The Governor’s proclamation 20-28 regarding the Open Public Meetings Act and Public Records Act
temporarily prohibits in-person public attendance at meetings subject to the OPMA.

A GoToMeeting has been arranged to enable the public to listen and make public comments remotely.
To participate remotely, please use the following call-in information:

Via GoToMeeting: 1-877-309-2073, Access Code: 216-996-701

VI.

VII.

AGENDA

Port of Kennewick
Regular Commission Business Meeting
Port of Kennewick Commission Chambers (via GoToMeeting)
350 Clover Island Drive, Suite 200, Kennewick, Washington

CALL TO ORDER

ANNOUNCEMENTS AND ROLL CALL

PLEDGE OF ALLEGIANCE

APPROVAL OF AGENDA

PUBLIC COMMENT (Please state your name and address for the public record)
CONSENT AGENDA

A. Approval of Direct Deposit and ePayments Dated February 2, 2021

B. Approval of Warrant Register Dated February 9, 2021

C. Approval of Regular Commission Meeting Minutes January 26, 2021

EMERGENCY DELEGATION UPDATE (TI1M)

VIll. REPORTS, COMMENTS AND DISCUSSION ITEMS

Vista Field (LARRY/ )

Kennewick’s Historic Waterfront (LARRY)

Oak Street/Verbena Auction; Resolution 2021-02 ( )

Citizen Complaint and Investigation Cost Inquiry (TIM/NICK)

Governance Audit (T1M)

Commission meetings (formal and informal meetings with groups or individuals)
Non-Scheduled Items

GMmooOwp

PUBLIC COMMENT (Please state your name and address for the public record)

ADJOURNMENT

PLEASE SILENCE ALL NOISE MAKING DEVICES



PORT OF KENNEWICK
REGULAR COMMISSION MEETING

DRAFT JANUARY 26, 2021 MINUTES

Commission Meeting recordings, with agenda items linked to corresponding audio, can be found on the
Port’s website at: https://www.portofkennewick.org/commission-meetings-audio/

Commission President Commissioner Don Barnes called the Regular Commission Meeting to order at
2:00 p.m. via GoToMeeting Teleconference.

ANNOUNCEMENTS AND ROLL CALL
The following were present:

Board Members: ~ Commissioner Don Barnes, President (via telephone)
Skip Novakovich, Vice-President (via telephone)
Thomas Moak, Secretary (via telephone)

Staff Members: Tim Arntzen, Chief Executive Officer (via telephone)
Tana Bader Inglima, Deputy Chief Executive Officer (via telephone)
Amber Hanchette, Director of Real Estate and Operations (via telephone)
Nick Kooiker, Chief Finance Officer (via telephone)
Larry Peterson, Director of Planning and Development (via telephone)
Lisa Schumacher, Special Projects Coordinator
Bridgette Scott, Executive Assistant (via telephone)
Lucinda Luke, Port Counsel (via telephone)

PLEDGE OF ALLEGIANCE
Commissioner Barnes led the Pledge of Allegiance.

APPROVAL OF THE AGENDA

MOTION: Commissioner Novakovich moved to approve the Agenda; Commissioner Moak seconded.
With no further discussion, motion carried unanimously. All in favor 3:0.

PUBLIC COMMENT
No comments were made.

CONSENT AGENDA
A. Approval of Direct Deposit and E-Payments Dated January 19, 2021
Direct Deposit and E-Payments totaling $76,310.34.
B. Approval of Warrant Register Dated January 26, 2021
Expense Fund VVoucher Number 102635 through 102671 for a grand total of $174,628.23.
C. Approval of Regular Commission Meeting Minutes January 12, 2021

MOTION: Commissioner Novakovich moved to approve the Consent Agenda as presented;

Commissioner Moak seconded. With no further discussion, motion carried unanimously. All in favor
3:0.
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EMERGENCY DELEGATION UPDATE

Ms. Hanchette reported that she has not received any rent deferral requests from tenants, but she has
been working with the tenants on the carbon dioxide monitoring so that they can open their indoor spaces
to the public.

REPORTS, COMMENTS AND DISCUSSION ITEMS
A. Vista Field
Mr. Peterson reported Phase 1A construction at Vista Field by Total Site Services has been
completed and we are finishing up final paperwork to accept the improvements. Additionally, DPZ
is working on refining the conceptual drawings and summaries of each design standard from the
December 11, 2020 Special Commission Meeting.

Commission and staff discussion ensued regarding acceptance of the project and opening Azure
Drive and Crosswind Boulevard to the public.

1. Vista Field Owner’s Association
Mr. Arntzen and Mr. Peterson have been working on the next phase of the Owner’s
Association. The Port continues to contract with Doris Goldstein and Ben Floyd of White
Bluffs Consulting on setting up and implementation the Owner’s Association. Mr. Arntzen
stated this will be a lengthy process that will involve port staff.

Commissioner Barnes stated Vista Field is a huge undertaking for the small organization at the
Port of Kennewick and Phase 1A involves a lot of the initial groundwork that is integral to the
entire development. Commissioner Barnes thanked staff for their efforts and inquired about
forming lots, setting boundaries, and lot legal descriptions.

Mr. Arntzen stated Mr. Peterson will be able to provide Commissioner Barnes with additional
detail regarding lots and legal descriptions; however, he wanted to remind the Commission that
there have been some challenges with COVID 19 and setbacks with the recent cyber incident,
and staff is not able to meet our previous sequencing of events at this time.

Mr. Peterson indicated that the roads need to be dedicated to the City of Kennewick before the
Port can move forward on the administrative details and begin the process of setting lots and
boundaries.

B. Kennewick’s Historic Waterfront
Mr. Peterson reported Makers Architecture and Urban Design are compiling information from the
December 8, 2020 Commission input for the third public open house. The open house is planned
for February 4-16, 2021 and Makers will be utilizing a similar format previously used. Mr.
Peterson reported that the document will fold in the City’s planned improvements at Washington
Street and the general concept of traffic calming for Highway 397 and Columbia Drive.

Ms. Bader Inglima has been working with Makers on the advertising and public outreach for the
February 4-16, 2021 open house. Makers will be making a virtual presentation on February 8,
2021 at 3:00 p.m. and this video will be uploaded to www.Kennewickhistoricwaterfront.org .
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C. 1135 Shoreline Deadline Update

Ms. Bader Inglima shared the status of 1135 Shoreline Restoration project and stated there is not
a lot of movement to report on the federal funding. The U.S. Army Corps of Engineers (USACE)
continues to work on the division questions regarding the final design and need for additional
federal funding. Ms. Bader Inglima hopes that the project will go out to bid by June 2021, because
the Port utilized an RCO grant through the aquatic funds for $500,000 for our federal match. The
grant has already been extended through June 2021 and if the Port were to go to bid in June, we
would be able to show movement and a new construction timeline. In addition to the RCO grant,
the Port received $1,000,000 in Rural Capital County Funding (RCCF) from Benton County and
the City of Kennewick. Port staff and Ms. Luke are working diligently to move the project
forward.

Commissioner Novakovich recently spoke to Congressman Dan Newhouse and discussed the
USACE federal funding and the 1135 project. Congressman Newhouse is aware of the Port project
and is very supportive.

D. Oak Street/Verbena Auction
Ms. Hanchette stated at the November 10, 2020 Commission Meeting, it was the consensus of the
Commission to surplus three parcels in east Kennewick owned by Port. Ms. Hanchette has been
working with Ms. Luke on the legal process and Scott Musser of Musser Brothers Auction on the
process. Ms. Hanchette stated the 26 acres are zoned for industrial use and she anticipates the
auction will be held this spring.

E. Citizen Complaint Decision and Investigation Cost Inquiry
Mr. Arntzen stated the Commission discussed the Citizen Complaint and Investigation Cost
Inquiry at the January 12, 2021 Commission Meeting. Mr. Arntzen has been working with Mr.
Kooiker to gather the raw data to provide an accurate and detailed cost analysis regarding the
Investigation Cost Inquiry. Due to the recent cyber incident and the impact to the finance
department, the Port contracted with an accounting firm to assist with this report/request. Finance
has been involved in rebuilding the accounting system. Mr. Arntzen estimated that the report may
be completed by the February 9, 2021 Commission Meeting.

Commissioner Barnes expressed his disappointment and believed the request was straight forward.
Commissioner Barnes understands there was a cyber incident that disabled our systems; however,
the citizen’s request was made in December. Commissioner Barnes asked staff to make every
effort to have this information available at next the next Commission Meeting.

F. Quarterly Financial Presentation Update
Mr. Kooiker stated the last quarterly financial update was in August 2020, which was followed by
the approval of the 2021-2022 Budget in November. Mr. Kooiker anticipates presenting a
quarterly financial update at the February 23, 2021 Commission Meeting. Mr. Kooiker stated the
finance department is currently working through the year-end processes, which is incredibly time
consuming. This is another reason why we have contracted extra bookkeeping help, in addition to
what we already have.
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G. Electronic Signature Policy
Ms. Luke stated before the Commission is Resolution 2021-01, which allows the Port to place
digital or electronic signatures on many of the official Port documents. Washington State approved
the use of digital signatures on June 11, 2020. Ms. Luke stated the fiscal impact is the cost of the
Port to purchase the necessary software for the electronic signatures and the cost savings will be
significant to the Port in staff time.

Commission and staff discussion commenced regarding the electronic signature policy.

PUBLIC COMMENT
No comments were made.

MOTION: Commissioner Novakovich moved to approve the Resolution 2021-01 adopting the use of
the Electronic Digital Signature Policy; Commissioner Moak seconded. With no further discussion,
motion carried unanimously. All in favor 3:0.

H. Governance Audit
Commissioner Barnes requested that this item be placed on the agenda at the January 12, 2021
Commission Meeting. Commissioner Barnes believes many people follow the Port of Kennewick
and are aware that the Port received an anonymous citizen complaint filed. As it turned out,
Commissioner Novakovich wrote the anonymous citizen complaint against Commissioners Moak
and Barnes. Commissioner Barnes stated it was a two-year process that was a distraction. He had
hoped to learn the Port’s legal cost for the citizen complaint and investigation and subsequent
appeal and associated public records request; however, those figures are not available yet and he
hopes to receive them at the next Commission Meeting. Commissioner Barnes believes this was
not a wise or sound or prudent use of Port resources and Judge Kallas found the citizen complaint
was unsubstantiated in its entirety. Commissioner Barnes stated there was no opportunity for the
Commission to discuss the issue before moving forward, according to the Commission Rules of
Policy and Procedure. Commissioner Barnes believes it would be in the best interest of the Port,
the citizens, voters, and taxpayers to review the Rules of Policy and Procedure, review the
governing processes and procedures, and review some other aspects or elements. Commissioner
Barnes believes this is an opportunity to learn from what has happened over the last two years and
take this opportunity to review the Rules of Policy and Procedures and make appropriate and
necessary adjustments, so we do not experience something like this again. Commissioner Barnes
reiterated that he did not believe this was a sound use of Port resources. Commissioner Barnes has
heard comments from the public that were less diplomatic in their opinions about Port expenditures
for this. Commissioner Barnes understands this is not an autocracy and the Commission needs to
make the decision, but he is asking the Commission to request staff to generate a Request for
Qualifications (RFQ) for qualified parties with experience in municipal governance and processes.
Commissioner Barnes would like to see an RFQ issued to hire a consultant to review the Rules,
processes, and practices and any other areas deemed appropriate. Furthermore, he would like this
to happen as soon as possible and that all proposals be brought to the Commission for review and
consideration. Additionally, the consultant would report to the Commission. Commissioner
Barnes requested that staff prepare an RFQ for the next Commission Meeting for potential
consideration by the Commission. If approved by the Commission, he would like to see it issued
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and interested parties have an appropriate amount of time to respond and for the Commission to
move forward.

