, materials, or 
products in or on the Property that may be 
environmental concerns, such as asbestos, 
formaldehyde, radon gas, lead-based paint, 
fuel or chemical storage tanks, or 
contaminated soil or water? 
 

[ ] Yes [ ] No [ ] Don't know *E. Is there any soil or groundwater 
contamination? 
 

[ ] Yes [ ] No [ ] Don't know *F. Has the Property been used as a legal or 
illegal dumping site? 
 

[ ] Yes [ ] No [ ] Don't know *G. Has the Property been used as an illegal 
drug manufacturing site? 
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DATE  .  .  .  .  .  .  .  .  .  .  .  SELLER  .  .  .  .  .  .  .  .  .  .  .  SELLER  .  .  .  .  .  .  .  .  .  .   
 

NOTICE TO BUYER 
 

INFORMATION REGARDING REGISTERED SEX OFFENDERS MAY BE OBTAINED FROM LOCAL 
LAW ENFORCEMENT AGENCIES. THIS NOTICE IS INTENDED ONLY TO INFORM YOU OF 
WHERE TO OBTAIN THIS INFORMATION AND IS NOT AN INDICATION OF THE PRESENCE OF 
REGISTERED SEX OFFENDERS.  
 

II. BUYER'S ACKNOWLEDGMENT AND WAIVER  
 

A. Buyer hereby acknowledges that: Buyer has a duty to pay diligent attention to any material defects 
that are known to Buyer or can be known to Buyer by utilizing diligent attention and observation.  
 
B. The disclosures set forth in this statement and in any amendments to this Statement are made only 
by the Seller and not by any real estate licensee or other party.  
 
C. Buyer acknowledges that, pursuant to RCW 64.06.050(2), real estate licensees are not liable for 
inaccurate information provided by Seller, except to the extent that real estate licensees know of such 
inaccurate information.  
 
D. This information is for disclosure only and is not intended to be a part of the written agreement 
between the Buyer and Seller. 
 
E.  Buyer (which term includes all persons signing the “Buyer's acceptance” portion of this disclosure 
statement below) has received a copy or this Disclosure Statement (including attachments, if any) bearing 
Seller's signature. 
 
F. By its signature below, Buyer waives its right to rescind its purchase and sale agreement with Seller 
based on Seller's delivery of this document to Buyer. 
 
G. Buyer waives its right to receive Sections 1-5 and 7 of the Real Property Transfer Disclosure 
Statement. 
 
DISCLOSURES CONTAINED IN THIS DISCLOSURE STATEMENT ARE PROVIDED BY SELLER 
BASED ON SELLER'S ACTUAL KNOWLEDGE OF THE PROPERTY AT THE TIME SELLER 
COMPLETES THIS DISCLOSURE STATEMENT. UNLESS BUYER AND SELLER OTHERWISE 
AGREE IN WRITING, BUYER SHALL HAVE THREE BUSINESS DAYS FROM THE DAY SELLER 
OR SELLER'S AGENT DELIVERS THIS DISCLOSURE STATEMENT TO RESCIND THE 
AGREEMENT BY DELIVERING A SEPARATELY SIGNED WRITTEN STATEMENT OF 
RESCISSION TO SELLER OR SELLER'S AGENT. YOU MAY WAIVE THE RIGHT TO RESCIND 
PRIOR TO OR AFTER THE TIME YOU ENTER INTO A SALE AGREEMENT.  
 
BUYER HEREBY ACKNOWLEDGES RECEIPT OF A COPY OF THIS DISCLOSURE STATEMENT 
AND ACKNOWLEDGES THAT THE DISCLOSURES MADE HEREIN ARE THOSE OF THE SELLER 
ONLY, AND NOT OF ANY REAL ESTATE LICENSEE OR OTHER PARTY.  
 
DATE  .  .  .  .  .  .  .  .  .  .  .  BUYER  .  .  .  .  .  .  .  .  .  .  .  BUYER  .  .  .  .  .  .  .  .  .  .   
 

The seller disclosure statement shall be for disclosure only, and shall not be considered part of any 
written agreement between the buyer and seller of residential property. The seller disclosure statement shall 
be only a disclosure made by the seller, and not any real estate licensee involved in the transaction and shall 
not be construed as a warranty of any kind by the seller or any real estate licensee involved in the transaction.  
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BUYER: City of Maple Valley, a Washington State municipal Corporation. 
 
 
By  _____________________________ 
   
Its  _____________________________ 
 
Date  _____________________________ 
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  Appraisal Report 
 

R&H Mining Property 
23226 Witte Road 

Maple Valley, WA 98038 
Parcel Nos. 511327-0010, -0020, -0030, -0040, -0050 

 

 

FOR 
City of Maple Valley 

c/o Contract Land Staff, LLC 
Ms. Karen Wright, SR/WA 

2800 156th Avenue SE, Suite 200 
Bellevue, WA 98007 

 
ABS Valuation 
S. Murray Brackett, MAI Date of Valuation: May 4, 2021 
Christina J. Lovell, Associate Date of Report: June 23, 2021 
18728 Bothell Way NE, Suite B ABS Valuation Job #: 21-0129-002 
Bothell, WA 98011 
425-450-4040 
mbrackett@absvaluation.com 
clovell@absvaluation.com 
absvaluation.com 
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425 450 4040 phone
425 252 1210 fax

419 Berkeley Avenue
Suite A
Fircrest, WA 98466
253 274 0099 phone
425 252 1210 fax

absvaluation.com 
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June 23, 2021 
 
 
Ms. Karen Wright, SR/WA 
Contract Land Staff 
2800 156th Avenue SE, Suite 200 
Bellevue, WA 98007 
 
 

RE: APPRAISAL OF THE R&H MINING PROPERTY LOCATED AT 23226 WITTE 
ROAD, MAPLE VALLEY, WASHINGTON (Our File #21-0129-002) 

 
 
Dear Ms. Wright: 
 
In accordance with your request, we have performed an appraisal of the property 
referenced above. This appraisal report sets forth the pertinent data gathered, the 
techniques employed, and the reasoning leading to our value opinions. This letter of 
transmittal is not valid if separated from the appraisal report.  The client in this assignment 
is the City of Maple Valley c/o Contract Land Staff, LLC.  The intended user of this report is 
the client and no others and intended use is to assist the client by evaluating the proposed 
acquisition of a portion of the subject property.   
 
The subject property, as referenced above, consists of two tax parcels, two future 
right-of-way tracts, and one storm drainage tract located at the intersection of SE 231st 
Street and Witte Road SE.  The subject contains an aggregate of 34.10 acres (1,485,198 
square feet) of land.  We note that construction of a concrete tilt-up distribution building 
has commenced; however, the partially constructed improvements have been deemed 
unaffected by the proposed acquisition and have not been considered further in our 
analysis.   
 
This appraisal was prepared in conformance with the Uniform Standards of Professional 
Appraisal Practice (USPAP), the Uniform Appraisal Standards for Federal Land Acquisitions 
(UASFLA – Yellow Book), federal, state, and the requirements of our client as we 
understand them.  Complete descriptions of properties used for comparison are included in 
this report, as well as all of our analyses and conclusions. The value conclusions herein are 
given subject to the specific assumptions and limiting conditions stated herein. 
 
Based on our investigation and analysis of all relevant data, our value conclusions are 
summarized as follows: 
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Summary of Conclusions

Market Value - Before Condition $19,307,574
Market Value - After Condition $18,808,881
Difference Between Before and After Values $498,693

Rounded $500,000  
 

If you have further questions not answered in the accompanying report, please do not 
hesitate to call. 
 
Sincerely, 
 
ABS VALUATION 
 

 
S. Murray Brackett, MAI 
 

 
Christina J. Lovell, Associate Appraiser 
 
kr 
Enclosures 

91



R&H MINING PROPERTY 
TABLE OF CONTENTS 

 
 
 
 

21-0129-002mb – © 2021 ABS Valuation Page i 

Table of Contents 
  Page 

Letter of Transmittal 
Table of Contents 
Executive Summary 
Subject Aerial 
Location Map 
Subject Photographs 

Introduction ................................................................................ 1
Identification of the Subject Property ................................................ 1
Legal Description ........................................................................... 1
10-Year History and Ownership ........................................................ 1
Prior Appraisal ............................................................................... 1
Listings, Offers and Contracts .......................................................... 1
Intended Use, Users, and Client ....................................................... 1
Date of Inspection/Valuation ............................................................ 1
Market Value Definition ................................................................... 2
Property Rights Appraised ............................................................... 2
Scope of the Appraisal .................................................................... 3
Extraordinary Assumptions/Hypothetical Conditions ............................ 3

Hazardous Waste ....................................................................... 4
Personal Property ........................................................................... 4
Marketing and Exposure Period ........................................................ 4
Larger Parcel ................................................................................. 4
Appraisal Conformity and Report Type ............................................... 5
Regional Description ....................................................................... 5

Overview .................................................................................. 5
Transportation........................................................................... 5
Employment ............................................................................. 6
Conclusion ................................................................................ 7

Neighborhood Description ................................................................ 9
Immediate Neighborhood ............................................................ 9

Industrial Market ............................................................................ 9
Retail Market ............................................................................... 10
Office Market ............................................................................... 11
Conclusion .................................................................................. 11

Factual Data .............................................................................. 13
Description of the Subject Property ................................................. 13

Site ....................................................................................... 13
Topography ............................................................................ 13
Access ................................................................................... 13
Sensitive Areas ....................................................................... 13
FEMA Flood Data ..................................................................... 13
Soils ...................................................................................... 13
Easements and/or Encumbrances ............................................... 13
Timber/Minerals ...................................................................... 14

92



R&H MINING PROPERTY 
TABLE OF CONTENTS 

 
 
 
 

21-0129-002mb – © 2021 ABS Valuation Page ii 

Utilities .................................................................................. 14
Zoning ................................................................................... 14
Assessed Value and Real Estate Taxes ........................................ 15
Summary of Site Characteristics ................................................ 15
Description of Improvements ..................................................... 15

Highest and Best Use ................................................................. 21
As If Vacant ................................................................................ 21
Analysis of Highest and Best Use as Improved .................................. 21
Most Probable Buyer ..................................................................... 21

Valuation Methodology .............................................................. 22

Land Valuation – Before Condition ............................................ 23
Sales Comparison Approach ........................................................... 23
Discussion of Sales, Adjustments and Conclusions ............................ 35

Unit of Comparison .................................................................. 35
Transactional Adjustments ........................................................ 35
Property Adjustments ............................................................... 36
Land Value Conclusion .............................................................. 36

Proposed Acquisition, Remainder and Potential Damages ......... 38

Land Valuation – After Condition ............................................... 39
Summary and Recapitulation ......................................................... 39

Certification of Value ................................................................. 40

Certification of Value ................................................................. 42

General Assumptions and Limiting Conditions ........................... 44

Addenda .................................................................................... 47
Binding Site Plan .......................................................................... 48
Title Report ................................................................................. 55
Vesting Deed ............................................................................... 64
Property Owner Contact Letter ....................................................... 70
Qualifications ............................................................................... 72
 

93



R&H MINING PROPERTY 
EXECUTIVE SUMMARY 

 
 
 
 

21-0129-002mb – © 2021 ABS Valuation  Page iii 

Executive Summary 
Location: 23226 Witte Road, Maple Valley, WA 98038 

Tax Parcels: 511327-0010, -0020, -0030, -0040, -0050 

Site Size: 1,485,198 square feet (34.10 Acres) 

Building Improvements: We note that construction of a concrete tilt-up distribution 
warehouse has commenced; however, the partially constructed 
improvements have been deemed unaffected by the proposed 
acquisition and have not been considered further in our analysis.   