Commissioner Moak stated we have not received the final cost, but it will be in the hundreds of
thousands of dollars and that is just the hard costs, not soft costs including the impact on other
projects. When you review Judge Kallas’ decision, she totally dismissed the Port’s position, how
it was reading the Port’s Rules of Procedure. We have tried to work on and update the Rules since
he was elected in 2013 and it never went anywhere. Commissioner Moak stated there was no
discussion and most of the items discussed in Judge Kallas’ hearing were things that took place
were decisions and policies and procedures that were adopted before he came on the Commission.
Commissioner Moak stated there has never been a discussion about the Rules and that the CEO
believed in the procedures and Commissioner Moak truly believes the CEO was trying to follow
the Rules. However, that was not necessarily shared with the Commission and there was never a
discussion on the Rules or procedure, and yet we have a complaint that centered on Rules of
Procedure. Commissioner Moak believes this was out of place and handled poorly and mulled if
it is because the Rules were wrong, maybe; because people were wrong, maybe; because we have
not had something like this, maybe. Commissioner Moak stated, to spend two years and hundreds
of thousands of dollars for what would amount to a slap on the wrist like he received, would do
nothing. Commissioner Moak would like to do something, because someone should have said
“time out”; this is not something that is worth the hundreds of thousands of dollars, because
somebody violated a Rule of procedure by making two phone calls or not following Robert’s Rules
of Order correctly. Commissioner Moak stated the Rules are supposed to be for serious matters,
such as fraud or misuse of public trust. This is not the way a government should operate and when
we had our first inquiry, there was no personnel assistance for the CEO. The CEO should have
been able to go to someone with personnel problems if there were issues with a Commissioner or
Commissioners; likewise, the Commissioner should be able to consult with someone if they were
having problems with other Commissioners or staff. Commissioner Moak believes we should not
have gone to this length for such a minor violation of some Rule. Commissioner Moak believes
there is something wrong and it needs to be fixed. Commissioner Moak thinks the world of the
Port of Kennewick and the world of our staff, and we have made great strides in so many areas,
but there are issues with the governance that deal with the Rules. Commissioner Moak thinks
someone needs to review the Rules, from an outside perspective, who is not tied to the staff or the
Commission, someone who can help us get better collectively. Commissioner Barnes is on the
right track in that we need some outside assistance, and Commissioner Moak is unsure how to go
about that, but it needs to be someone the Commission and staff agree on and have confidence in.
Commissioner Moak stated this is not one sided, it is not just a Commission issue and he believes
this has been tough on staff as well for the past two years. The next time someone stumbles, the
Port does not need to spend two years and hundreds of thousands of dollars because someone made
a mistake. Commissioner Moak agrees that the Port needs an outside consultant to review the
Rules to help make us better in the governance issue, so that we can be as good there as we are in
SO many areas.

Commissioner Novakovich shared that he was on the Commission when the Rules were developed,

and they were developed to hold the Commission to a high standard of honesty, integrity, and
public transparency and accountability. The initial investigation, by an independent counsel, found
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that two Commissioners were guilty in violation of these policies. It is Commissioner
Novakovich’s opinion that Judge Kallas developed a conclusion and then interpreted the policies
in such a manner to justify her conclusion. Commissioner Novakovich believes the process was
flawed; however, he agrees with Commissioner Moak in that it never should have gone on as long
as it did. Commissioner Novakovich stated had an appeal not been filed it would not have gone
on this long. Commissioner Novakovich thinks having a review of the Rules of Policy and
Procedures is important but questioned if it is the right time. Commissioner Novakovich stated
Commissioner Barnes commented on not receiving information he wanted, and now he wants to
put something on staff to do even more. Commissioner Novakovich agrees that policies and
procedures need to be reviewed but asked if the right time is now.

Commissioner Barnes appreciates Commissioner Novakovich’s input, but he disagrees
wholeheartedly and cannot see the justification of resources for these alleged violations against
two Commissioners. Commissioner Barnes stated there are deep flaws in the Rules of Policy and
Procedure and how they are being utilized by the people that put them in place, how they are being
interpreted, and enforced, and in his opinion, are not in the best interest of the Port, taxpayers, and
voters. This has been a two-year distraction that cost hundreds of thousands of dollars for what
amounted to two phone calls and raised voices. Commissioner Barnes cannot see the justification
of this level of expenditure and level of resources for alleged violations that Judge Kallas found
unsubstantiated in its entirety. Commissioner Barnes stated that there are flaws and there is no
better time than now to address these flaws because this could happen again. Commissioner Barnes
believes this requires a response, an evaluation, and what he is offering is fair and reasonable. He
is not asking to rewrite the Rules as he sees fit but requesting an outside professional with
experience in municipal governance, functions, and operations to review our Rules. The last two
years have highlighted the flaws and we have every reason to have a deeply divided Commission
over what amounts to two phone calls, raised voices, and a buyback clause. Commissioner Barnes
reiterated his request for an outside independent consultant to review the Rules of Policy and
Procedure, our governing practices and processes, the organization chart, or anything else they see
that needs to be corrected as soon as possible.

Commissioner Moak stated there needs to be a defined scope of work and boundaries set for an
RFQ. The goal is to review the inadequate rules and correct them. We need to move forward and
address these issues, because there will never be a time when staff is not busy.

Commission Novakovich suggested staff produce a list of projects for the Commission and the
Commission prioritize the list, and then staff can provide a reasonable timeframe for the projects.
Commissioner Novakovich stated it should not be put off, but it needs to be done correctly and not
thrown together for next Commission Meeting.

Commissioner Barnes hears what Commission Novakovich is saying, and stated staff has a lot of
work to do and he understand that. Commission Barnes stated as the President, he has the ability
to appoint a committee and suggested appointing a committee of one to develop an RFQ for the
next meeting and he would be happy to do that.
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Commissioner Moak stated Commissioner Barnes may have the power to appoint a committee,
but he thinks it needs to be a team effort involving staff.

Commissioner Barnes is not inclined to exercise the power of the president to appoint himself and
would rather have consensus agreement if we are going to go that route. Commission Barnes
agrees that if we are going to bring in a professional to work with the Port, it goes without saying
that they would work with the Commission, staff, and Ms. Luke.

Mr. Arntzen has been listening carefully to the discussion amongst the Commission and
understands that pursing this endeavor would be beneficial. Mr. Arntzen suggested staff have an
opportunity to review the Commission comments and follow the same process we utilize whenever
we start working on a new project. Mr. Arntzen would like the opportunity to discuss it with staff
and Ms. Luke and come back with suggestions, as this is the first time hearing the request and
Commission discussion. Mr. Arntzen feels as though there needs to be some level of process and
was surprised by the expectation that an RFQ should be presented at the next Commission Meeting.
Mr. Arntzen believes putting together an RFQ would be beyond our resources at staff level and it
would be disjointed and thrown together. Mr. Arntzen understands this is an important project for
the Commission and he believes there needs to be a process that would allow us to come out with
a thorough and accurate review. Mr. Arntzen stated it is a complicated issue and he would like to
be able to bring the Commission some thoughts. Additionally, staff would work with the
Commission to define a scope of work, which needs to be completed before advertising an RFQ.
Mr. Arntzen stated in his 18 years with the Port, staff has not and will not be sandbagging this or
any other project, but he does feel it will take time and thought to process.

Commissioner Barnes thanked Mr. Arntzen for his comments and has spoken to people in the port
industry about the challenges facing the Port. Commissioner Barnes stated there may be ways to
approach this that would be less of a burden on the staff, for example, hire a consultant like Jim
Darling, who has worked for several ports, including the Port of Kennewick. Commissioner
Barnes stated this is an ambitious undertaking and perhaps the Port could bring in a knowledgeable,
experienced consultant to spearhead the effort to assist the Commission and staff.

Commissioner Moak agrees with Mr. Arntzen about staff having time to review the request and
discuss what issues they might see and how to steer this process based on the Commission
comments today. Additionally, Commissioner Moak would like for Commissioner Barnes and
Mr. Arntzen to talk about their concerns related to moving forward on this. Commissioner Moak
feels Commissioner Barnes may want to steer this project more than what is appropriate, from a
policy standpoint. Commissioner Moak thinks Commissioner Barnes may want to do more than
just policy, and he cautioned against that, as he cautioned against staff getting into the policy issue.
Commissioner Moak believes staff needs to review the request and come back to the Commission
with their thoughts and ideas and how to approach the request. Commissioner Moak does not think
it needs to be someone with port experience, but rather someone who understands municipalities.
Commissioner Moak cautioned Commissioner Barnes on taking on more at this point, even though
Commissioner Moak agrees with Commissioner Barnes perspective. Commissioner Moak would
rather we move forward with this project sooner rather than later.
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Commissioner Novakovich agrees with Commissioner Moak’s comments and believes staff
should have the opportunity to review Commission Barnes request and that is where it should
originate.

Commissioner Barnes appreciates the comments of his fellow Commissioners, and he wants to
stay at the appropriate policy level. He is not inclined to work through the Rules of policy and
procedures and would like to stay at the appropriate policy level on this. Additionally,
Commissioner Barnes is not inclined to make changes to the Rules that he believes would be in
order, based on recent his experience. Commissioner Barnes believes it is important to have
outside professional help. Commissioner Barnes has no confidence in Ms. Luke doing this work
for us. He thinks Ms. Luke is in a conflicted position, as she reports to Mr. Arntzen, was hired by
Mr. Arntzen, and works closely with Mr. Arntzen. Commissioner Barnes thinks the Commission
needs outside legal representation and outside professional help in this matter other than Ms. Luke.

Mr. Kooiker outlined a few items for the Commission in preparation for the next several meetings:
1. This item was not budgeted; therefore, the Commission will need to determine where
the funding will come from and how much will the funding be. Mr. Kooiker is happy

to provide suggestions to the Commission.

2. There are bid laws compliance that the Port needs to follow. The Port has 24 years of
clean audits because we follow procedures. Bid Law or RCW or WAC’s have specific
statutes and what guides the threshold for an RFQ is the estimated dollar amount. Those
are the bid thresholds for any public entity.

Commissioner Barnes appreciates Mr. Kooiker’s input and inquired if the anonymous citizen
complaint, the subsequent investigation, and appeal was ever in the budget.

Mr. Kooiker stated no, it was not.

Commissioner Barnes stated the long-term health and well-being of the Port of Kennewick are one
of the most important things to him. Commissioner Barnes does not believe the Port is in a good
place and this two-year process is his exhibit A, and strong support of the opinion he just made.
The Port of Kennewick is not in good health and the sooner we can get some things corrected, the
better for everyone.

Commissioner Novakovich appreciates Mr. Kooiker’s comments. As far as Commissioner Barnes
comments regarding Ms. Luke, Commissioner Novakovich would like to apologize to Ms. Luke,
and stated he does not share the same view.

Commissioner Barnes reiterated that it is his opinion that the Port of Kennewick has some flaws,
and he would like to apologize to Ms. Luke for being placed in an almost impossible situation by
the Port of Kennewick. Commissioner Barnes thinks Ms. Luke is in a conflict of interest and she
has been placed there by the Port of Kennewick.

Commissioner Moak inquired where we go from here.
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Mr. Arntzen has somewhat of an optimistic viewpoint after listening to the robust debate and he
heard some similarities amongst Commission comments. Mr. Arntzen is getting a clearer picture
of what staff might bring to the Commission for further input. One of the things Mr. Arntzen heard
Commissioner Barnes say, it should not be a process where staff has its fingerprints all over it, and
he agrees with that wholeheartedly. Mr. Arntzen sited the Clover Island Master Plan as an example
of a process we might employ where there are some opportunities for input by staff, individual
Commissioners, and the Commissioners as a unit and is driven by a third-party consultant. Mr.
Arntzen appreciates the opportunity to discuss this; however, he believes staff will discuss the
procedure of bringing the process forward in an expedient and efficient manner. Mr. Arntzen does
not think staff will be making substantive comments regarding policies, rather staff would follow
the procedure and move things along. Mr. Arntzen envisions an outside third party will do the
heavy lifting on this project, whether it is Jim Darling or any other firm. Mr. Arntzen would like
to put this topic on the Agenda for the next Commission Meeting to share staff thoughts regarding
the procedure.

Commissioner Moak believes that is the right approach and appreciates Mr. Arntzen’s comments
and optimism. The Commission can move forward with this once we hear back from staff.

I. Director Reports
Mr. Peterson reported that the City of Kennewick is updating the shoreline management plan
update, which is due every eight years. The City is only adding elements to address the changes
in state law. Mr. Peterson shared a positive story regarding Ice Harbor, Cedars, and Clover Island
Inn and their teamwork through these trying times.

Ms. Luke reported at the last Commission Meeting there was a question regarding insurance
coverage related to the citizen complaint and appeal. Ms. Luke spoke with Frank Andres of Clear
Risk Solutions, who is reviewing the policy as it relates to coverage. Clear Risk originally looked
at the coverage issue early in the complaint process, but not recently. Ms. Luke sent over several
requested documents to Mr. Andres and is awaiting his response.

J. Commissioner Meetings (formal and informal meetings with groups or individuals)
Commissioners reported on their respective committee meetings.

K. Non-Scheduled Items
Commissioner Moak stated this has been a very difficult discussion today and he appreciates the
comments and passion. Commissioner Moak believes Commissioner Barnes has shown more
passion for Vista Field and the Port of Kennewick than anyone. It is hard to have these discussions
and Commissioner Moak appreciates the way Commissioner Barnes listened to the Commission
and staff. Commissioner Moak appreciates staff and stated it is not easy on staff to listen to some
of the things the Commission says, but staff is also passionate about what the Port of Kennewick
does and handles themselves in a very professional manner in working to support the policy
direction of the Commission. Commissioner Moak would like to be optimistic like Mr. Arntzen
and he believes we can get through this and hopefully we can all do better, and the Port can do
better. Commissioner Moak is sorry we went through some of this stuff, and he holds very dear
the Port of Kennewick and wishes to see it continue to do great things. The Port is involved in or
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has been involved in many great things and he looks forward to the next four years.
Commissioner Barnes offered his condolences to the family of Greg McConnell, the former
publisher of the Tri-City Herald. Mr. McConnell was a strong friend and advocate of the Port of
Kennewick.

No further comments were made.

PUBLIC COMMENTS
No comments were made.

COMMISSION COMMENTS
No comments were made.

ADJOURNMENT
With no further business to bring before the Board; the meeting was adjourned 4:09 p.m.

APPROVED: PORT of KENNEWICK
BOARD of COMMISSIONERS

Don Barnes, President

Skip Novakovich, Vice President

Thomas Moak, Secretary

*The January 26, 2021 Commission Meeting Minutes were Approved by the Port of
Kennewick Commissioners on February 9, 2021 at the Regular Commission Business
Meeting and signed with an Electronic Signature Per Resolution 2021-01, Adoption of
Electronic & Digital Signature at the Port of Kennewick.
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HISTORIC WATERFRONT DISTRICT
Draft Amenilies wnt) Desigue Fealures

The Historic Waterfront District Master Plan intends to unify Clover Island, Columbia

Gardens Wine & Artisan Village, The Willows, and Cable Greens as one amenity

district, creating a cohesive vision that responds to the area's evolving context and T
growing community. |

To help develop this plan, the Port of Kennewick engaged community members,
businesses, partners, and other stakeholders in August and October. This draft
design compiles stakeholder feedback and showcases the draft vision for amenities
and development in the district. Let us know what you think!

) 2 — Current/future trails
* and connections

Interior walkways
and connections

5

ISLAND TRAIL COMPLETION DISTRICT DESIGN STANDARDS RECREATION

@ Completed trail around Clover Island Flexible design standards unify the district, Enhanced opportunities for indoor and
allows for continuous views and improve comfort and safety, and add visual outdoor activities and fun for all ages

connection appeal

DUFFY'’S POND PATHWAY POND ECOLOGY ACTIVITY STOPS
@ Completed trail around Duffy's Pond @ Improved ecology of Duffy's Pond @ Periodic workout stations and active
and link to Sacagawea Heritage Trail enhances enjoyment of this unique amenities along trails add interest and

better connects the district and region environment encourage healthy practices



CLOVER ISLAND WEST CLOVER ISLAND CENTRAL CLOVER ISLAND EAST

Enhanced lighthouse plaza with covered Central hub with pop-up seasonal retail, Destination with permanent performance
event space and boutique hotel grab ‘'n' go food, and vacation rentals space and viewpoint to Cable Bridge
@ Covered rentable event space @ Unique island condominiums @ Permanent entertainment space
Boutique hotel @ Pop-up seasonal retail stores @ River viewpoint to Cable Bridge

Grab 'n' go restaurant

HISTORIC WATERFRONT DISTRICT
Dragt Development Plure

THE WILLOWS COLUMBIA GARDENS CABLE GREENS

Residential community around Veterans Activity hub with brewery, restaurant, and Future park-like setting with dog park and
Memorial Plaza and Duffy's Pond local artisan market commercial or small-scale residential
@ Medium-scale residential neighborhood ® Restaurant with water views @ Longer term residential and/or commercial
@ Veterans Memorial Plaza @ Additional shopping and local foods development
@ Condominiums @ Local artisan market with playground Picnic area, dog park, or other shared open

space



TO:

AGENDA REPORT

Commission

FROM: Amber Hanchette, Director Real Estate & Operations

MEETING DATE: February 9, 2021

AGENDA ITEM: Oak Street Property Surplus — 50 S. Verbena, 109 S. Oak,

1721 E. 3" Ave, Kennewick

REFERENCE(S):  Appraisal — Valuation effective date 11/15/2020
FISCAL IMPACT: TBD

DISCUSSION:

On November 10, 2020, port commissioners through consensus agreed to surplus three
port-owned parcels in the East Kennewick/Oak Street Industrial Park region of the port
district. Commission determined the auction process to be an acceptable process for
liquidation of the parcels.

Port staff engaged Southeast Washington Appraisal Group to update existing property
appraisals and evaluate the combined parcel auction value.

Upon review of all the documents, staff summary includes:

1) Market timing was featured as a key indicator of value — A marketing window of 2-3
years (or possibly longer) for all three parcels, as a package, may yield a slightly higher
price but fails to take into account property holding costs: advertising, security,
management/staff time, extensive waste disposal or even necessary demolition.
Expenses could outweigh the financial gain the port might receive from continuing to
hold and market the properties.

2) The report indicates a possible auction value of $890,000 for all three parcels (26.42
acres) combined by using a discount to present value calculation.

ACTION REQUESTED OF COMMISSION:

Authorize staff, through resolution, to engage with Musser Bros. Auction and Real Estate
firm.

Would the commission like to proceed with the Musser Bros. power parcel auction method?
Due to the unique nature of an auction, would commission like to discuss a reserve price
at a future executive session?




PORT OF KENNEWICK
REsoLUTION 2021-02

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF
THE PORT OF KENNEWICK AUTHORIZING THE PORT CHIEF
EXECUTIVE OFFICER TO EXECUTE A CONTRACT WITH
MUSSER BROS. AUCTION AND REAL ESTATE

WHEREAS, the Port Commission directed staff to surplus 26.42 acres of industrial property
in the Oak Street Industrial Park (50 S. Verbena, 109 S. Oak, 1721 E. 3" Ave, Kennewick) through the
auction services process; and

WHEREAS, due to a positive outcome on a previous auction of surplus port property, the
commission authorizes port staff to engage the services of Musser Bros. Auction and Real Estate firm.

NOW, THEREFORE, BE IT RESOLVED that the Board of Commissioners of the Port of
Kennewick authorizes the Chief Executive Officer to execute a contract with Musser Bros. Auction
and Real Estate firm for auction services.

BE IT FURTHER RESOLVED that all action by port officers and employees in furtherance
hereof is ratified and approved; and the Port Chief Executive Officer is authorized to take all action
and to pay all expenses necessary in furtherance hereof.

ADOPTED by the Board of Commissioners of the Port of Kennewick this 9th day of February,
2021.

PORT OF KENNEWICK
BOARD OF COMMISSIONERS

By:

DON BARNES, President

By:

SKIP NOVAKOVICH, Vice President

By:

TOM MOAK, Secretary
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December 7, 2020 — ORIGINAL
December 31, 2020 - AMENDED
January 25, 2021 - AMENDED

Port of Kennewick
350 N Clover Island Dr #200
Kennewick, WA 99336

Attention: Ms Amber Hanchette, Director of Real Estate
Internal File Number: SEWA #2020-222

Re: Port of Kennewick Land Addressed as 109 N Oak St et al, in Kennewick, Benton County,
Washington 99337

Dear Ms. Hanchette:

In accordance with your authorization, we have conducted the investigation necessary to form an
opinion of the value in the subject property as above referenced. A copy of your authorization is
included in the Addenda of the report.

As more fully described within this report, the subject property is comprised of three contiguous
tax parcels containing in the aggregate 26.42 acres. The property lies partly in the unincorporated
portions of Benton County, and partly in the incorporated portion of the City of Kennewick, state
of Washington. A summary of the property is included here.

Sandollar LLC | Appraisal Group SEWA 2 Transmittal Letter



Port of Kennewick Land
109 N Oak St et al., Kennewick, Benton County, Washington

Summary of Property Appraised

Parcel A Parcel B Parcel C Combined

Address 109 N Oak St 1721 E 3rd St 50 S Verbena

City/County City of Kennewick Uninc Benton Co Uninc Benton Co
Zoning IH Light Industrial Light Industrial Industrial

Tax PID 105802013067002 105802020010005 105802020006002
Land AC 16.88 5 4.54 26.42
Land SF 735,293 217,800 197,762 1,150,855
Value Type/Premise #1 Market Value As Is Market Value As Is Market Value As Is Market Value As Is
Interest Appraised Fee Simple Fee Simple Fee Simple Fee Simple
Value Type/Premise #2 Auction Value As Is Auction Value As Is Auction Value As Is Auction Value As Is
Interest Appraised Fee Simple Fee Simple Fee Simple Fee Simple
Assume vacant / no Assume vacant / no Assume vacant / no Assume vacant / no
Unusual Assignment Conditions improvements improvements improvements improvements

Approaches to Value

Sales Comparison

Sales Comparison

Sales Comparison

Sales Comparison

The report that follows is an Appraisal Report which is intended to comply with the reporting
requirements set forth under Standards Rule 2-2 of the Uniform Standards of Professional
Appraisal Practice for an Appraisal Report. Accordingly, the report includes only a summary of
the data and analysis with additional information retained in the appraiser’s file. Nikki Griffith,

MAI, CCIM observed the property and prepared this report.