Utilities: Public power, water, sewer, natural gas 

Zoning: REC 

Highest and Best Use: Commercial development 

Final Value Conclusion:  

Summary of Conclusions

Market Value - Before Condition $19,307,574
Market Value - After Condition $18,808,881
Difference Between Before and After Values $498,693

Rounded $500,000  

Date of Valuation: May 4, 2021 

Appraisers: S. Murray Brackett, MAI 
 Christina J. Lovell, Associate Appraiser 

File: 21-0129-002 
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Location Map 
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Subject Photographs with Camera Angles 

 
(All photos taken May 4, 2021 by Christina J. Lovell) 
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Subject Photographs with Camera Angles 

 
(All photos taken May 4, 2021 by Christina J. Lovell) 
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Introduction 

Identification of the Subject Property 
The subject property consists of a 34-acre parcel of land which has recently completed a 
binding site plan process.  The result of this process yielded two developable tax parcels, 
two future right-of-way tracts, and one storm drainage tract located at the intersection of 
SE 231st Street and Witte Road SE located in the city of Maple Valley.  The site is located at 
the intersection of SE 231st Street and Witte Road SE. 

Legal Description 
The legal description provided by the client and prepared Stewart Title Guaranty Company is 
for that portion of the subject to be acquired by the City of Maple Valley (Tract C).  A copy 
of the title report can be found in the Addenda; however, the subject, in its entirety, 
consists of Lots 1 and 2, Tracts A, B, and C, Maple Valley Logistics Binding Site Plan 
1910-001, Recorded under recording no. 20201202001211.   

10-Year History and Ownership 
As required by UASFLA, sales within the past 10 years must be reported and analyzed, and 
the last sale, regardless of date, must be reported.  The title report provided by the client 
indicates R & H Mining, LLC, as the vested owner of the subject property; however, 
according to county records and our discussions with the property owner representative 
on-site, the subject property was acquired by Special Warranty Deed dated December 8, 
2020 and recorded under recording number 20201211001296.  There have been no other 
conveyances within the last 10 years. 

Prior Appraisal 
None. 

Listings, Offers and Contracts 
To our knowledge, the subject property is not currently listed for sale; however, it is our 
understanding that the finished site and building will be purchased by Amazon, though the 
final purchase price was not provided.   

Intended Use, Users, and Client 
The intended use is to assist the client by evaluating the proposed acquisition of the land 
identified as Tract C of the subject property.  The client in this assignment is the City of 
Maple Valley c/o Contract Land Staff, LLC, and the intended user in this assignment is the 
client and no others. 

Date of Inspection/Valuation 
A letter was mailed to the property owner on April 30, 2021, indicating the intent to inspect 
the subject property for the proposed acquisition.  The appraisers met with the property 
owner representatives Jeff Thomas, of JR Hayes, and Kelly Richardson, of Rowley Properties 
at the subject property on May 4, 2021.  Due to ongoing construction, the appraisers 
inspected the subject from the abutting right-of-way.  Also present at the inspection was 
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Jesse Ray, of Contract Land Staff, and Katy Brackett, Research Associate with ABS 
Valuation.  The effective date of value is May 4, 2021.   

Market Value Definition 
The appraisal problem (the term “Purpose of Appraisal” has been retired from appraisal 
terminology) is to develop an opinion of the market value of the subject property. For 
purposes of Federal Land Acquisitions, the definition of Market value is as follows:1 
 

“the amount in cash, or on terms reasonably equivalent to cash, for which in 
all probability the property would have sold on the effective date of the 
appraisal, after a reasonable exposure time on the open competitive market, 
from a willing and reasonably knowledgeable seller to a willing and reasonably 
knowledgeable buyer, with neither acting under any compulsion to buy or sell, 
giving due consideration to all available economic uses of the property.” 

 
The value conclusions apply to the value of the subject property under the market 
conditions presumed on the effective date(s) of value.  

Property Rights Appraised 
The property right appraised is the fee simple interest (subject to existing easements and 
encumbrances). The property right appraised is the fee simple interest (subject to existing 
easements and encumbrances).  Fee simple interest is defined as:2 
 

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. 

 
Leased fee interest is defined as: 3 
 
In appraisal practice, the lessor’s, or landlord’s, position is referred to as the leased fee.  
The rights of the lessor and the lessee are specified by contract terms contained in the 
lease.  Although the specific details of leases vary, a lease generally provides the lessor with 
the following: 
 

1. Rent to be paid by the lessee under stipulated terms 
2. The right of repossession at the termination of the lease 
3. Default provisions 

 
In appraisal practice, the lessor’s interest in a property is considered a leased fee regardless 
of the duration of the lease, the specified rent, the parties to the lease, or any of the terms 
in the lease contract. 
 
An easement is defined as follows: 4 
 

 
1 Uniform Appraisal Standards for Federal Land Acquisitions, 2016 page 10. 
2 From The Appraisal of Real Estate, Fifteenth Edition, 2020, Appraisal Institute, page 60. 
3 From The Appraisal of Real Estate, Fifteenth Edition, 2020, Appraisal Institute, page 62. 
4 From The Appraisal of Real Estate, Fifteenth Edition, 2020, Appraisal Institute, page 64. 
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An interest in real estate that transfers use, but not ownership, of a portion of 
an owner’s property.  Easements usually permit a specific portion of a 
property to be used for identified purposes… 

 
This definition may be expanded as: 
 

…the right to perform a specific action on a particular parcel of property, or 
portion thereof, by the grantees who do not hold the underlying fee.5 

 
The easement rights appraised herein are based upon the value of the Fee Simple interest. 

Scope of the Appraisal 
This appraisal fulfills the requirements of the Uniform Standards of Professional Appraisal 
Practice (USPAP) of the Appraisal Foundation, the Uniform Standards of Federal Land 
Acquisitions (UASFLA – Yellow Book), and the Code of Professional Ethics of the Appraisal 
Institute. The appraisal assignment included on-site inspection of the subject parcel; 
evaluation of local and regional economic conditions; analysis of market supply and 
demand; determination of highest and best use; and preparation of value estimates by the 
relevant approaches to value. Typical valuation methods include the sale comparison 
approach, cost approach, and income capitalization approach.  The scope of this appraisal 
involves the sales comparison approach with respect to the underlying land.  In appraising 
the subject property, the appraisers did the following: 
 

 Researched CoStar, Metroscan, CBA and/or NWMLS, King County databases. 
 Researched ABS Valuation’s existing database. 
 Confirmed all comparables with sellers, buyers, agents, and/or public records. 
 Inspected the subject property and all comparable sales. 
 Reviewed all documents as cited throughout this report. 

 
The proposed acquisition is effectively the acquisition of land which was established for 
future public right-of-way. Though the binding site plan does provide some level of 
entitlement, that same plan essentially transfers the primary value of the subject land into 
Lots 1 and 2 which are the developable sites, leaving “nominal” value in Tracts A through C.  
As such, at the direction of the client, we have analyzed the subject property as 
ready-to-build land, without entitlement despite the presence of a binding site plan.  Please 
see the following discussion regarding hypothetical conditions. 

Extraordinary Assumptions/Hypothetical Conditions 
An Extraordinary Assumption is an assumption, directly related to a specific assignment, as 
of the effective date of the assignment results, which, if found to be false, could alter the 
appraisers’ opinions or conclusions. Other than the hazardous waste assumptions discussed 
below, no extraordinary assumptions are utilized in this appraisal. 
 
A Hypothetical Condition is a condition, directly related to a specific assignment, which is 
contrary to what is known by the appraiser to exist on the effective date of the assignment 
results but is used for the purpose of analysis.   
 

 
5 From The Appraisal of Real Estate, Fourteenth Edition, 2013, Appraisal Institute, page 75. 
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In the case of a “Before and After” appraisal, the “After” value is based upon the 
hypothetical condition that the acquisition has, in fact, occurred. 
 
The subject property is a former mineral extraction site that was recently acquired and 
reclaimed.  It was graded to accommodate redevelopment and subsequently marketed as 
such.  The current user is Amazon and their use is ostensibly facilitated best by the use of a 
binding site plan.  The area in question is identified as Tract C in this binding site plan.  
Initially, this and other tracts were expected to be dedicated at a future date.  For this 
assignment however, we have been requested to evaluate the property for purchase by the 
City.  Under the BSP tract language, the future road tract would be dedicated and have little 
residual value.  We have therefore evaluated the property without regard to the dedication 
requirement, but following the grading, utility and entitlement work completed by the 
developer.  Thus, this report reflects neither the dedication requirement nor the road use 
limitation as initially stated in the BSP for Tract C. 

Hazardous Waste 
We have appraised the subject property “as clean” and assumed there is no environmental 
contamination on-site.   

Personal Property 
No personal property is included in this appraisal.  

Marketing and Exposure Period 
Based on statistical information about days on market, escrow length, and marketing times 
gathered through national investor surveys, sales verification, and interviews of market 
participants, marketing and exposure time estimates of 3 and 6 months, respectively, are 
considered reasonable and appropriate for the subject property.   
 