ASSIGNMENT CONDITIONS
Please pay particular attention to the Extraordinary Assumptions and Hypothetical Conditions
listed below. The value estimate in this appraisal could be different without these assumptions.

Extraordinary Assumptions & Limiting Conditions’

e N/A
Hypothetical Conditions’

e Itis a hypothetical condition that each parcel is assumed vacant and available for sale or lease.
Currently there are a variety of improvements one or more parcels and it is beyond the scope
of this appraisal to estimate the cost to remove those improvements for the purpose of re-
development. If estimates for removal of the improvements were obtained, that amount could
be deducted from the value estimates herein. The value estimate could be different if this
assumption were not used.

RISK ANALYSIS

e The availability of data for this assignment is considered only fair due to the lack of sale
transactions similar to the subject in the immediate neighborhood. A lack of data can affect
the reliability of the report. Recent sale transactions of similar properties in the subject area
have been infrequent; and thus, the search for data was expanded to include the entire Tri-
Cities market and beyond. Even the expanded search yielded limited data.

! Extraordinary Assumption is defined as 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 appraiser’s opinions or conclusions.

2 Hypothetical Condition is defined as an assumption, directly related to a specific assignment, as of the effective
date of the assignment results, which is contrary to what is known by the appraiser to exist on the effective date of the
assignment results but is used for purpose of analysis.
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Port of Kennewick Land
109 N Oak St et al., Kennewick, Benton County, Washington

e The location of the property with access from U.S. 397 (aka Chemical Dr) is considered fair
to average for this asset class.

Given the above facts, the value estimate concluded herein is considered reasonably well
supported. As detailed in the Reconciliation of the report, I estimated the following values:

Summary of Property Appraised

Parcel A Parcel B Parcel C Combined
Address 109 N Oak St 1721 E 3rd St 50 S Verbena
City/County City of Kennewick Uninc Benton Co Uninc Benton Co
Zoning IH Light Industrial Light Industriall Industrial
Tax PID 105802013067002 105802020010005 105802020006002
Land AC 16.88 5 4.54 26.42
Land SF 735,293 217,800 197,762 1,150,855
Value Type/Premise #1 Market Value As Is Market Value As Is Market Value As Is Market Value As Is
Interest Appraised Fee Simple Fee Simple Fee Simple Fee Simple
Assume vacant / no Assume vacant / no Assume vacant / no Assume vacant / no
Unusual Assignment Conditions improvements improvements improvements improvements
Approaches to Value Sales Comparison Sales Comparison Sales Comparison Sales Comparison
Effective Date 11/15/2020 11/15/2020 11/15/2020 11/15/2020
Value PSF $0.80 $1.40 $1.25 $1.00
Indicated Value $588,234 $304,920 $247,203 $1,150,855
Rounded $590,000 $300,000 $250,000 $1,150,000
Marketing Time 1-2 Years 1-2 Years 1-2 Years 2-3 Years

SPECIAL NOTE: Market Value As Is — Tied to a Marketing Window

The client has requested a “Market Value As Is” for the subject property but has indicated that it
may desire to sell this asset more quickly via an auction during the early portion of 2021. This
poses a challenge in that while the client wants to know the current Market Value As Is, that value
is dependent on the “timing” under the highest and best use (the reader is referred to the Market
Analysis and Highest and Best Use Analysis sections of the report).

In this case, the “timing” associated with the market value was estimated as 2-3 years. Thus, the
fact that an auction could occur in the near future requires consideration of a shortened marketing
window. The auction definition utilized herein is as follows:

Auction Definition — A sale, public or private, where property is sold to the highest
bidder...Historically auctions were seen as a way of disposing of distressed properties, but
auctions have become an alternative when a quick sale is necessary...” (Source: Dictionary of
Real Estate Appraisal, 4" Edition, Appraisal Institute).

The prospective bidders on the property being appraised could include:
e an investor that would hold the property before selling to someone that would develop
immediately; or
e adeveloper that would seek a change in zoning to say, a residential use, that would take
both time and money, with no certainty as to the outcome; or even

Sandollar LLC | Appraisal Group SEWA 4 Transmittal Letter



Port of Kennewick Land
109 N Oak St et al., Kennewick, Benton County, Washington

e adeveloper that would seek to begin development immediately but seeking a “good deal”
because the property was being sold at auction understanding that there is currently an
oversupply of vacant land in the neighborhood.

When a property is appraised, a comparison with similar properties and their marketing time 1is
typically undertaken in order to establish a Market Value As Is and a marketing time associated
with that value. If the marketing time projection is extended, the client might then wish to know
what the value would be if it specified a shorter marketing time. When the client specifies the
marketing window, those value definitions differ from the Market Value definition. Here is a
summary of those definitions.

Value Definitions — Three types of value are defined in the Introduction of this report, including
“Market Value”, “Disposition Value”, and “Liquidation Value”. Each one of these definitions
has a requirement that a marketing timeframe and motivation of the parties be established. The
basic differences between the three definitions is associated with the motivation of the seller and
the timeframe established. A brief summary of the differences is shown here:

Value Type

And Premise Market Value Disposition Value Liquidation Value

Typical marketing

. Shortened marketing Severely limited
. . window based on the . . .
Marketing Timeframe roDerty tvne window marketing window
property typ specified by client specified by client

Specified by appraiser
Seller is under
extreme compulsion to
sell

Seller is under

Seller Motivation Typical motivation .
compulsion to sell

® Some of the sales utilized herein were for parcels that had never been officially listed with
a broker, but rather was owned by a municipality or governmental agency which markets
its own properties; thus data for marketing periods are not always available.

e Some parcels were officially listed and were purchased for a future re-sale; and

® Some parcels were officially listed and immediate development was undertaken (say within
one year).

The marketing period associated with the Market Value conclusion herein is extended due to an
oversupply of available competing parcels determined to be superior in location and utility and
slower absorption.

Market Value As is at Auction Near Term

In order to provide an indication of what kind of discount would be reasonable to accept an offer
at auction if it is lower than the Market Value conclusion above, I researched the discount
associated with a marketing time related to the sale and re-sale of a property. Several sales and re-
sales of property were researched to determine what type of discount might be associated with the
purchase.

e The commercially zoned site at 4810 W Hildebrand in the Southridge neighborhood of
Kennewick was originally acquired by Craig Eerkes on March 28, 2013 for $392,040. Mr.
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Port of Kennewick Land
109 N Oak St et al., Kennewick, Benton County, Washington

Eerkes held the property until April 8, 2019 when it was re-sold for $550,000, an increase
of 40% over the six-year holding period, or an average of 0.5%/month or 6%/year. Of
course, that is an average, and it is possible that prices were stagnant for a period of time,
and appreciation was greater at other times.

e A 47.278-acre parcel of industrially zoned land located at the SEC of Oregon and E A
Street in east Pasco that conveyed in 2014 for $400,000, or $8,460/AC or $0.19/SF to
Bleyhl’s Farms which planned to build a new retail store for ag products because it was
close to their current location. Bleyhl’s Farms abandoned development of that parcel and
built in west Pasco instead. It re-sold the first parcel almost exactly three years later in
2017 for $525,000, an increase of 31% over the 3-year period, reflecting an annual increase
of about 0.83%/month or 10%/year. The buyer has put the property on the market again.

e The former Tri-City Taxi property zoned for industrial use and located at 1925 W A St in
Pasco was comprised of two contiguous parcels comprising in the aggregate 2.19 acres of
which 1.47 acres was deemed excess land. The combined parcels were purchased for
$637,000 in January 2018. The parcels were re-sold 18 months later in July 2019 for
$732,000, an increase of 15% over the intervening 18 months or approximately .75% per
month.

The Market Value As Is associated with the extended marketing period of 2 to 3-years could thus
be discounted at between 0.5%/month to 0.83%/month (or 6% to 10%/year) to arrive at a
reasonable indication of the potential discount of a Market Value at Auction. For purposes of this
analysis, a discount rate of 9%/year was selected.

Calculation of Market Value As Is At Auction Near Term
Summary of Property Appraised

Parcel A Parcel B Parcel C Combined
Address 109 N Oak St 1721 E 3rd St 50 S Verbena
City/County City of Kennewick Uninc Benton Co Uninc Benton Co
Zoning H Light Industrial Light Industrial Industrial
Tax PID 105802013067002 105802020010005 105802020006002
Land AC 16.88 5 4.54 26.42
Land SF 735,293 217,800 197,762 1,150,855
Value Type/Premise #1 Market Value As Is Market Value As Is Market Value As Is Market Value As Is
Interest Appraised Fee Simple Fee Simple Fee Simple Fee Simple
Assume vacant / no Assume vacant / no Assume vacant / no Assume vacant / no
Unusual Assignment Conditions improvements improvements improvements improvements
Approaches to Value Sales Comparison Sales Comparison Sales Comparison Sales Comparison
Effective Date 11/15/2020 11/15/2020 11/15/2020 11/15/2020
Value PSF $0.80 $1.40 $1.25 $1.00
Indicated Value $588,234 $304,920 $247,203 $1,150,855
Rounded $590,000 $300,000 $250,000 $1,150,000
Marketing Time 1-2 Years 1-2 Years 1-2 Years 2-3 Years
Value Type/Premise #2 Auction Value As Is Auction Value As Is Auction Value As Is Auction Value As Is
Interest Appraised Fee Simple Fee Simple Fee Simple Fee Simple
# Annual Periods 1to2yrs 1to2yrs 1to2yrs 2to 3 yrs
Annual Discount Factor 9% 9% 9% 9%
Discount Factor 0.841680 0.841680 0.841680 0.772183
Future Value (FV) $590,000 $300,000 $250,000 $1,150,000
Present Value (PV) $496,591 $252,504 $210420 $888,010
PV Rounded $500,000 $250,000 $210,000 $890,000
Size (SF) 735,293 217,800 197,762 1,150,855
PV PSF $0.68 $1.15 $1.06 $0.77
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Port of Kennewick Land
109 N Oak St et al., Kennewick, Benton County, Washington

Thus, while the Market Value As is Today averages $1.00/SF per parcel if an Owner is willing to
wait 2-3 years for a sale, a lower price of $0.77 is indicated to sell at a discount. Thus, in my
opinion, any offer at auction in excess of those shown above would be representative of market
value at auction near term.

In the narrative report that follows, the entire site comprised of three contiguous parcels is valued.
At the end of the report, an individual form report for each tax parcel is included in the event the
parcels did not sell together as a whole.

I appreciate the opportunity to provide this service. Please call me with any questions. This letter
is invalid as an opinion of value if detached from the report, which contains the text, exhibits and
Addenda.

Sincerely,
Sandollar LLC | Appraisal Group SEWA

Nikki Griffith, MAI, CCIM

Certified General Appraiser
Washington #1101758
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Certification of Appraisal

I certify that, to the best of my knowledge and belief:

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

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

¢ [ have no present or prospective interest in the property that is the subject of this report, and
no personal interest with respect to the parties involved.

¢ [ have performed no 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.

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

e My engagement in this assignment was not contingent upon developing or reporting
predetermined results. Furthermore, my engagement was not conditioned upon the appraisal
producing a specific value, a value within a given range or the approval of a loan.

®* My compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a
subsequent event directly related to the intended use of this appraisal.

e My analysis, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice.