The global outbreak of a "novel coronavirus" (known as COVID-19) was officially declared a 
pandemic by the World Health Organization (WHO). It is currently unknown what direct, or 
indirect, effect, if any, this event may have on the national economy, the local economy or 
the market in which the subject property is located. The reader is cautioned and reminded 
that the conclusions presented in this appraisal report apply only as of the effective date(s) 
indicated. The appraiser makes no representation as to the effect on the subject property of 
this event, or any event, subsequent to the effective date of the appraisal. 

Larger Parcel 
According to Federal Standards requirements, a determination of the Larger parcel must be 
made for each appraisal.  In condemnation, the larger parcel is that portion of a property 
that has unity of ownership, contiguity, and unity of use, the three conditions that establish 
the larger parcel for the consideration of severance damages.  This is also known as the 
“parent parcel.”  In the state of Washington, unity of use is not determined by the highest 
and best use, but rather the current use of the property.  
 
The subject property consists of a recently completed binding site plan containing two 
parcels, two right-of-way tracts, and one storm drainage tract – all of which are contiguous, 
owned by the property owner, and are being developed together. The site was recently 
acquired as a single tract for re-development.  Therefore, we conclude that the subject, as 
described, is the larger parcel.  
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Appraisal Conformity and Report Type 
We developed our analyses, opinions, and conclusions and prepared this narrative report in 
conformity with the Uniform Standards of Professional Appraisal Practice (USPAP) of the 
Appraisal Foundation; UASFLA (Yellow Book), the Code of Professional Ethics and Standards 
of Professional Appraisal Practice of the Appraisal Institute; state, federal, and the 
requirements of our client as we understand them. This is an Appraisal Report as defined by 
the Uniform Standards of Professional Appraisal Practice under Standards Rule 2-2a.  

Regional Description 
Overview 
The subject is located in the city of Maple Valley located in the Puget Sound region.  The 
Puget Sound basin is a major lowland area located between the Olympic and Cascade 
Mountain ranges in northwest Washington State.  The Puget Sound basin incorporates four 
counties: King, Pierce, Snohomish, and Kitsap.  The city of Seattle, recognized as the hub of 
the Puget Sound region, is located in King County on the eastside of Puget Sound.  Pierce 
County is adjacent to the south of King County; Snohomish County is adjacent to King 
County to the north; and Kitsap County is located directly west of King County across Puget 
Sound.   
 
The Puget Sound region is a global center for high technology.  Seattle continues to be 
ranked as one of the most desirable cities in which to live and do business.  The region has 
a solid economic base, which continues to lead the growth in high-tech industries globally.  
However, with all the attention and growth come the typical problems of congestion, 
environmental contamination, and depletion of natural resources.  Puget Sound, like most 
metropolitan areas, is squarely facing the challenge of striking a balance between economic 
growth and the preservation of its quality of life. 
 
The Puget Sound region offers diverse economic opportunities and the best of social, 
governmental, and health services.  The area has an array of cultural, entertainment, and 
recreational opportunities.  The city of Seattle has a professional ballet, opera, and 
symphony and several live theatrical companies.  Public and private joint ventures were 
successful in constructing Safeco Field (now T-Mobile Park) and Century Link Field (now 
Lumen Field) providing new homes for professional baseball, football, and soccer teams 
which continue to shape the “SODO” neighborhood, south of Seattle’s Central Business 
District (CBD).   
 
The region supports several state universities and colleges, and numerous private and 
community colleges.  The University of Washington, founded in 1851 and located in Seattle, 
is one of the largest universities on the West Coast.  It is also one of the most highly 
respected and productive research centers in the country, garnering international attention 
for achievements in fields such as medicine and physics.  Seattle ranked No. 1 on the list of 
cities with the highest percentage of bachelor's degree holders. 

Transportation 
Growth in the Puget Sound region has resulted in the Seattle area becoming one of the 
most traffic-congested regions in the nation. To alleviate congestion, the Regional Transit 
Authority (Sound Transit) was formed and has completed construction of a high-capacity 
light rail transit system between the University District, downtown Seattle and Sea-Tac 
International Airport and while continuing to study long-range growth and transportation 
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strategies for central Puget Sound.  Major expansions and revisions are either proposed, 
underway, or completed on Interstate 405 (I-405), the primary north/south arterial serving 
the Eastside’s high-tech corridor, as well as to the University of Washington, just north of 
downtown. 
 
Sea-Tac International Airport is one of the busiest airports in the nation for passenger 
service.  The airport is nearing completion of terminal upgrades and renovations in order to 
accommodate the roughly 860 aircraft operations per day.  While the current renovations 
have alleviated some of the problems with respect to over-capacity, the Port of Seattle is 
continuing with its 10-year, $2 billion project in order to help the airport better provide 
services into the next century.  In addition to Sea-Tac, the region has jumbo-jet capable 
airports in south Seattle (Boeing Field) and Everett (Paine Field), both sites of significant 
Boeing activity. 
 
The Port of Seattle and Port of Tacoma are major marine shipping facilities.  Together the 
two ports represent the country’s second largest load center for containerized cargo.  In 
order to capture their share of the future container traffic, which is projected to grow by an 
average of 4.1% per year annually over the next 20 years, the two ports have completed 
major expansions which have consumed most of the land readily available. 

Employment 
King, Pierce, Snohomish, Skagit, and Thurston counties are the most populated counties 
within Washington State and comprise what is commonly referred to as the central Puget 
Sound Region.  Two-thirds of the total jobs in the Puget Sound region are located in King 
County.  Roughly one-half of King County’s jobs are located in the city of Seattle.  
Continuing growth in the region has made the political lines separating the counties 
increasingly artificial.  The labor force often travels from Pierce and Snohomish Counties 
across county lines to their place of employment; only slightly more than half the King 
County labor force actually resides in the county. 
 
In the central Puget Sound metropolitan area, aircraft manufacturing by the Boeing 
Company is significant, but is slowly becoming less of a factor, due to the diversification of 
the regional economy through an increase in high technology companies.  Additionally, the 
grounding of Boeing’s 737 MAX and its decision to shift some manufacturing (787) to South 
Carolina is expected to decrease the company’s presence in the Puget Sound area.  Amazon 
has grown to be just as important to Seattle employment as Boeing. In addition to Amazon, 
the region is also headquarters to several top U.S. companies, including Microsoft, 
Weyerhaeuser, Paccar, Burlington Resources, Nordstrom, Safeco, Starbucks, Alaska Airlines, 
and Costco Wholesale. Newer additions to the area include internet-based companies Adobe 
and Real Networks, as well as a growing presence from Facebook and Google.  Employment 
in the Puget Sound metropolitan area has historically been strong relative to the rest of 
Washington State and nationwide.  However, the Covid-19 pandemic has resulted in a 
significant increase in unemployment claims nationwide as most states, Washington 
included, have issued shelter-in-place orders requiring that all non-essential businesses 
close, and have employed a “phased” reopening approach which is dependent upon the 
number of Covid cases and hospital capacity, among other factors.  The following table 
shows unemployment trends through the end of April 2021.  As shown, unemployment 
peaked in April/May as the initial shelter-in-place order took hold.   
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2020/2021 Unemployment Data

Mar Apr May Jun Jul Aug Sept Oct Nov Dec Jan Feb Mar Apr
United States of America 4.5% 14.7% 13.3% 11.2% 10.2% 8.4% 7.9% 6.9% 6.7% 6.7% 6.3% 6.2% 6.0% 6.1%
Washington State 5.3% 16.3% 12.5% 10.8% 10.8% 9.1% 8.0% 7.0% 6.7% 6.3% 6.0% 5.6% 5.5% 5.5%
Seattle-Tacoma-Bellevue 5.5% 16.6% 15.3% 10.0% 9.3% 7.9% 7.5% 5.2% 5.0% 7.2% 6.7% 5.9% 6.0% 5.7%
King County 5.6% 14.9% 14.4% 9.6% 8.3% 7.2% 6.9% 4.7% 4.4% 6.8% 6.3% 5.4% 5.5% 5.2%
City of Maple Valley 5.6% 16.4% 11.7% 9.1% 7.8% 6.5% 6.2% 5.9% 5.8% 5.5% 6.0% 5.1% 5.3% 5.0%
(Bureau of Labor Statistics - national and state seasonally adjusted)

2020 2021

 
 
The Puget Sound region’s unemployment rate has remained relatively strong as compared 
to many other states across the nation – some of which can be attributed to the strong 
technological sector and its relative ease to a work-from-home model.  The City of Maple 
Valley’s unemployment rate has reached pre-pandemic levels.  Though the region continues 
to face many Covid-related employment challenges – particularly in the hospitality and 
service industries – the Puget Sound metropolitan area is expected to emerge from the 
pandemic in a relatively good position when compared to other parts of the country and 
state.    

Conclusion 
The central Puget Sound region is home to Boeing, Microsoft, Amazon, and other major 
companies, as well as numerous high-tech, bio-tech and internet-based companies.  The 
area is also highly desirable as a place to live due to its numerous recreational 
opportunities, physical features and relatively strong employment.  Furthermore, it consists 
of a major shipping center associated with its location on the Pacific Rim. 
 
The Central Puget Sound area continues to exhibit continued stable growth.  Moving 
forward, various forecasters anticipate that the Puget Sound region will continue to 
outperform the nation over the next few years.  Furthermore, long term growth in the local 
economy is expected due to continued diversification of businesses and continued growth 
and stability from large firms other than Boeing, such as Microsoft, Starbucks, and Amazon.  
These factors, coupled with the high quality of life in the area, and continued decrease in 
the supply of readily developable land, provides support for stable and increasing real estate 
values over the long term. 
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REGIONAL MAP 
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Neighborhood Description 
The subject is located in the city of Maple Valley with a current population estimated at 
26,587, while services can also be found in nearby Covington and Renton, which is also 
likely the favored employment center for the area. Maple Valley was incorporated on August 
31, 1997 and encompasses approximately 5.8 square miles. According to the information 
above, the 2019 estimated population is approximately 26,587.  The city is mostly 
residential but there are various stores, restaurants, and as stations within the area, and 
efforts to bring in additional employment opportunities within the city. Maple Valley also 
features multiple parks and recreation opportunities with two developed parks, three lakes, 
two golf courses, and several miles of trails in the area.  
 
In terms of transportation, Highway 18 is convenient for access to the employment areas of 
Auburn, Kent and Tacoma, but the area is primarily reliant on SR-169, which is heavily 
impacted by the continued residential growth in the Maple Valley and Enumclaw areas.  This 
has presented ongoing challenges to the traffic system.  Traffic volumes on the highway 
have increased substantially over the last decade and in response the highway was 
designated a "Highway of Statewide Significance." Projects are underway in several places, 
widening the route to 4-6 lanes, and improving intersections. In addition, large retail 
shopping centers have been developed or enlarged at Four Corners, as well as areas to the 
south towards Black Diamond.   

Immediate Neighborhood 
The area surrounding the subject is suburban consisting of single-family residential uses.   

Industrial Market 
The subject property is located in Maple Valley which lies within the East King County 
Industrial market.  In general, the industrial market throughout the region has remained 
strong with low vacancy rates and increasing rents/values.  Vacancy in East King County is 
low, at 1.8%, which is a decrease from the prior period at 2.8%.  Market rent per square 
foot averages $13.52 per square foot for industrial space, and the market sales price per 
square foot is $213, an increase from the $201 reported the prior period.  Cap rates for 
industrial space are also low at 5%.  In general, the industrial market in outlying areas, 
such as Maple Valley, Redmond, and parts of Snohomish County have seen growth as rents 
in close-in markets such as south Seattle see exponential increases and drive users to seek 
more affordable alternatives.  CoStar forecasts increasing market rents and low vacancy in 
the near-term. 
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(Source:  CoStar Analytics) 

Retail Market 
Covid-19 has resulted in challenges for the retail market; however, as vaccination rollout 
continues, more retail businesses have been able to open to greater capacity.  King County 
saw vacancy increase by 17 basis points, and total available space increased 15 basis 
points.  The rise is vacancy was muted by retail properties sold for redevelopment and 
removed from inventory and rent relief from lessors.  Without concessions, tenant failures 
would be higher.  The impacts of Covid-19 will continue to be felt through 2021.  In the East 
King County market, however, the vacancy rate is somewhat lower than the region as a 
whole, at 2.3%.  Cap rates in this submarket averaged 5.9% and market rents averaged 
$26.92 which was an increase over the prior period.  CoStar projects that rents will remain 
stable through 2021 before trending upward in 2022.   
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Overall, the retail market in East King County is strong relative to the region as a whole. 
 
(Source:  CoStar Analytics; Kidder Mathews Retail Market Report) 

Office Market 
The office market in East King County showed a nominal decrease in the market sales price 
per square foot from $354 to $352 per square foot.  Market rents decreased slightly from 
$34.93 to $34.48 per square foot, and the vacancy rate increased from 1.5% to 2.7%.  Cap 
rates remained unchanged from the prior period at 6.1%.  While some uncertainty remains 
regarding the office market given a shift to a work-from-home model for many employers, 
smaller town offices as one would find in Maple Valley and neighboring communities is likely 
to remain somewhat insulated from that relative to larger cities with abundant supply such 
as Bellevue or Seattle.   

Conclusion 
The subject’s location provides for a relatively suburban lifestyle yet offers a reasonable 
commuting distance to commercial centers such as Renton and Bellevue.  The Puget Sound 
is well positioned to rebound relatively quickly from the Covid-19 crisis relative to the rest of 
the state and country. 
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NEIGHBORHOOD MAP 
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Factual Data 

Description of the Subject Property 
Site 
The subject consists of a binding site plan consisting of two tax parcels, two future 
right-of-way tracts, and one storm drainage tract located in the city of Maple Valley.  The 
subject totals 34.10 acres (1,485,198 square feet).  

Topography 
The majority of the subject has been graded for construction of a distribution warehouse; 
however, steep slopes remain along the east property line.  The property is at or above the 
grade of Witte Road SE. 

Access 
The subject property is located at the intersection of SE 231st Street and Witte Road SE.  
Access will be from Witte Road SE, a public right-of-way, and is considered average. 

Sensitive Areas 
We have not been provided with a critical area report for the subject; however, according to 
King County iMap, there are no sensitive areas impacting the subject property, though the 
topographical map indicates the presence of steep slopes.   

FEMA Flood Data 
FEMA Flood Map Number:  53033C1018G, 08-19-2020 
 
The subject lies in Zone X which is the flood insurance rate zone that corresponds to areas 
outside the 1% annual chance floodplain, areas of 1% annual chance sheet flow flooding 
where average depths are less than 1 foot, areas of 1% annual chance stream flooding 
where the contributing drainage area is less than 1 square mile, or areas protected from the 
1% annual chance flood by levees. No Base Flood Elevations or depths are shown within this 
zone and insurance purchase is not required.   

Soils 
We have not been provided with a Soil study relating to the subject.  Based on our review of 
the USDA Soil survey, the subject contains Everett very gravelly sandy loam of 0% to 8% 
slopes, 8% to 15% slopes and 15% to 30% slopes.  These soils are somewhat excessively 
drained with no flooding or ponding common and are typically used for livestock grazing, 
timber production, and urban development.  The subject also contains “Pits” soils which are 
very deep, poorly drained soils that formed in fine-textured alluvium weathered from 
extrusive and basic igneous rocks.  These soils are typically found on flood plains and in 
basins with slopes ranging from 0% to 5%. 
 
We refer the reader to the accompanying soil identification map. 

Easements and/or Encumbrances 
We were provided a title report by the client dated April 1, 2021, and prepared by Stewart 
Title Guaranty Company.  This title report lists the following items of note:   
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Item 5:  Item pertaining to the question of ground water contamination, non-issuance or 
non-renewal of any applicable state or county permits for extraction, reclamation or 
processing the products or the exercise of quarrying, surface or subsurface mining.  As 
noted above, we have assumed no hazardous substances exist in the subject property.  
Should evidence be provided to the contrary at a future date, we reserve the right to modify 
our opinion of value. 
 
Item 8:  Easement for Mining Impact and Continuation of Noise, Dust, Odors and Covenants 
running with the Burdened Property.  This document establishes an easement over a 
neighboring property relating to noise, dust and odors emanating from the former use of 
the property, which was a gravel pit and wash plant.   
 
Item 9:  Encroachment of a fence. 
 
Items 11-12:  Matters relating to the binding site plan.   
 
The remaining items are typical and include standard exceptions, such as standard utility 
easements, an easement for retaining wall, mineral rights’ reservations, and property taxes. 

Timber/Minerals 
As required by federal standards, we have reviewed the property with respect to potential 
mineral deposits and timber value.  The subject is a former gravel and sand pit which is 
being redeveloped.  We assume there are no mineral deposits of value on the subject site.  
There is no timber.   

Utilities 
The subject property has access to all public utilities.   

Zoning 
The subject is located within the jurisdiction of the City of Maple Valley.  It is zoned REC – 
Regional Employment Center with the following summary taken from the Maple Valley 
Municipal Code: 
 

City of Maple Valley REC
Minimum Street Setback (ft.) 10
Minimum Interior Setback (ft.) 20
Impervious Surface (%) 80
Maximum Building Height (ft.) 45-85
Maximum Density (du/ac) N/A  

 
With regard to the maximum building height, the code states the following: 
 
“Structures, or those portions of structures, within 50 feet of Residential zones shall not 
exceed 35 feet in height,” and  
 
“Structures dedicated to manufacturing, education/vocational, and office uses may be 
allowed up to 85 feet in height subject to the following restrictions: 
 

a. On sites of 10 acres or more; and 
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b. The required setbacks from residentially zoned properties shall be 20 feet and 
increased three feet horizontally for each foot of building height exceeding 35 
feet; and 

c. The required landscape buffers shall be increased 0.25 feet (three inches) for 
each foot of building height exceeding 35 feet.” 

 
Permitted uses include office, retail, personal services, health clubs, hotel/motel, 
restaurants, vehicle repair, nursery, lumber yard, light manufacturing, 
warehouse/distribution, winery, college/vocational, and performing arts center, to name a 
few.   

Assessed Value and Real Estate Taxes 
Assessed values and real estate taxes for the subject are as follows: 
 

2021 Assessed Value & Taxes
Tax Account Land Improvements Total Taxes

511327-0010 $2,305,284 $0 $2,305,284 $13,802
511327-0020 $5,131,116 $0 $5,131,116 $30,721
511327-0030 $1,000 $0 $1,000 $12
511327-0040 $1,000 $0 $1,000 $12
511327-0050 $1,000 $0 $1,000 $12

Total $7,439,400 $0 $7,439,400 $44,559
 

Summary of Site Characteristics 
The subject consists of a binding site plan including two parcels, two future right-of-way 
tracts, and one storm drainage tract and totals 34.10 acres (1,485,198 square feet).  The 
site is a former gravel and sand pit and is in the process of being redeveloped into a 
distribution warehouse with parking.  There are no critical areas indicated on King County 
iMap; however, the topographical map identifies steep slopes on the east side of the subject 
property.  According to the property owner and developer representative, the subject site 
required utility extensions, 130,000 yards of fill, and extensive grading at a cost of between 
$4,500,000 to $5,000,000 total for the site to be suitable for construction. 

Description of Improvements 
A concrete tilt-up distribution warehouse is currently under construction.  The 
to-be-constructed improvements have been deemed unaffected by the proposed acquisition 
and excluded from further analysis. 
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PLAT MAP 

  
 

SUBJECT 
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TOPOGRAPHICAL MAP 
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FLOOD MAP 
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SOILS MAP 
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ZONING MAP 
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Highest and Best Use 
Highest and best use is defined as: 6 
 

The reasonably probable use that produces the most benefit and highest land 
value at any given time. 

 
A determination of highest and best use is guided by the following parameters: 1) physically 
possible; 2) legally permissible; 3) financially feasible; and 4) maximally productive.  
Highest and best use is analyzed both on an as vacant and as improved basis.  

As If Vacant 
Physically Possible.  Elements such as size, shape, availability of utilities, known hazards 
(flood, environmental, etc.), and other potential influences have been considered.  
Physically, the subject consists of 34.10 acres.  Although no critical areas were noted on 
King County iMap, the topographical map indicates steep slopes along the east property 
line.  The remainder of the subject is partially graded and relatively level.  Its shape is 
irregular and it has average access from Witte Road SE.  All public utilities are to the site by 
extension as noted above.  The subject was purchased as raw land and the property owner 
has performed significant grading and utility work.  To our knowledge, there are no items of 
a physical nature which materially impact development of the subject property.   
 