¢ Nikki Griffith has personally inspected the subject property.

e No one provided significant real property appraisal assistance to the person signing this
certification other than Sonnia King, a licensed appraisal trainee. Ms. King accompanied the
undersigned on the property inspections, took photographs, conducted initial research for
potential comparable data that could be useful, and drafted portions of the form reports for
each individual parcel. However, the final comparable data selected, adjustments made and
value conclusions are mine.

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

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

® As of the date of this report, Nikki Griffith has completed the requirements of the continuing
education program for Designated Members of the Appraisal Institute.

Nikki Griffith, MAI, CCIM
Certified General Appraiser

Washington #1101758
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Property
Property Name
Location
Property Type

Land
Land Size (Acres) / SF
Zoning Code
Flood Zone
Topography
Utilities

Highest & Best Use - As If Vacant

Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Executive Summary

Port of Kennewick Land
109 N Oak St et al, Kennewick, Washington 99337

Land

26.42000/ 1,150,855 combined total (see breakdown below)
I-1, Part Light Industrial,
N/A, outside the boundary of a designated flood zone

Level

Assumed 3-Phase power at perimeter, private water system

The highest and best use of the property as vacant is for

development with an industrial type use, including but not
limited to industrial manufacturing, warehousing, etc Timing is
within the next 2-3 years as demand warrants.

Summary of Property Appraised

Parcel A Parcel B Parcel C Combined
Address 109 N Oak St 1721 E 3rd St 50 S Verbena
City/County City of Kennewick Uninc Benton Co Uninc Benton Co
Zoning IH Light Industrial Light Industriall Industrial
Tax PID 105802013067002 105802020010005 105802020006002
Land AC 16.88 5 4.54 26.42
Land SF 735,293 217,800 197,762 1,150,855
Value Type/Premise #1 Market Value As Is Market Value As Is Market Value As Is Market Value As Is
Interest Appraised Fee Simple Fee Simple Fee Simple Fee Simple
Assume vacant / no Assume vacant / no Assume vacant / no Assume vacant / no
Unusual Assignment Conditions improvements improvements improvements improvements
Approaches to Value Sales Comparison Sales Comparison Sales Comparison Sales Comparison
Effective Date 11/15/2020 11/15/2020 11/15/2020 11/15/2020
Value PSF $0.80 $1.40 $1.25 $1.00
Indicated Value $588,234 $304.,920 $247.203 $1,150,855
Rounded $590,000 $300,000 $250,000 $1,150,000
Marketing Time 1-2 Years 1-2 Years 1-2 Years 2-3 Years
Value Type/Premise #2 Auction Value As Is Auction Value As Is Auction Value As Is Auction Value As Is
Interest Appraised Fee Simple Fee Simple Fee Simple Fee Simple
# Annual Periods 1to2yrs 1to2yrs 1to2yrs 2to 3 yrs
Annual Discount Factor 9% 9% 9% 9%
Discount Factor 0.841680 0.841680 0.841680 0.772183
Future Value (FV) $590,000 $300,000 $250,000 $1,150,000
Present Value (PV) $496,591 $252,504 $210420 $888,010
PV Rounded $500,000 $250,000 $210,000 $890,000
Size (SF) 735293 217,800 197,762 1,150,855
PV PSF $0.68 $1.15 $1.06 $0.77
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Assignment Conditions

Extraordinary Assumptions:
e N/A

Hypothetical Conditions:

e [t is a hypothetical condition that each parcel is assumed vacant and available for sale or lease.
Currently there are a variety of improvements on each parcel and it is beyond the scope of this
appraisal to estimate the cost to remove those improvements for the purpose of re-development. If
estimates for removal of the improvements were obtained, that amount could be deducted from the
value estimates herein. The value estimate could be different if this assumption were not used.

General Assumptions and Limiting Conditions

This appraisal is also subject to the following general assumptions and limiting conditions.

1. Title to the property is assumed to be good and marketable and the legal description correct.

2. No responsibility for legal matters is assumed. All existing liens, mortgages, or other
encumbrances have been disregarded and the property is appraised as though free and clear, under
responsible ownership and competent management.

3. All sketches in this report are intended to be visual aids and should not be construed as surveys
of engineering reports.

4. All information in this report has been obtained from reliable sources. 1 cannot, however,
guarantee or be responsible for the accuracy of information furnished by others.

5. This opinion of value applies to land and improvements only. The value of trade fixtures,
furnishings and other equipment has not been included with the value of the real estate.

6. Possession of this report or a copy thereof does not imply the right of publication or use for any
purpose by any other than the addressee, without the written consent of the appraiser.

7. The appraiser is not required to give testimony or attendance in court by reason of this appraisal,
unless prior agreements have been made in writing.

8. The distribution of the total valuation in this report between land and improvements applies only
under the existing program of utilization. The separate valuations for land and building must not
be used in conjunction with any other appraisal and are invalid if so used.

9. The land, and particularly the soil, of the area under appraisement appear firm and solid.
Subsidence in the area is unknown or uncommon, but I do not warrant against this condition or
occurrence.

10. Subsurface rights (minerals and oil) were not considered in making this appraisal.

11. Iinspected the buildings involved, if any, in this appraisal report and damage, if any, by termites,
dry rot, wet rot, or other infestations was reported as a matter of information, and no guarantee of
the amount or degree of damage, if any, is implied.

12. The comparable sales data relied upon in this appraisal is believed to be from reliable sources;
however, it was not possible to inspect the comparables completely, and it was necessary to rely
upon information furnished by others as to said data, therefore, the value conclusions are subject
to the correctness and verification of said data.

13. I inspected, as far as possible, by observation the land and the improvements thereon; however, it
was not possible to personally observe conditions beneath the soil or hidden structural
components within the improvements. Therefore, no representations are made herein as to these
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

matters and unless specifically considered in the report, the value estimate is subject to any such
conditions that could cause a loss in value. Condition of heating, cooling, ventilating electrical
and plumbing equipment is considered to be commensurate with the condition of the balance of
the improvements unless otherwise stated.

14. Unless otherwise stated in this report, the existence of hazardous substances, including without
limitation asbestos, polychlorinated biphenyl, petroleum leakage, or agricultural chemicals, which
may or may not be present on the property, or other environmental conditions, were not called to
my attention nor did I become aware of such during my inspection. Ihave no knowledge of the
existence of such materials on or in the property unless otherwise stated. However, I am not
qualified to test such substances or conditions. If the presence of substances such as asbestos,
urea formaldehyde foam insulation, radon gas or other hazardous substances or environmental
conditions may affect the value of the property, the value estimated is predicated on the
assumption that there is no such condition on or in the property or in such proximity thereto that
it would cause a loss in value. No responsibility is assumed for any such conditions, or for any
expertise or engineering knowledge required to discover them. The client is urged to retain an
expert in the field or environmental impacts upon real estate if so desired.

15. The Americans with Disabilities Act ("ADA") became effective January 26, 1992. Unless
otherwise noted within the appraisal report, I have not made a specific compliance survey and
analysis of this property to determine whether or not it is in conformity with the various detailed
requirements of the ADA. It is possible that a compliance survey of the property, together with a
detailed analysis of the requirements of the ADA, could reveal that the property is not in
compliance with one or more of the requirements of the Act. If so, this fact could have a negative
effect upon the value of the property. Since I have no direct evidence relating to this issue, I did
not consider possible noncompliance with the requirements of the ADA in estimating the value
of the property.

16. Neither all nor any part of the contents of this report shall be conveyed to the public through
advertising, public relations, news, sales, or other media, without the written consent and approval
of the author, particularly as to the valuation conclusions, the identity of the appraiser or firm with
which she is connected, or any reference to the Appraisal Institute.
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Introduction

Client and Other Intended Users

Port of Kennewick is our client; no other intended users were identified at the time of engagement.
Possession of a copy of this report does not carry with it any of the rights of the client; that person is an
unintended user. No liability is extended to any unintended users.

Intended Use/Function
The intended use of the report is to serve as the basis for a possible sale by establishing a sale price.

Identification of the Property

As more fully described within this report, the subject property is comprised of three contiguous tax
parcels containing in the aggregate 26.42 acres. The property lies partly in the unincorporated portions of
Benton County, and partly in the incorporated portion of the City of Kennewick, state of Washington.

Purpose and Property Rights Appraised
The purpose of the appraisal is to estimate the following value in connection with the subject property.

Summary of Property Appraised

Parcel A Parcel B Parcel C Combined
Address 109 N Oak St 1721 E 3rd St 50 S Verbena
City/County City of Kennewick Uninc Benton Co Uninc Benton Co
Zoning IH Light Industrial Light Industrial Industrial
Tax PID 105802013067002 105802020010005 105802020006002
Land AC 16.88 5 4.54 26.42
Land SF 735,293 217,800 197,762 1,150,855
Value Type/Premise #1 Market Value As Is Market Value As Is Market Value As Is Market Value As Is
Interest Appraised Fee Simple Fee Simple Fee Simple Fee Simple

Definitions

Market value means the most probable price which a property should bring in a competitive and open
market under all conditions requisite to a fair sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this definition is the
consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions
whereby:
1. buyer and seller are typically motivated;
2. both parties are well informed or well advised, and acting in what they consider their own best
interests;
3. areasonable time is allowed for exposure in the open market;
4. payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable
thereto; and
5. the price represents the normal consideration for the property sold unaffected by special or creative

financing or sales concessions granted by anyone associated with the sale.
(Source: Office of the Comptroller of the Currency under 12 CFR, Part 34, Subpart C-Appraisals, 34.42 Definitions [f].)
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Disposition Value means “The most probable price that a specified interest in real property is likely to
bring under all of the following conditions:

1.

2.

NNk w

Consummation of a sale will occur within a limited future marketing period (emphasis mine)
specified by the client.

The actual market conditions currently prevailing are those to which the appraised property
interest is subject.

The buyer and seller is each acting prudently and knowledgeably.

The seller is under compulsion to sell (emphasis mine).

The buyer is typically motivated.

Both parties are acting in what they consider their best interests.

An adequate marketing effort will be made in the limited time allowed for the completion of a
sale.

Payment will be made in cash in U.S. dollars or in terms of financial arrangements comparable
thereto.

The price represents the normal consideration for the property sold, unaffected by special or
creative financing or sales concessions granted by anyone associated with the sale.

This definition can also be modified to provide for valuation with specified financial terms. See also
distress sale, forced price, liquidation value, market value.” (Source: Dictionary of Real Estate
Appraisal, 4™ Edition, Appraisal Institute)

Liquidation Value — The most probable price that a specified interest in real property is likely to bring
under all of the following conditions:

1.

2.

Nk w

Consummation of a sale will occur within a severely limited future marketing period specified by
the client (emphasis mine).

The actual market conditions currently prevailing are those to which the appraised property interest
is subject.

The buyer is acting prudently and knowledgeably.

The seller is under extreme compulsion to sell (emphasis mine).

The buyer is typically motivated.

The buyer is acting in what he or she considers his or her best interest.

A limited marketing effort and time will be allowed for the completion of a sale (emphasis is
mine)

Payment will be made in cash in U.S. dollars or in terms of financial arrangements comparable
thereto.

The price represents the normal consideration for the property sold, unaffected by special or
creative financing or sales concessions granted by anyone associated with the sale.

This definition can be modified to provide for valuation with specified financing terms. See also
disposition value; distress sale; forced price; market value. (Source: Dictionary of Real Estate
Appraisal, 4" Edition, Appraisal Institute.)