Legally Permissible.  Legally permissible uses for the sites are largely governed by its zoning 
designation. As discussed above, the subject property is zoned REC – Regional Employment 
Center.  This is a commercial zone which allows for a variety of commercial uses including 
office, retail, and light industrial.  Residential is not permitted in this zone.  There appear to 
be no items of a legal nature which would materially impact development of the subject.   
 
Financially Feasible/Maximally Productive.  The probable use of the subject for commercial 
development conforms to the general patter of land use throughout the region.  We note 
that the site is large for many types of commercial development such as office, and we 
conclude the highest and best use of the subject, as vacant, to be for commercial 
development consistent with the underlying zone.   

Analysis of Highest and Best Use as Improved 
In determining the highest and best use of the property as improved, the focus is on three 
possibilities for the property: (1) continuation of the existing use, (2) modification of the 
existing use, or (3) demolition and redevelopment of the land.  
 
As noted above, a concrete tilt-up distribution warehouse is currently under construction on 
the subject site.  The to-be-constructed improvements have been deemed unaffected by the 
proposed acquisition and have not been considered further in our analysis. 

Most Probable Buyer 
As of the date of value, the most probable buyer of the subject property would be a 
developer seeking a large commercial site.  

 
6 From The Appraisal of Real Estate, Fifteenth Edition, 2020, Appraisal Institute, page 306 
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Valuation Methodology 
Approaches Used in the Valuation Process – The valuation of land is typically obtained 
by proper use of four different approaches to the value conclusion: the sale comparison 
approach, land residual method, ground rent capitalization, and subdivision development 
method.  These three approaches are different in character but related somewhat in the 
known facts they require to arrive at an opinion of value from each.  The final conclusion of 
value is derived through a correlation process in which the appraisers weigh one approach 
against the other to determine the relative merits of each before coming to a conclusion. 
 
Sales Comparison Approach to Value is a comparative technique which utilizes sales of 
comparable properties and analyzes them to determine an applicable sale price per unit to 
apply to the subject. Following an adjustment process and consideration of the most reliable 
sales, the sales are reconciled to indicate a value for the subject.  
 
Direct Capitalization:  Land Residual Method involves estimating the residual net 
income to the land by deducting from total potential income the portion attributable to the 
improvements, assuming development of the site at its highest and best use. The residual 
income is capitalized at an appropriate rate, resulting in an indication of land value. 
 
Direct Capitalization:  Ground Rent Capitalization involves using a market derived 
capitalization rate and applying it to the net income resulting from a ground lease. This can 
represent the leased fee or fee simple interest, depending on whether the income potential 
is reflective of a lease in place or market rental rates. 
 
Yield Capitalization:  Subdivision Development Method involves using a Discounted 
Cash Flow Analysis (DCF), which is the methodology is most appropriate for land having 
multiple lot development in the near term as the highest and best use. The current site 
value is represented by discounting the anticipated cash flow to a present value, taking into 
consideration all necessary costs of development, maintenance, administration, and sales 
throughout the absorption period. 
 
Final Correlation and Conclusion of Value – The various indications of value from the 
approaches are analyzed as to how they relate to one another, as well as to the market.  As 
indicated previously, the highest and best use of the subject, as vacant, is for commercial 
development, and the Sales Comparison approach is considered appropriate here. 
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Land Valuation – Before Condition 

Sales Comparison Approach 
We searched the subject’s marketing area for sales of large tracts of commercial land.  It 
was necessary to expand the search criteria to include sales outside of the neighborhood.  
We have also included the subject’s recent purchase as a comparable sale for use in our 
analysis.  The following sales are considered to be the best indicators of market value for 
the subject site:  
 
Comparable Land Sales
R&H Mining Property
Sale Sale Analysis Gross Gross Price/

# Name City Date Price Zoning Ac. SF SF
1 Subject Sale

xxxxx Witte Road SE
Maple Valley Dec-20 $13,308,984 REC 34.10 1,485,198 sf $8.96

2 Commercial Land
19804 Canyon Road East

Parkland Feb-20 $6,650,000 EC 36.83 1,604,315 sf $4.15

3 Black Diamond Business Park Land
31109 3rd Avenue

Black Diamond Jul-18 $6,562,000 BP/I 31.31 1,363,864 sf $4.81

4 Des Moines Commercial
21215 International Boulevard

Des Moines May-17 $9,000,000 PR-C 13.64 594,158 sf $15.15

5 Des Moines Commercial Land
21454 24th Avenue S.

Des Moines May-17 $6,015,000 PR-C 8.07 351,672 sf $17.10

R&H Mining Property
23226 Witte Road

Maple Valley REC 34.10 1,485,198 sf
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COMPARABLE SALES MAP 
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LAND SALE NO. 1 
 

 
Aerial 

 
Binding Site Plan 

 
Property Identification 
Property ID 10991717 
Property Type Commercial Land 
Property Name Highway 18 Corporate Center 
Address 0 Witte Road SE and SE 231st Street 
City, State Zip Maple Valley, Washington 98038 
County King 
Tax ID 162206-9037; -9040 
Latitude and Longitude 47.392288   -122.039335 
  
Sale Data 
Seller R&H Mining LLC 
Buyer CH Realty IX-JV Maple Valley LP 
Sale Date 12-08-2020 
Sale Price $13,308,984 
Analysis Price $18,308,984 
Deed Type Special Warranty 
Recording No. 20201211001296 
Property Rights 
Transferred  

Fee Simple 

Financing  Cash to seller 
Verified By Christina Lovell 
Verification With Developer 
 
Land Data 
Land Size 34.09545 acres or 1,485,198 SF 
Topography Level 
Access via Witte Road SE, many potential access points 
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Shape Irregular 
Access via Witte Road SE, many potential access points 
Zoning Code REC     Regional Employment Center     City of Maple Valley 
 
Indicators 
Analysis Price/Gross Acre $536,992 per Acre 
Analysis Price/Gross SF $12.33 per SF 
  
Property Remarks  
This is the December 2020 of a 34-acre in Maple Valley along the south side of Witte Road SE, 
north of Maple Valley-Black Diamond Road NE, and east of Highway 18 for $13,308,984.  The 
site was proposed for development of 2 warehouse/office buildings to be utilized as distribution 
centers; however, the site was purchased by Amazon for development of a distribution site.  
The marketed site plan was not used and Amazon opted for its own site plan including a single 
concrete tilt-up building, parking, future right-of-way, and storm drainage.  According to the 
developer, the site required between $4,500,000 and $5,000,000 in site work including fill, 
grading and utility extensions after the purchase to prepare the site for construction.  This 
equates to an adjusted analysis price of $18,308,984, or $12.33 per square foot of land. 

 
Comp ID No.  10991717 
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LAND SALE NO. 2 
 

 
19804 

 
l2 

 
Property Identification 
Property ID 10620677 
Property Type Land 
Address 19804 Canyon Road East 
City, State Zip Parkland, Washington 98446 
County Pierce 
Tax ID 031801-1023; -1024 
  
Sale Data 
Seller Miles Sand and Gravel Company 
Buyer Exeter Frederickson Land LLC 
Sale Date 02-21-2020 
Sale Price $6,650,000 
Analysis Price $6,650,000 
Deed Type Bargain and Sale Deed 
Recording No. 4523525 
Verified By Darin Shedd 
Verification With Scott Price - Broker 
 
Land Data 
Land Size 36.83000 acres or 1,604,315 SF 
Topography Sloped 
Access via Canyon Road 
Shape Rectangular 
Access via Canyon Road 
Zoning Code EC     Employment Center     Pierce County 
 
Indicators 
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Analysis Price/Gross Acre $180,559 per Acre 
Analysis Price/Gross SF $4.15 per SF 
  
Property Remarks  
This is the February 2020 sale of a 19.12-acre 2-parcel site along the south side of 196th 
Street E, on the east side of Canyon Road E, in Puyallup for $6,650,000.  The property has 
utilities available along Canyon Road E and is zoned Employment Center by Pierce County.  The 
site has been approved for construction of a 375,840-square-foot commercial building located 
in the site’s southerly area with parking surrounding the building.  Surrounding 
industrial/commercial tenants include Whirlpool, Ikea, and Boeing 

 
Comp ID No.  10620677 
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LAND SALE NO. 3 
 

 
 

 

 
Property Identification 
Property ID 10625008 
Property Type Land 
Property Name Black Diamond Commercial Land 
Address 31109 3rd Avenue (aka SR-169) 
City, State Zip Black Diamond, Washington 98038 
County King 
Section, Township, Range 11-21-06 
Tax ID 112106-9008 
Latitude and Longitude 47.322243   -122.007616 
  
Sale Data 
Seller Valasara LLC 
Buyer PK Properties, LLC 
Sale Date 07-10-2018 
Sale Price $6,562,000 
Analysis Price $6,562,000 
Deed Type Statutory Warranty Deed 
Recording No. 201807180001439 
Property Rights 
Transferred  

Fee Simple 

Conditions of Sale Arm's Length 
Verified By Murray Brackett 
Verification With Knowledgeable Party 
Verification Date 01-04-2019 
 

127



R&H MINING PROPERTY 
LAND VALUATION – BEFORE CONDITION 

 
 
 
 

21-0129-002mb – © 2021 ABS Valuation  Page 30 

Sale Remarks 
2018 purchase by a local property owner with other nearby properties.  The sales price 
was $6,562,000 or $4.81 per square foot of land. 
 

 
Land Data 
Land Size 31.31000 acres or 1,363,864 SF 
Usable Land Percent & 
Description 

100.0%     100.0% 

Topography Level and slightly sloping 
Front Footage Maple Valley Black Diamond Road 
Utilities  Public water, sewer, gas, and electricity 
Access Good 
Shape Irregular 
Drainage Assumed adequate for site 
Access Good 
In Flood Plain? No                
Zoning Code BP/I     Business Park, Industrial     City of Black Diamond 
 
Indicators 
Analysis Price/Gross Acre $209,582 per Acre 
Analysis Price/Gross SF $4.81 per SF 
  
Property Remarks  
The site is relatively level and partially cleared.  Public utilities are available to the property 
which has excellent commercial exposure from State Route 169 (Maple Valley Black Diamond 
Road), a high traffic north/south arterial roadway. The buyer has previously purchased several 
nearby lots of smaller size and different zoning.  An older concrete block automotive service 
building has interim value only. 