Auction — “A sale, public or private, where property is sold to the highest bidder. ... Historically auctions
were seen as a way of disposing of distressed properties, but auctions have become an alternative when a
quick sale is necessary...” (Source: Dictionary of Real Estate Appraisal, 4 Edition, Appraisal Institute.)
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Fee Simple Estate means “absolute ownership unencumbered by any other interest or estate, subject only
to the limitations imposed by the governmental powers of taxation, eminent domain, police power, and
escheat.” (Source: The Dictionary of Real Estate Appraisal, 6™ Edition, Appraisal Institute).

Leased Fee Interest means “the ownership interest held by the lessor, which includes the right to receive
the contract rent specified in the lease plus the reversionary right when the lease expires.” (Source: The
Dictionary of Real Estate Appraisal, 6™ Edition, Appraisal Institute).

Important Appraisal Dates

November 15, 2020 Effective Date of Value Subject to Assignment Conditions
November 15, 2020 Observation Date

December 7, 2020 Date of Report — Original

December 31, 2020 Date of Report -- Amended

Ownership
Based upon a review of the Benton County records, the property owner is Port of Kennewick. There have
been no sales of the property recorded since acquisition.

Sale History/Current Listing/Contract:

The property is not currently listed in the Tri-Cities Association of Realtors MLS, or in any other
traditional resource of which we are aware. The current owners have owned the property for many years
and market their own properties through their own marketing channels. A review of the current website
did not reveal any marketing efforts directed towards the subject of this appraisal; however, we are aware
that the property could be offered for sale during the first part of 2021 via an auction.

Appraiser Competency
No steps were necessary to meet the competency provisions established under USPAP. Please refer to
the Appraiser Qualifications at the end of our report.

Scope of Work
Based on conversations with the client and the intended use of the report, an appraisal applying the Sales
Comparison Approach to value was considered appropriate to produce a credible value/report.

As part of this appraisal engagement, I completed a thorough investigation and analysis of the data
considered pertinent to valuing the subject property. This report was prepared to conform to the
requirements of the Uniform Standards of Professional Appraisal Practice (USPAP). The investigation
included:

® an observation of the property and its neighborhood;

e disclosure, analysis, reconciliation of all sales, agreements of sale, offers, options or listings of the
subject property within three (3) years prior to the effective date of the appraisal report;

e analysis of the highest and best use;

e disclosure of tax assessments information, current and forecasted property taxes;

¢ the gathering of information on local market conditions and trends, comparable land and improved
sales, rents, operating expenses, and capitalization rates;

¢ confirmation and analysis of the data, including the application of the Sales Comparison Approach
for the property as part of the highest and best use analysis.
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¢ reconciliation of the value indications via each approach (if more than one approach is used) into
a single estimate of value for each premise.

The elements of the scope of work are contained in the following:

Sources of Information Market information was obtained from a variety of resources
including but not limited to the following:

e Appraiser’s Proprietary Database

® Public records including online County Assessor, Treasurer
and Auditor records

e Loopnet, a national online subscription based real estate
database

e Subscription based Tri-Cities Association of Realtors MLS

e Subscription based Commercial Broker’s Association of
Washington (CBA) MLS

¢ Interviews with active real estate professionals

e Subscription based Site to Do Business and the National
Association of Realtor’s Real Property Resource for
demographics and flood plain information

Property Specific e Legal Description
Information Provided by Aerial Photographs
Owner and/or Client

How Land Area was Calculated for Use as a Unit of Measure in Calculating Value

If 1and is being valued, unless otherwise stated the appraiser either reviewed (a) a survey of the property
showing the calculated area or (b) relied on the legal description; or (c) relied on public records. Any
difference in the data would be reconciled to ascertain the appropriate unit of measurement by which to
value the subject property.

How Building Size was Calculated for Use as a Unit of Measure in Calculating Value

If the property contains building improvements, the appraiser either reviewed (a) a copy of the building
footprint sketches for the improvements contained in the County online Assessor records which were spot
checked in the field; (b) or the as-built plans and specifications, which were spot checked in the field; or
(c) conducted a full measurement. Any difference would be reconciled to ascertain the appropriate unit
of measurement by which to value the subject property.

How Data Was Confirmed
The appraiser reviewed and analyzed data from a variety of the resources cited in the preceding
paragraphs. Raw unconfirmed data can be confirmed in two ways.
® Direct Confirmation — occurs when the appraiser speaks with a principal (buyer or seller or perhaps
an attorney representing one of the parties) or licensed broker representing one of the principals to
confirm details of the sale.
e [ndirect Confirmation — occurs when the appraiser confirms the data with a public source such as
MLS, newspaper accounts, county recording data including deeds and affidavits of value, etc.
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Since Washington State is a “disclosure state” (meaning that all transaction data is recorded and published,
unlike some states, notably Utah and Idaho), it has been our experience that in 95+% of cases, information
related to the sale price and date of sale are correct as published when confirmed.

e Virtually all but a few transactions occur with the assistance of a broker, so the transactions are
reported in the local MLS or the Washington State Commercial MLS, or Loopnet.

e Licensed brokers are ethically bound to report details as true.

e Additionally, title companies have an Affidavit of Value executed at closing by the principals in
the transaction which is recorded and is now being made available for public viewing on Benton
County’s website, although not Franklin County’s website.

¢  When the deed is recorded, the amount of excise tax is recorded directly on the deed, making it
possible to mathematically calculate the sale price and compare it with the value reported in the
Affidavit of Value.

The risks of using data that the appraiser has not been able to confirm with a principal or broker is that
there may have been some condition of the sale or expenditure before or after the sale that could have
influenced the sale price analyzed. Our appraisers make every attempt to directly verify all data whenever
possible but there are times when indirect confirmation is conducted. If we find a sale in MLS and are
unable to confirm data personally with the broker, we validate the data from the county records. Therefore,
the risk is considered negligible.

This Appraisal Report is a brief recapitulation of my subject description, data, analysis and conclusions.
Nikki Griffith, MAI, CCIM inspected the property and prepared this report.
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Regional Demographic Data
Updated Quarterly, Most Recent Update Q4 (November), 2020

Location

The Tri-Cities Metropolitan
Statistical Area (MSA) is in
south central / south eastern
Washington State at the
confluence of the Columbia,
Snake, and Yakima Rivers
in the heart of Washington
State’s wine country. The
rivers provide the region
with abundant irrigation,
energy and recreational
opportunities.

The Tri-Cities MSA is
comprised of two counties,
Benton and Franklin
Counties, which combined
occupy a total land area of
2,945 square miles. Benton
County occupies a total land
area of 1,700.3 square
miles, varying in
topography from level,
irrigated farmland to the
rolling  hills of the
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Horse Heaven Hills. Franklin County occupies a total land area of 1,242.1 square miles. It is predonnnately
agricultural: about 40% of the land is irrigated, 31% is dry-land wheat, 26% is grazing land, and 3% is town
and suburban areas. Population density is equivalent to 103 persons per sq. mi. in Benton County and 62.3
persons per sq. mi. in Franklin County.

History
The region was settled in the late 1800s by cattle and horse ranchers, primarily along the Columbia River,

which allowed product to get to market. Farming included corn, wheat, alfalfa, potatoes, and fruit, especially
apples. Dry-land farming was also successful, but in the 1890’s, the first of the region’s irrigation canals
were built and expansion occurred in orchards, vineyards, farming and ranching. Farming expanded and
supports the region today.

The region is probably best known today for the U.S. Department of Energy’s (DOE) development of the
Hanford Site in 1943 as part of the Manhattan Project, the location of the United States’ first B Reactor, the
first full scale plutonium production facility used in the first nuclear bombs. The project ultimately expanded
to include nine nuclear reactors and five large plutonium processing complexes. However, early cleanup
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procedures were largely inadequate, and cleanup of toxic waste became a driving factor in the economy over
the next several decades, along with diversification in scientific research and nuclear energy. The site is now
mostly decommissioned but ongoing cleanup will be an economic driver for many years to come.

Climate

The region benefits from a location in the semi-arid high desert river basin, and within the rain shadow of the
Cascade, Blue, Wallowa and Rocky Mountains. There is very nominal annual precipitation of less than 8”
per year and an average high/low/average temperature of 65.5/43.7 / 54.6.

Climate Kennewick - Washington °C | °F

Jan Feb Mar Apr May Jun
Average high in °F: 42 48 58 66 74 82
Average low in °F: 29 31 36 42 49 56
Av. precipitation in inch: 1.06 0.79 0.75 0.55 0.63 0.51

Days with precipitation:

Hours of sunshine:

Average snowfall in inch: 1 4] 0 4] 0 0

Jul Aug Sep Oct Nov Dec
Average high in °F: 90 89 80 66 51 40
Average low in °F: 62 61 52 42 35 29
Av. precipitation in inch: 0.24 0.2 0.31 0.59 0.98 1.14
Days with precipitation:

Hours of sunshine:

Average snowfall in inch: 0 0 0 0 0 0

Source: USClimatedata.com

This temperate climate and the lengthy growing season is especially beneficial for agricultural related
industries and Washington State in general and Benton and Franklin Counties in particular, are top producers
in many areas of agricultural activity in the United States. Food processing has become a larger and larger
part of the economy over the last decade. The area is also within the heart of the Columbia Valley AVA, and
there are now over 300 wineries and tasting rooms in the area. The climate as well as the location in proximity
to the Columbia, Yakima and Snake Rivers, also provide many recreational opportunities for the region.

Towns and Cities
Benton County’s largest cities are Richland and Kennewick. Smaller outlying areas of the county include
West Richland, Benton City, Finley, Kiona, Whitstran, Prosser (County Seat), Paterson, and Plymouth.

e Kennewick was incorporated in 1904. Now the largest population of the Tri-Cities, it is supported
primarily by light industrial service and retail trade.

e Richland was incorporated in 1910. In 1943, the U.S. Government selected the area to site the
Manhattan Project to produce plutonium for nuclear weapons. It was transferred from federal control
in 1958 and became a chartered First-Class city. Clean-up of the Hanford Site is one of the major
economic drivers today.

Franklin County’s largest city is Pasco (County Seat). Smaller, outlying cities within the county include
Connell, Kahlotus, Basin City, Eltopia, and Mesa.

e Pasco was the first city that early settlers developed and incorporated in 1891. Acknowledged for its
strong agricultural and industrial base, Pasco has grown into one of the region’s largest food
processing and agricultural centers. Today it is the 3™ fastest growing areas in the state.

Sandollar LLC | Appraisal Group SEWA 19 Regional & Neighborhood Data



Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Population Trends

The following chart depicts population trends reported by Washington State for the area since the last census.
The Tri-Cities has experienced a nearly 50% increase in absolute numbers of citizens since 2000, indicating
that it is in the midst of both a population and economic boom. It is currently listed at 302,460 persons in the
final count, updated in April 2020.

The cities of Kennewick, Pasco, Richland, and West Richland grew by about 36,400 persons between 2010
and 2018 according to new population estimates released May 22, 2019 by the United States Census Bureau.
Projections are that an additional 112,000 more persons are estimated to live here in 20 years based on the
Benton-Franklin Council of Government’s Transition 2040 plan.

The 2020 estimate surpassed 300,000 for the first time; this threshold is a harbinger of many national
businesses beginning to look at the area as a site for new locations.

Population Trends for the Tri-Cities, WA MSA
Area] 2010  2011¢[  2012¢]  2013%] 2014 20154  2016%]  2017¢]  2018*]  2019¢]  2020%

MSA 253,340 258,400 262,500 268,200 273,100 275,740 279,170 283,830 289,960 296,480 302,460,
Benton County 175,177 177,900 180,000 183,400 186,500 188,590 190,500 193,500 197,420 201,800 205,700
Kennewick 73,917 74,665 75,160 76,410 77,700 78,290 79,120 80,280 81,850 83,670 84,960
Richland 48,058 49,090 49,890 51,150 52,090 53,080 53,410 54,150 55,320 56,850 58,550
West Richland 11,811 12,200 12,570 13,080 13,620 13,960 14,340 14,660 15,320 15,340 15,710
Franklin County 78,163 80,500 82,500 84,800 86,600 87,150 88,670 90,330 92,540 94,680 96,760
Pasco 59,781 61,000 62,670 65,600 67,770 68,240 70,560 71,680 73,590 75,290 77,100

Source: WA State Office of Financial Management, April 1, 2020 Used for Allocation of Selected State Revenue

*Based on Estimates from 2010 US Census as determined in April every year

Labor Force and Employment

One of the major reasons for population growth is the strong economy with abundant job opportunities. The
region possesses a well-educated and professional work force; in fact, the Tri-Cities holds the #1 spot in the
nation for the number of PhDs in its work force as a result of the scientific research carried out at Hanford by
many of the sub-contractors. Benton County’s labor force also includes a high percentage of high-end
managerial and professional specialty occupations. Due to its large agricultural base, Franklin County’s work
force is a high concentration of farming and fabrication occupations.

The most recent not seasonally adjusted monthly data from the U.S. Bureau of Labor Statistics is for October
2020 and suggests a preliminary local jobless rate of 5.3%. The following chart shows the unemployment
rate, not seasonally adjusted for the period 2017 through September 2020. Clearly the ongoing global Covid-
19 pandemic resulted in a spike in unemployment during the spring, which gradually came back down to
present levels, which is now near typical averages for this region.
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Unemployment rate, not seasonally adjusted
Kennewick-Richland-Pasco, M3A
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Employment and unemployment, not seasonally adjusted
Kennewick-Richland-Pasco, M5A

GCivilian Labor Force
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Unemployment Rate

Mar Apr May Jun Jul
T.8% 6.7% 57% 5.3% 5.0% 4.5%
7.3% 6.4% 5.6% 4.9% 5.1%
r.e% r.1% 5.0% 5.1% 5.0% 4.8%
6.0% 5.4% 13.5% 12.3% 2.5%
2020 2018
Cictober Septembar Cictober Septembar
161,702 158,252 143,024 147,808
153,205 148,827 141,600 141,877
8 447 11.325 8.334 g.118
5.3% 7.2% 4.3% 4.1%
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52% 4.6% 47%
5.0% 4.4% 4.7%
4.9% 4.1% 4.3% %
2.4% 7.2% 5.3%

2018 2017
Cictober September October
141,852 140,138 138,077
135,300 133.078 131,564

a8.652 8,182 6,512
4. 7% 4.4% 4.7%

Source: WA State Employment Security Department
https://esd.wa.gov/labormarketinfo/labor-area-summaries
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Annual unemployment rates for Kennewick-Richland-Pasco MSA from 2007 to 2020 are reported in the
following chart. Labor force growth has increased strongly, and unemployment rates have clearly declined
since 2007. This chart then compares current data with other counties and the state of Washington.

Labor Force Statistics: Benton and Franklin Counties

Year Labor Force Em:i?);f::len ¢ Unemployment Unemli);(t)zment
2007 117,700 111,510 6,190 5.3%
2008 122,530 115,840 6,690 5.5%
2009 128,690 119,010 9,680 7.5%
2010 133,980 123,570 10,410 7.8%
2011 135,060 124,350 10,710 7.9%
2012 134,410 122,560 11,850 8.8%
2013 131,930 120,600 11,330 8.6%
2014 127,200 115,600 11,600 7.2%
2015 130,078 122,279 7,799 6.0%
2016 134,094 125,188 8,905 6.6%
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Year Labor Force Emglz;f::len t Unemployment Unemlll);(t)zment

2017 138257 130347 7883 5.7%

2018 147,925 140,914 7,011 4.7%

2019 147,420 138,665 8,755 5.9%
0 (Dctober) 161,702 153,205 8.497 5.3%

Source: Labor Area Summaries, Washington State Employment Security Department, Labor
Market and Economic Analysis Branch, not seasonally adjusted (September 2020)

October 2020
County unemployment rates, not seasonally adjusted

1% ke 6.0%

T
5.
B1% 0 T 0%
Washinglon state total: 5.6% T.1%er greater

Source: WA State Department of Labor Security, October 2020 published November 2020

https://esd.wa.gov/labormarketinfo/monthly-employment-report

It is noteworthy that unemployment was adversely affected by the global Covid-19 Pandemic beginning
in the spring of 2020 and continuing through to the present time. However, unemployment rates are
trending down again as more employers and employees return to the market/

Top 10 Benton County Industries in 2018

Rank Industry Percent of total jobs

1 Gavernment 14.4%
2 Healthcare and social assistance 13.7%
3 Administrative and waste senvices 11.4%
< Retail trade 11.0%
5 Professional and technical services 9.6%
& Accommodation and food services 8.6%
7 Construction 7.5%
8 Agriculture 71%
El Manufacturing 5.0%
10 Finance and insurance 2.2%

(Source: Employment Security Department, QCEW)
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Top 10 industries in Franklin County in 2018

Rank Industry Percent of total jobs
Agriculture 19.7%
2 Govermnment 18.8%
3 Manufacturing 10.5%
4 Retail trade 9.6%
5 Healthcare and social assistance 8.3%
& Accommodation and food services 6.2%
7 Construction 5.9%
<] Wholesale trade 5.5%
El Transportation and warehousing 1%
10 Administrative and waste services 3. 1%

Source: Employment Security Department, QCEW
Source: TRIDEC, July 2020

The following table lists a few of the major employers (800 or more employees) in the MSA.

Company Industry Employees
Battelle/Pacific Northwest National Laboratory Research & Development 4,500
Kadlec Regional Medical Center Health Services 3,532
Lamb Weston Food Processing 3,000
Bechtel National Engineering & Construction 2,943
Kennewick School District Education 2,336
Washington River Protection Solutions Environmental Remediation Services 2,129
Pasco School District Education 2,015
Mission Support Alliance, LLC Support Services, Hanford/DOE Site 1,902
CH2M Environmental Remediation 1,682
Richland School District Education 1,500
Tyson Foods Food Processing 1,300
Trios Health Health Services 1,268
Energy Northwest Utilities 1,100
First Fruits Food Processing 920
Lourdes Health Network Health Services 804

Congressional funding for the clean-up of the Hanford Site in North Richland through the Department of
Energy (DOE) has been the primary economic and employment driver for many years. Annual budgets will
continue to play a major role in economic growth. The following table outlines Hanford's budget allocations
for fiscal years 2012-2020.

Hanford Budget Allocation of EM Cleanup Funding ($ in Thousands)
FY 2012] FY 2013] FY 2014 FY2015]  FY2016 |  FY2017 | FY2018] FY 2019] FY 2020
Post Sequester
Richland Operations 1,021,824000 943,327,000  1,012,620,000 941,000,000 990,653 916,176 947,422 954,097 718,098
Office of River Protection 1,181,800,000  1,097,441,000  1,210,216,000  1,212,000,000  1,414,000,000 1,496,965 1,552,000 1,573,000 1,392,460
Total 2,203,624,000  2,040,768,000  2,222,836,000  2,153,000,000  1,414,990,653 2,299,965 2,499,422 2,527,097 2,110,558
Source: The Hanford Site, Budget Overview for FY 2020; FY 2021 Budget Public Priorities
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The most recent budget request was $718,098 for the Richland Operations and $1,392,460 for the Office
of River Protection. Presidential requested funding for FY 2020 is a combined amount of $2,110,558,
which is a significant 20% decrease over 2019. However, President Trump signed 12 annual appropriation
bills for fiscal 2020 into law after approval of the appropriations bill with the Hanford budget. The budget
tops $2.5 Billion, actually increasing spending by about $90 Million. This bodes well for continued clean-
up activity for the foreseeable future.

TRIDEC (The Tri-City Development Council) has been working to help diversify the employment base away
from the Hanford economy since the mid-1990s, and these efforts are paying off in a big way. More important
industries today include food processing which spins off agriculture; and the region has become most
important for healthcare. Logistics and transportation on water, highways, and rail have contributed in large
part as well.

Income

According to the most recent Washington State Median Household Income Estimates by the Office of
Financial Management, the projected 2015-2018 and projected 2019 median household income statistics for
the Tri-City were:

Median Household Income Estimates by County, 2010 to 2019
2010 2011 2012 2013 2014 2015 2016 2017 2018 #2019

Washington State $ 54,888 $ 55500 $ 56444 $ 57554 $ 60,153 $ 63439 $ 65500 $ 69288 $ 73294 $ 74992
% Change 1.1% 1.7% 2.0% 4.5% 5.5% 32% 5.8% 11.9% 8.2%

Benton County $ 60,070 $ 60,608 $ 62,739 $ 63,062 $ 63,157 $ 62,071 $ 62282 $ 63502 $ 64745 $ 65888
% Change 0.9% 35% 0.5% 0.2% -1.7% 0.3% 2.0% 4.0% 3.8%
Franklin County $ 53355 $ 53,644 $§ 56221 $ 57,196 $§ 58538 $ 57,664 $§ 58854 $ 63,345 $ 68179 $ 70,638
% Change 0.5% 4.8% 1.7% 2.3% -1.5% 2.1% 7.6% 15.8% 11.5%

Last updated April 29, 2020
Source: https//www.ofm. wa.gov/washington-data-research/economy-and- labor- force/median-household-income-estimates
*Preliminary

Franklin County had an astonishing jump in just two years of nearly $10,000 in median household income as
new residential construction drew a large number of upper income workers to the region. It is now ahead of
Benton County for 2018 projections, where it lagged for many years. The median income is considered high
when compared to Washington State because there are so many high income earners in the Seattle area which
dominates the state statistics.

Education - Primary and Secondary Levels

Increased population in the MSA has resulted in overcrowding in most K-12 schools and many schools built
in the middle of the previous century were seriously outdated needing replacement. In attempt to ease the
overcrowding situation, all districts passed school bond issues in the last several years, and over the last five
years, 33 new schools have been built or are under construction totaling a stunning 2.35M SF:

Summary of New School Construction
Tri-Cities, WA

2014-2020
KSD PSD RSD Combined
Complete SF (#) 596,618 (11) 494299 (7) 622,164 (8) 1,713,081 (26)
Under Constr SF (#) 403225 (4) 110,000 (1) 130,500 (2) 643,725 (7)
Total 999,843 (15) 604,299 (8) 752,664 (10) 2,356,806 (33)

% of Total 42.4% 25.6% 32.0%
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The following depicts enrollment for the MSA school districts between 2012 and the present projection.

School District K-12 Enrollments
School Year | Richland | Kenne wick | Pasco | Total
2012-2013 11,848 16,427 15,625 43,900
2013-2014 11,950 17,703 16,612 46,265
2014-2015 12,419 17,737 17,230 47,386
2015-2016 12,986 18,043 17,790 48,819
2016-2017 13,552 18,172 17,882 49,606
2017-2018 13,908 18,583 18,284 50,775
2018-2019 14,210 19,197 18,783 52,190
2020-2021 13,796 18,541 18,265 50,602
Num. Chg. 2,362 2,770 3,158 8,290
% Change 19.9% 16.9% 20.2% 18.9%

Office of Superintendent of Public Instruction, October, 2020

Enrollment at the secondary level is clearly increasing, providing evidence of population increases. There
is no indication as yet how the current pandemic will affect school enrollments.