 
Comp ID No.  10625008 
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LAND SALE NO. 4 
 

 
4 

 
Ground View 

 
Property Identification 
Property ID 10614773 
Property Type Commercial Land 
Property Name Furney's Nursery 
Address 21215 International Boulevard 
City, State Zip Des Moines, Washington 98198 
County King 
Location Description West side of Pacific Highway S., north of S. 216th Street 
Tax ID 092204-9053, -9083, -9069, -9126, -9135, 9320 New Parcel # 

0922049342 
  
Sale Data 
Seller Robert E. Furney Living Trust 
Buyer DMCBP Phase IV, LLC 
Sale Date 05-25-2017 
Recording Date 06-01-201706-01-2017 
Sale Price $9,000,000 
Analysis Price $9,000,000 
Deed Type Statutory Warranty Deed 
Recording No. 20170601001012 
Property Rights 
Transferred  

Fee Simple 

Conditions of Sale Arm's Length 
Verified By Kelsie Kim 
Verification With Bart Byrnestad - Partner with Panattoni (Buyer) 
Verification Date 02-21-2018 
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Sale Remarks 
This is the May 2017 sale of a 13.64-acre site located on the east side Pacific Highway S. 
in Des Moines. The property fronts on both Pacific Highway and 24th Avenue S. and 
consisted of 6 tax parcels. Since the sale, a boundary line adjustment has been done and 
is now one larger parcel. The Pacific Ridge Commercial (PRC) zone allows for a wide 
variety of commercial, residential, and some light industrial uses. The property has 
historically been operated as Furney’s Nursery.  It is located immediately north of a 
newer Safeway Strip Center.  The site has a gently sloping topography. The property was 
purchased by Panattoni Development for assemblage with the southerly abutting parcels. 
The property sold for $9,000,000, or $15.15 per square foot. 
 
Land Data 
Land Size 13.64000 acres or 594,158 SF 
Topography Sloped 
Utilities  Power, water, sewer available 
Access Pacific Highway S. 
Shape Rectangular 
Access Pacific Highway S. 
Zoning Code PR-C     Pacific Ridge Commercial     Des Moines 
 
Indicators 
Analysis Price/Gross Acre $659,824 per Acre 
Analysis Price/Gross SF $15.15 per SF 
  
Property Remarks  
This is the May 2017 sale of a 13.64-acre site located on the east side Pacific Highway S. in 
Des Moines. The property fronts on both Pacific Highway and 24th Avenue S. and consisted of 
6 tax parcels. Since the sale, a boundary line adjustment has been done and is now one larger 
parcel. The Pacific Ridge Commercial (PRC) zone allows for a wide variety of commercial, 
residential, and some light industrial uses. The property has historically been operated as 
Furney’s Nursery.  It is located immediately north of a newer Safeway Strip Center.  The site 
has a gently sloping topography. The property was purchased by Panattoni Development for 
assemblage with the southerly abutting parcels. The property sold for $9,000,000, or $15.15 
per square foot. 

 
Comp ID No.  10614773 
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LAND SALE NO. 5 
 

 
5 

 
Ground View 

 
Property Identification 
Property ID 10622583 
Property Type Land 
Address 21454 24th Avenue S. 
City, State Zip Des Moines, Washington 98198 
County King 
Tax ID 092204-9003 (new parcel #  092204-9399) 
Latitude and Longitude 47.409157   -122.301105 
  
Sale Data 
Seller The Estate of Yoshikatsu Ono et. al 
Buyer DMCBP PHase IV, LLC 
Sale Date 05-15-2017 
Recording Date 05-15-201705-15-2017 
Sale Price $6,015,000 
Analysis Price $6,015,000 
Deed Type Statutory Warranty Deed 
Recording No. 20170515000300 
Property Rights 
Transferred  

Fee Simple 

Conditions of Sale Arm's Length 
Verified By Kelsie Kim 
Verification With Bart Byrnestad - Partner at Panattoni (Buyer) 
Verification Date 02-21-2018 
 
Land Data 
Land Size 8.07328 acres or 351,672 SF 
Topography Level 
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Utilities  Power, water, sewer available 
Access via 24th Avenue S. 
Shape Rectangular 
Access via 24th Avenue S. 
Zoning Code PR-C     Pacific Ridge Commercial     City of Des Moines 
 
Indicators 
Analysis Price/Gross Acre $745,051 per Acre 
Analysis Price/Gross SF $17.10 per SF 
  
Property Remarks  
This is the May 2017 of an 8.07-acre parcel located on 24th Avenue S., west of Pacific Highway 
S., adjacent to the Safeway grocery store and the FAA Regional Headquarters currently under 
construction in the Des Moines Creek Business Park. The property was the former Ono Nursery 
and has a gently sloping topography. Since the sale, a boundary line adjustment has been 
done and is now under a new parcel number (092204-9399). The property is zoned PR C. The 
property was purchased by Panattoni Development for assemblage with the northerly abutting 
parcels and a large office building will be developed. The property sold for $6,015,000, or 
$17.10 per square foot. 

 
Comp ID No.  10622583 
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Discussion of Sales, Adjustments and Conclusions 
Unit of Comparison 
The unit of comparison depends on land use economics and how buyers and sellers use the 
property.  In this case, our analysis is based on price per square foot.  

Transactional Adjustments 
Transaction adjustments include: (1) real property rights conveyed, (2) financing terms, (3) 
conditions of sale, and (4) expenditures made immediately after purchase. These items, 
which are applied prior to the application of the market conditions and property 
adjustments, are discussed as follows.  
 
Analysis prices range widely from $4.15 to $17.10 per square foot, prior to adjustment for 
various factors.  In comparison to the subject, the sales have been adjusted for difference in 
market conditions, location, and a variety of physical characteristics.  Certain adjustments 
will be discussed in additional detail in this section.  The first category of adjustments 
includes rights conveyed, market conditions (time), financing, and issues relating to the 
interests purchased.  The subsequent category of adjustments reflects the physical features 
and locational differences. 
 
Rights Conveyed relates to the actual interests transferred.  We note that the subject has 
an approved binding site plan for the current development of a distribution warehouse; 
however, we have analyzed the land as raw, without known entitlements, as discussed in 
more detail below.  Each of the sales consist of the transfer of fee simple interest without 
known entitlements.   
 
Conditions of Sale reflect adjustments for sales, which occurred under unusual or atypical 
conditions.  This category is different than the adjustment for time, which will be dealt with 
subsequently.  None of the sales require adjustment. 
 
Discussions with the property owner/developer representative indicate that roughly 
$4,500,000 to $5,000,000 has been spent on fill, grading, and utilities extension in order to 
bring the site to a ready-to-build state.  We have utilized $5,000,000, or approximately 
$3.37 per square foot of land to adjust Sale 1 (the subject’s sale) to its current state as of 
the date of inspection.  None of the other sales require adjustment.   
 
The financing adjustments are necessary for sales that were financed with atypical terms.  
This includes seller financing with non-market interest rates or terms.  No adjustments for 
financing conditions were required. 
 
In terms of support for market conditions (time), we have reviewed the market in the 
subject’s marketing area.  The results of this search made clear that paired sales activity is 
extremely limited for large commercial tracts of land. Our discussions with brokers, 
developers, as well as observations of market activity lead us to conclude that the pace of 
sales for properties similar to the subject is characterized by relatively few sales each year.  
Further discussions indicate that while land values are generally increasing, development 
costs have increased, as well.  Conditions from previous years are nonetheless considered 
inferior to the present, and adjustments have been made to sales older than 1 year.  
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Property Adjustments 
We have used qualitative adjustments based on locational and physical characteristics.  
Physical characteristics, including differences in the location, size, intensity of use, and 
zoning or land use issues, are now discussed and associated adjustments are reflected in 
the adjustment chart as follows:   
 
Location: Location adjustments are somewhat subjective and have been made, when 

appropriate, to address differences in overall appeal, proximity to major 
employment centers and other amenities and generally higher or lower 
property values in a given area.  Sale 1 is the subject and required no 
adjustment.  Sales 2 through 5 are located in areas considered inferior to the 
subject and upward adjustments were made, as appropriate.  

Size: Because our analysis is based upon unit price (price per square foot), 
properties with larger square footage typically sell for a lower unit price versus 
those which are smaller.  This is based upon the principle of economies of 
scale.  Size adjustments have been made, where appropriate, to address 
significant differences in parcel size.   

Site Quality: Site quality adjustments can include, but are not limited to overall appeal, 
access, visibility, shape and topography, critical areas, encumbering 
easements, and overall characteristics necessary for development.  Sale 1 is 
the subject and received no adjustment.  Sale 3 is considered relatively similar 
and received no adjustment.  Sales 2, 4, and 5 have superior shape, access, 
and visibility and received downward adjustments accordingly. 

Utilities: All of the sales have access to public utilities and no adjustments have been 
made.   

Zoning/Land Use: All of the sales are located in commercial zones.  The subject’s zone is 
relatively permissive in that it allows for a number of commercial and light 
industrial uses, though we note multi-family residential is not permitted.  Sales 
2 and 3 are located in zones that are less permissive than the subject with 
fewer allowable uses.  Sales 4 and 5 allow mixed-use development including a 
multi-family residential component and received downward adjustments 
accordingly.   

 
The following chart summarizes the adjustments discussed above. 
 
Adjustment Chart
R&H Mining Property

Transacitonal Adjustments
Sales Rights Conditions Exp. Aft. Market Interim Site Zoning/ Cumulative

Sale Price Conveyed of Sale Financing Sale Cond. Indicator Location Size Quality Utilities Land Use Indication
1 $8.96 0 0 0 $3.37 0 = $12.33 No Adj. No Adj. No Adj. No Adj. No Adj. Similar
2 $4.15 0 0 0 0 0 = $4.15 Inf(+++) No Adj. Sup(--) No Adj. Inf(+) Inferior
3 $4.81 0 0 0 0 Inf(++) > $4.81 Inf(++) No Adj. No Adj. No Adj. Inf(+) Inferior
4 $15.15 0 0 0 0 Inf(++) > $15.15 Inf(++) Sup(-) Sup(--) No Adj. Sup(-) Superior
5 $17.10 0 0 0 0 Inf(++) > $17.10 Inf(++) Sup(--) Sup(--) No Adj. Sup(-) Superior

Physical Adjustments

 

Land Value Conclusion 
The analysis prices of the comparable sales range from a low of $4.15 to a high of $17.10 
per square foot.  After adjustment, however, Sale 1, the subject sale, is considered similar 
overall, while Sales 2 and 3 are Inferior indicators and Sales 4 and 5 are considered 
Superior.  We have considered the subject’s locational attributes, access to SR-169, readily 
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available utilities, and ability to support a large distribution warehouse in our analysis.  
Additionally, we have considered the subject’s recent sale and completed site work in our 
analysis; however, we have given equal weight to the remaining 4 comparable sales which 
support a value of $13.00 per square foot of land for the subject property as a building 
ready site.   
 

Value Conclusion - Before Condition
Base Land Total
Value/SF Value

Market Value - Land
1,485,198 sf x $13.00 $19,307,574

Total Value - Before Condition $19,307,574  
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Proposed Acquisition, Remainder and 
Potential Damages 
We have been requested to analyze the subject property assuming the conveyance of the 
area identified as Tract C, which, as noted previously, was initially intended as a 
Right-of-Way tract per the binding site plan. As noted in our Extraordinary Assumption, we 
have assumed no such limitations for this analysis. The to-be-acquired Tract C area is 
irregular in shape, and connects Tract B (also future right-of-way) to 228th Avenue SE.  The 
acquisition area is 38,361 square feet, or 0.88 acres.  The following depicts the location of 
the proposed acquisition within the overall site.  
 

BINDING SITE PLAN 

 
 
The proposed acquisition results in the loss of 38,361 square feet of land; however, there is 
no change to highest and best use of the subject property.  Primary access will not change 
as a result, and suitable access will remain in the After condition.  Thus, we conclude no 
damage to the remainder as a result of the acquisition.   

Tract C 
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Land Valuation – After Condition 
In the After condition, the subject loses 38,361 square feet of land; however, the access to, 
and the highest and best use of the property remains the same.  Our research of market 
data does not quantify a difference in price per square foot for a relatively nominal 
acquisition from such a large commercial tract.  Therefore, the same sales used in the 
Before condition remain relevant here, and the land value of $13.00 per square foot 
remains the same in the After condition. 
 

Value Conclusion - After Condition
Base Land Total
Value/SF Value

Market Value - Land
1,446,837 sf x $13.00 $18,808,881

Total Value - After Condition $18,808,881  

Summary and Recapitulation 
The following is a summary our Before and After conclusions: 
 

Summary of Conclusions

Market Value - Before Condition $19,307,574
Market Value - After Condition $18,808,881
Difference Between Before and After Values $498,693

Rounded $500,000  
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Certification of Value 
I certify that, to the best of my knowledge and belief: 

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

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

3. I 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. 

4. I have performed no (or the specified) services, as an appraiser or in any other 
capacity, regarding the property that is the subject of this report within the 
three-year period immediately preceding acceptance of this assignment.  

5. I have no bias with respect to the property that is the subject of this report or to the 
parties involved with this assignment. 

6. My engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 

7. 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 value opinion, the attainment of a stipulated 
result, or the occurrence of a subsequent event directly related to the intended use 
of this appraisal. 

8. The appraisal was developed and the appraisal report was prepared in conformity 
with the Uniform Appraisal Standards for Federal Land Acquisitions; 

The appraisal was developed and the appraisal report prepared in conformance with 
the Appraisal Standards Board’s Uniform Standards of Professional Appraisal Practice 
and complies with USPAP’s Jurisdictional Exception Rule when invoked by Section 
1.2.7.2 of the Uniform Appraisal Standards for Federal Land Acquisitions; and 

9. I have made a personal inspection of the property that is the subject of this report. 
(If more than one person signs this certification, the certification must clearly specify 
which individuals did and which individuals did not make a personal inspection of the 
appraised property.) The property owner or representative was given the opportunity 
to accompany the appraiser on the inspection. 

10. No one provided significant real property appraisal assistance to the person signing 
this certification, unless otherwise noted.  

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

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

13. As of the date of this report, I have completed the continuing education program for 
Designated Members of the Appraisal Institute.  
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Summary of Conclusions

Market Value - Before Condition $19,307,574
Market Value - After Condition $18,808,881
Difference Between Before and After Values $498,693

Rounded $500,000  

 May 4, 2021  
Date of Value: ____________                     ______________________________ 
 S. Murray Brackett, MAI 
 27011-1100853 
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Certification of Value 
I certify that, to the best of my knowledge and belief: 

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

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

3. I 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. 

4. I have performed no (or the specified) services, as an appraiser or in any other 
capacity, regarding the property that is the subject of this report within the 
three-year period immediately preceding acceptance of this assignment.  

5. I have no bias with respect to the property that is the subject of this report or to the 
parties involved with this assignment. 

6. My engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 

7. 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 value opinion, the attainment of a stipulated 
result, or the occurrence of a subsequent event directly related to the intended use 
of this appraisal. 

8. The appraisal was developed and the appraisal report was prepared in conformity 
with the Uniform Appraisal Standards for Federal Land Acquisitions; 

The appraisal was developed and the appraisal report prepared in conformance with 
the Appraisal Standards Board’s Uniform Standards of Professional Appraisal Practice 
and complies with USPAP’s Jurisdictional Exception Rule when invoked by Section 
1.2.7.2 of the Uniform Appraisal Standards for Federal Land Acquisitions; and 

9. I have made a personal inspection of the property that is the subject of this report. 
(If more than one person signs this certification, the certification must clearly specify 
which individuals did and which individuals did not make a personal inspection of the 
appraised property.) The property owner or representative was given the opportunity 
to accompany the appraiser on the inspection. 

10. No one provided significant real property appraisal assistance to the person signing 
this certification, unless otherwise noted.  

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

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

13. As of the date of this report, I have completed the Standards and Ethics Education 
Requirements for Candidates of the Appraisal Institute. 
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Summary of Conclusions

Market Value - Before Condition $19,307,574
Market Value - After Condition $18,808,881
Difference Between Before and After Values $498,693

Rounded $500,000  

 May 4, 2021  
Date of Value: ____________     ______________________________ 
 Christina J. Lovell, Associate 
 27011-20101136 
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General Assumptions and Limiting Conditions 
This appraisal is subject to the following limiting conditions: 
 

1. The legal description – if furnished to us – is assumed to be correct. 
 

2. No responsibility is assumed for legal matters, questions of survey or title, soil or 
subsoil conditions, engineering, availability or capacity of utilities, or other similar 
technical matters. The property is appraised as though free and clear, under 
responsible ownership and competent management unless otherwise noted. 

 
3. Unless otherwise noted, the appraisal will value the property as though free of 

contamination. It is recommended that the client hire an expert if the presence of 
hazardous materials or contamination poses any concern. 
 

4. Unless otherwise noted, it is assumed there are no encroachments, zoning violations 
or restrictions existing on the subject property. 

 
5. Unless expressly specified in the engagement letter, the fee for this appraisal does 

not include the attendance or giving of testimony by Appraiser at any court, 
regulatory, or other proceedings, and the Appraiser is not required to do so unless 
prior arrangements have been made.   

 
6. The dates of value to which the opinions expressed in this report apply are set forth 

in this report. We assume no responsibility for economic or physical factors occurring 
at some point at a later date, which may affect the opinions stated herein.  
 

7. The sketches, maps, plats and exhibits in this report are included to assist the reader 
in visualizing the property. The appraiser has made no survey of the property and 
assumed no responsibility in connection with such matters. 

 
8. The information, estimates and opinions, which were obtained from sources outside 

of this office, are considered reliable. However, no liability for them can be assumed 
by the appraiser. 

 
9. Possession of this report, or a copy thereof, does not carry with it the right of 

publication, neither all, nor part. The identity of the appraisers or reference to any 
professional appraisal organization or the firm with which the appraisers are 
connected shall not be disseminated to the public through any means.  

 
10. No claim is intended to be expressed for matters of expertise that would require 

specialized investigation or knowledge beyond that ordinarily employed by real 
estate appraisers.  

 
11. This appraisal was prepared for the sole and exclusive use of the client for the 

function outlined herein. Any party who is not the client or intended user identified in 
the appraisal or engagement letter is not entitled to rely upon the contents of the 
appraisal without express written consent of ABS Valuation and Client. The Client 
shall not include partners, affiliates, or relatives of the party addressed herein.  
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12. This appraisal shall be considered in its entirety. No part thereof shall be used 
separately or out of context. 
 

13. The flood maps are not site specific. We are not qualified to confirm the location of 
the subject property in relation to flood hazard areas based on the FEMA Flood 
Insurance Rate Maps or other surveying techniques. It is recommended that the 
client obtain a confirmation of the subject’s flood zone classification from a licensed 
surveyor. 
 

14. It is assumed that there are no hidden or unapparent conditions of the property, 
subsoil, or structures which would render it more or less valuable. No responsibility is 
assumed for such conditions or for engineering which may be required to discover 
them.  
 

15. Our inspection included an observation of the land and improvements thereon only. 
It was not possible to observe conditions beneath the soil or hidden, or unapparent 
structural components within the improvements. Condition of heating, cooling, 
ventilation, electrical and plumbing equipment is considered to be commensurate 
with the condition of the balance of the improvements unless otherwise stated. 
 

16. This appraisal does not guarantee compliance with building code and life safety code 
requirements of the local jurisdiction.  
 

17. When possible, we have relied upon building measurements provided by the client, 
owner, or associated agents of these parties. In the absence of a detailed rent roll, 
reliable public records, or “as-built” plans provided to us, we have relied upon our 
own measurements of the subject improvements. We follow typical appraisal 
industry methods; however, we recognize that some factors may limit our ability to 
obtain accurate measurements including, but not limited to, property access on the 
day of inspection, basements, fenced/gated areas, grade elevations, 
greenery/shrubbery, uneven surfaces, multiple story structures, obtuse or acute wall 
angles, immobile obstructions, etc. Professional building area measurements of the 
quality, level of detail, or accuracy of professional measurement services are beyond 
the scope of this appraisal assignment.  
 

18. We have attempted to reconcile sources of data discovered or provided during the 
appraisal process, including assessment department data. Ultimately, the 
measurements that are deemed by us to be the most accurate and/or reliable are 
used within this report.  
 

19. In the absence of being provided with a detailed land survey, we have used 
assessment department data to ascertain the physical dimensions and acreage of the 
property. Should a survey prove this information to be inaccurate, we reserve the 
right to amend this appraisal (at additional cost) if substantial differences are 
discovered.  

 
20. The Americans with Disabilities Act (“ADA”) became effective January 26, 1992. We 

have not made a specific compliance survey of the property to determine if it is in 
conformity with the various requirements of the ADA. It is possible that a compliance 
survey of the property, together with an analysis of the requirements of the ADA, 
could reveal that the property is not in compliance with one or more of the 
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requirements of the Act. If so, this could have a negative effect on the value of the 
property. Since we have no direct evidence relating to this issue, we did not consider 
possible noncompliance with the requirements of ADA in developing an opinion of 
value. 

 
21. This appraisal applies to the land and building improvements only. The value of trade 

fixtures, furnishings, and other equipment, or subsurface rights (minerals, gas, and 
oil) were not considered in this appraisal unless specifically stated to the contrary.  
 

22. Any estimate of insurable value, if included within the scope of work and presented 
herein, is based upon figures developed consistent with industry practices. This 
analysis should not be relied upon to determine insurance coverage and we make no 
warranties regarding the accuracy of this estimate.  
 

23. The data gathered in the course of this assignment (except data furnished by the 
Client) shall remain the property of the Appraiser. The appraiser will not violate the 
confidential nature of the appraiser-client relationship by improperly disclosing any 
confidential information furnished to the appraiser.  

 
24. You and ABS Valuation both agree that any dispute over matters in excess of $5,000 

will be submitted for resolution by arbitration. This includes fee disputes and any 
claim of malpractice. The arbitrator shall be mutually selected. If ABS Valuation and 
the client cannot agree on the arbitrator, the presiding head of the Local County 
Mediation & Arbitration panel shall select the arbitrator. Such arbitration shall be 
binding and final. In agreeing to arbitration, we both acknowledge that, by agreeing 
to binding arbitration, each of us is giving up the right to have the dispute decided in 
a court of law before a judge or jury. In the event that the client, or any other party, 
makes a claim against ABS Valuation or any of its employees in connections with or 
in any way relating to this assignment, the maximum damages recoverable by such 
claimant shall be the amount actually received by ABS Valuation for this assignment, 
and under no circumstances shall any claim for consequential damages be made. 
 

25. Acceptance and/or use of this appraisal report constitutes acceptance of the 
foregoing general assumptions and limiting conditions. 
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Addenda 
Binding Site Plan 
Title Report  
Vesting Deed 
Property Owner Contact Letter 
Qualifications of Appraisers 

 S. Murray Brackett, MAI 
 Christina J. Lovell, Associate Appraiser 
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Binding Site Plan 
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Title Report 
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Vesting Deed 
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Property Owner Contact Letter 
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Qualifications 
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Qualifications of S. Murray Brackett, MAI 
Principal 
ABS Valuation 

Education 
Bachelor of Arts in Business Administration, Western Washington University, 1985, with an 
emphasis on real estate. 

Professional Education 
Appraisal Courses:  All appraisal courses required for MAI designation. 
 
Seminars and Continuing Education (abbreviated summary of coursework): 
 Easement Valuation 
 UASFLA Seminar (Yellow Book) 
 Real Estate Law 
 Appraising From Blueprints 
 Complexities of Predevelopment Land 
 The Appraiser as Expert Witness 
 Litigation Skills for the Appraiser 
 The New Frontier of Takings Law 
 Partial Acquisitions Workshop 
 Condemnation Appraisal & Mock Trial 
 Conservation Easement Appraisal - Certificate Course 

Professional Affiliation 
Member, Appraisal Institute.  Received MAI Designation May 2, 1997 (Member No. 11,258) 
Past President (2003), Seattle Chapter of the Appraisal Institute 
Member, International Right-of-Way Association 
Associate Member, Washington Airport Manager’s Association 

Appraisal Experience 
Principal with ABS Valuation.  Responsibilities include the full range of residential, retail, 
commercial and industrial real estate valuation. Retail experience includes the full range of 
properties from single sites to large neighborhood retail complexes. Office and Industrial 
properties exceeding 100,000 square feet have been prepared for various purposes. 
Appraisals have been prepared on such diverse properties such as airport-related facilities, 
park lands, subdivisions and golf courses, as well as traditional commercial and industrial 
improved property.  Improved and Unimproved valuations have been performed for 
acquisitions in fee, leased fee and leasehold interests, partial takings, and various partial 
interests including the following:  conservation easements, utility easements, subsurface 
easements, air-rights/avigation easements, and minority interests. Numerous Appraisals 
have been prepared for use in litigation, including eminent domain dispute resolution, 
condemnation and inverse condemnations.  UASFLA-compliant Appraisals have been 
prepared for a wide variety of agencies on a wide range of property types.   
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S. MURRAY BRACKETT, MAI (cont.) 
 
Qualified as an expert witness in King, Kitsap and Pierce County Superior Courts, US District 
Court, and Federal Bankruptcy Court.  Geographic experience includes assignments in 
Washington, California, Oregon, Idaho, Nebraska, Iowa, Kansas, South Dakota, Alaska, and 
British Columbia. 

Other Experience 
Instructor: Instructor, Income Property Appraisal, Lk Wa. Voc-Tec. 
 IRWA-Qualified as Level 3 Facilitator 

Sample Presentations:  

 November, 2019 – Anatomy of an Appraisal Trial, for L.S.I. 

 December, 2014 Appraisal Institute Webinar – Appraising Airports and 
Airplane Hangars 

 December 9, 2010 - AI-Seattle Fall R.E. Conference – Panelist/presenter 
- Partial Acquisitions in Eminent Domain cases. 

 September, 2009 - Valuation of Airport Properties, WAMA 

 October 2003 - WPMA Conference – “The Valuation of Non-Water 
Dependent Properties.” 

  

Representative Client List 
Cities/Counties 
Cities of Bellevue, Burien, Kirkland, Seattle, Kent, Everett, Renton, Auburn, Arlington, 
Anacortes, Tacoma, Mount Vernon, North Bend, Snoqualmie, Lake Forest Park, Kenmore, 
Bothell, Lynnwood, Port Angeles, Maple Valley, Puyallup, Woodinville, Shoreline, and 
SeaTac.  Counties of King, Snohomish, Pierce, Kitsap, Thurston, and Skagit. 
 
Government 
Ports of Seattle, Everett, Olympia, Grays Harbor, Bremerton, Port Angeles, and Friday 
Harbor.  Washington State Parks, WSDOT (Approved Appraiser List), DNR, Federal Aviation 
Administration, Internal Revenue Service, King County DNR, GSA, U.S. Navy, San Juan 
County Land Bank, Northshore School District, Everett School District, Snohomish School 
District, Sound Transit, USACE. 
 
Financial Institutions 
Bank of America, U.S. Bancorp, Key Bank, Wells Fargo Trust, Commerce Bank, Homestreet 
Bank, Umpqua (Banner) Bank, Charter Bank, Union Bank. 
 
Airports 
Sea-Tac International Airport, Renton Municipal,  Auburn Municipal, Snohomish County 
Airport (Paine Field), Arlington Municipal, Bellingham International, Olympia Airport, William 
Fairchild (Port Angeles), Spokane Int’l, Centralia/Chehalis, Bremerton National, Pullman 
Airport, and Friday Harbor Airport. 
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S. MURRAY BRACKETT, MAI (cont.) 
 
Corporations and Non Profits 
Weyerhaeuser Company, WRECO, Tramco, Plum Creek, McDonalds Corporation, Gull 
Industries, Puget Sound Energy, Development Services of America (DSA), FSA, Winmar 
Company, Jr. Achievement, Lowe Enterprises, PACCAR, Inc., The Trust for Public Land, 
Cascade Land Conservancy, Fletcher General Construction, Manke Lumber Company, 
Simpson Timber Company, New Ventures Group, OTAK, American Forest Resources, HDR, 
Inc., Hancock Natural Resources Group, Sierra Pacific Industries, Quadrant, Port Blakely 
Communities, Lowe Enterprises, Parsons Brinckerhoff, CH2M-Hill. 
 
 
Attorneys 
Hillis, Clark, Martin & Peterson; Kenyon Disend; Perkins Coie; Tousley Brain; Inslee Best; 
Graham and Dunn; Chmelik, Sitkin & Davis; Foster Pepper; Short Cressman; Davis Wright & 
Tremaine; Betts Patterson; Karr Tuttle Campbell; Anderson Hunter; Riddell Williams; 
Williams Kastner; Krutch Lindell; Curran Mendoza; Williams and Williams; and King County 
Prosecuting Attorney. 
 
State Certification Number - General:   27011-1100853   Expiration: 11/21/21 
(Revised 11/20/19) 
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Qualifications of Christina Lovell 
Associate Appraiser 
ABS Valuation 

Experience 
Ms. Lovell has been involved in various facets of the real estate industry for 20 years, 
with experience as a Commercial Real Estate Paralegal and Transaction Manager for a 
large, national law firm; a Right-of-Way Agent for the major projects division of an 
electric and gas utility company; appraisal work as an Accredited Real Property 
Appraiser for the Clallam County Assessor’s Office; and an Associate for a small 
residential firm. Appraisal assignments include fee simple, leased fee and leasehold 
interests in typical commercial and industrial land and improved properties, park lands, 
partial acquisitions including conservation easements, purchase of development rights, 
utility and road easements and various right-of-way projects. Ms. Lovell also provides 
aviation-related analyses with respect to both ground lease rates and improved aviation 
properties. Clients include various private and public entities with valuations performed 
throughout King, Snohomish, Pierce, Thurston, Grays Harbor, Clallam, Kitsap, Skagit, 
Whatcom, Okanogan and Kittitas Counties. 

Education 
Marylhurst University, Marylhurst, Oregon: 
Bachelor of Science 
Business Management with a focus in Real Estate and Finance 

Edmonds Community College, Lynnwood, Washington: 
Associate of Technical Arts 
Paralegal Studies 
 
Appraisal Education: 
All courses required for state certification. 
 
Appraisal Institute 
Quantitative Analysis 
 
International Right-of-Way Association: 
Principles of Land Acquisition 

Professional Affiliation 
Candidate for Designation, Appraisal Institute 

State Certified General Real Estate Appraiser:  20101136 Expiration:  04/18/23 
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