Education - University and College Levels

Washington State University (WSU) headquartered in Pullman, WA expanded to a satellite campus here in
the late 1980’s, and this campus in North Richland not far from the Hanford Site attracts a large and growing
student body from all over the state. WSU Tri-Cities has both undergraduate and graduate studies. A new
student housing project was completed during 2018 to serve the growing student body.

Columbia Basin College (CBC) offers Associates of Arts degrees, but recently became an accredited 4-
year college. From approximately 2006 to 2009, CBC underwent a $45 million renovation to update
classrooms, labs and faculty offices. A new classroom building was completed (August 2016) and a 120-
unit student housing project broke ground in October 2016 and was completed in time for opening for the
Fall, 2017 semester to serve this institution’s growing student body.

Current enrollment figures are summarized as follows:

WSU Tri-Cities CBC
2020 (Fall) 1,937 11,368

Transportation
The Tri-Cities is one of an extremely few population centers in the entire Pacific Northwest region that has

all forms of transportation access. These provide superior linkages and access to and from the area and
include:
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Air Service - Several public and private airports and heliports serve the region, the largest of which is
the Tri-Cities Airport in Pasco. A $42 Million expansion project including a new terminal, baggage
handling system and runway was completed in January 2017; total passenger traffic in 2018 set a new
record at 395,084 boardings. Total 2019 boardings were 438,123 passengers, a whopping 10.9%
increase over 2018; but, of course have been impacted by the pandemic during 2020; PSC is the eight-
busiest small airport on the continent.
Highway Service - The Tri-Cities has become a transportation hub for the entire Eastern Washington
State area east of the Cascade Mountains. Itis strategically located and benefits from a highway system
in place that provides rapid interstate and state route access to a variety of points. The major cities of
Seattle, Spokane and Portland are all less than 3.5 hours away.
¢ [-82, running through the Tri-Cities, is a 143.58-mile interstate highway extending from 1-90 in
Ellensburg, Washington southeastwardly to I-84 near Umatilla, Oregon.
e ]-182 is an east-west auxiliary interstate highway traveling around the City of Kennewick and
passing through the cities of Richland and Pasco.
e U.S. 395 is a major U.S. highway which includes a long overlap with I-90. The southern piece,
from I-82 near the Tri-Cities to I-90 near Ritzville, is a high speed four-lane divided highway.
¢ State Route 240 begins at the southern end of the Blue Bridge in central Kennewick as an offshoot
of U.S. Route 395.
Bus Service - Mass public transit is operated locally across 17 routes by the Ben Franklin Transit
system. Serving the cities of Kennewick, Pasco, and Richland, several routes also extend as far as
Prosser, Benton City and West Richland. Most routes run six days a week. A Dial-A-Ride is also
offered for the physically disabled.
Rail Service - The Tri-City MSA is the only metropolitan manufacturing area between the Cascade
and Rocky Mountains to offer main line rail freight service to both Burlington Northern and Union
Pacific Railroads. Amtrak also has a stop on its system in Pasco.
Water - The Columbia-Snake River system is one of the most modern interlinked transportation
networks in the world. This commercial waterway extends 465 miles from the Pacific Ocean into the
North American continent moving an increasingly large quantity of goods through the region.

Government

The incorporated municipalities of Kennewick, Richland, and Pasco each have the Council-Manager form of
government. West Richland and smaller outlying areas within the counties have retained the Mayor-Council
form of government.

Community Healthcare Services

The Tri-Cities is a regional health care center currently served by two major national hospital groups,
numerous outpatient facilities, and private practices. Area residents are presented with a wide array of health
care services provided by:

1.

Kadlec Regional Medical Center in Richland, (owned by Providence Health & Services) most
recently opened a new NICU in April 2015; opened a new 600-car parking garage August 1, 2016;
and completed a 4-story addition in December 2016.
RCCH Healthcare Partners owns two major facilities in the Tri-Cities that were previously operated
independently.
o Our Lady of Lourdes in Pasco, which signed an agreement with RCCH in July 2017 to be
acquired and which agreement closed in August 2018;
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o Trios Hospital in Kennewick, which had operated out of a vintage hospital near the original
downtown CBD, and opened a second, new facility in the Southridge area during July 2014.
However, Trios declared bankruptcy in mid-2017. Staff lay-offs occurred, and it was acquired
by RCCH as well in August 2018.

RCCH HealthCare Partners officially merged with LifePoint Health on November 16, 2018, shortly after
the acquisition of Lourdes Hospital and Trios Hospital closed in late summer. It is unknown at this point
what impact the merger will have on the healthcare system in the Tri-Cities although they will be officially
operating as one united company under the LifePoint Health name. Thus, as part of the LifePoint network,
the two local hospitals are now connected to an even stronger network of community hospitals, regional
health systems, physician practices, outpatient centers and post-acute facilities that span 30 states.

All three hospitals had been expanding community services as well, opening both emergency and non-
emergency clinics in the 2014-2017 timeframe. With the recent mergers, the three hospital networks have
been reduced to two networks. The status of the federal Affordable Care Act is uncertain, and its impact on
the Tri-Cities’ health care delivery system is uncertain as well.

Conclusion

The Tri-City market is a mid-sized and rapidly growing, somewhat isolated market with linkages to other
areas via a strong transportation network including air, rail, water and truck. By all indications, the economic
base has been well diversified in the last decade from its previous reliance on the government funding of the
Hanford project. After crossing the 300,000-person threshold in population in 2020, the area becomes
attractive to a higher level of national firms seeking to diversify. Population is increasing steadily, the
demographic characteristics of the population are well educated and diverse, incomes are increasing,
unemployment rates are being reduced (pre-pandemic), and investment in the area is increasing.

A more robust analysis of each market segment is included in the appropriate section of this report.
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Neighborhood Ring Study Map — 3-Mile Radius — Source: STDB
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Neighborhood Ring Study Map — Source: STDB
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Neighborhood Overview

Social, economic, governmental and environmental forces all influence properties and the neighborhoods in
which they are located. A neighborhood includes a group of complementary land uses and usually a related

grouping of inhabitants, buildings, or business enterprises.

For purposes of this report, the neighborhood boundaries are best described as follows:

North Columbia River

South Game Farm Road

East Columbia River

West U.S. 395
The subject is located just east of SR 397 aka Gum St/Chemical Dr in a neighborhood dominated by the
150-acre light industrial neighborhood commonly referred to as the Oak Street Industrial Park neighborhood
developed and owned by the Port of Kennewick. Over the years, a number of parcels have been sold while
the Port remains in control of a number of others including those that are the subject of this report.

3 The Appraisal of Real Estate, Appraisal Institute, page 164.
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S.R. 397 (aka Gum Street, aka Chemical Drive)

“is a state highway serving both Benton and Franklin Counties that was approved by the state
legislature and the department of transportation in 1991, that took effect on April 1, 1992. A
new connection between 1-82 and U.S. 395 and SR 397, dubbed the 1-82 to SR 397 intertie by
WSDOT is a bypass through the eastern area of the Horse Heaven Hills. It extends 22.31 miles
from I-82 east toward Piert Road in Finley before going north on the Cable Bridge over the
Columbia River, to Interstate 182 (I-182), U.S. Route 12 and U.S. 395 in Pasco. The route
serves as a connector between Finley, Kennewick, and Pasco. The road that S.R. 397 uses,
Chemical Drive, continues for 190 feet east from Piert Road/S.R. 397 to South Piert Road
(Source: Wikipedia).

S.R. 397 (aka Gum Street, aka Chemical Drive) provides access to cities to both the north and south forms
the eastern boundary line of the original Kennewick downtown neighborhood; and thus, the subject is
located about one mile east of the “central business district” or CBD of the original downtown Kennewick
core neighborhood. Due to the combined efforts of the City of Kennewick and the Port of Benton to re-
develop the area, it is now referred to as the Historic Downtown District. Several other distinct
neighborhoods adjacent to Oak Street are depicted in the graphic map below and discussed in the following
paragraphs.
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Directly north of the Columbia Dr Corridor is the Port of Kennewick and City of Kennewick joint venture
project known as the Columbia Gardens project which includes the recently completed Columbia Gardens
Wine & Artisan Village housing a number of wineries and breweries and north of that project is Clover
Island (see discussion below).
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The central business district originally developed within the area immediately south of the BNSF railway
right of way that runs parallel to Canal Avenue (marked RR and industrial development on the map). The
area abutting to the north of the railway right of way took on the character of industrial development as it
was oriented to the railway.

The business district expanded during the 1950’s and ultimately included the area along Columbia Drive to
the north of the industrial district which is now referred to as the Columbia Drive corridor; and to the south
along 10" Avenue; between U.S. 397/Gum Street on the east, and Fruitland on the west, with Washington
St. serving as a north/south dividing line. The majority of retail commerce takes place in a corridor defined
by Canal Avenue on the north, Washington St. on the east, 1** Avenue on the south and Fruitland on the
west. Many buildings are 2-story, with retail on the street level and apartments above (marked as Downtown
CBD).

Downtown Kennewick developed during the early 1900s and continued as a viable central business district
through the early to mid-1960s. Later on, businesses began a westward migration as the population grew,
crossing U.S. Highway 395 and continuing west on to Clearwater Avenue, a major commercial artery.
Around 1980, the growth along Clearwater Avenue reached Columbia Center Boulevard, a major
north/south artery, about 7-8 miles west of the downtown Kennewick area. From the intersection of
Clearwater and Columbia Center Boulevard, development traveled north along Columbia Center Boulevard
to U.S. Highway 240, about three miles north.

With exception of institutional redevelopment, i.e., Trios Women & Children’s Hospital (formerly
Kennewick General Hospital), City Hall and related agencies, and Kennewick High School, very little
private development has taken place in recent years in the vicinity of the subject downtown area.

e The High School is currently in the middle of an $87.4 Million redevelopment program to construct
a new 2-story school containing 292,600 SF and will replace the original school which opened in
1951. It is designed to house about 2,000 students; completion is anticipated in August 2021.

e Trios Hospital was purchased out of bankruptcy in 2018 and the hospital was re-positioned as a
Women and Children’s Hospital by the new owner. A recent study commissioned by the hospital
owner has indicated that conversion of the hospital into a center to treat addiction and other
behavioral health services is vitally needed and is financially viable. It is said that the birthing
center is already moving to the new hospital at Southridge.

¢ Padilla Masonry purchased a 2.93-AC site at the corner of SR 397 and Bruneau for construction
of its new headquarters, containing 12,376 SF which were completed in 2019.

® A multi-story building housing retail on the first floor and luxury apartments on the upper floors
has been announced for the CBD at 9 W Canal. However, no further details were provided.

Original commercial buildings downtown have had some updating as tenants and ownerships have
changed. For the most part, residential housing is now classed as entry level based on the income levels
of the population in the neighborhood and average sale price, occupied by individuals and families at the
entry income levels, or used either as rental housing by investors

The City, the Port District of Kennewick, individuals, business and property owners and volunteers work
with the Historic Downtown Kennewick Partnership to achieve a shared vision for the downtown area
with the goal to “create an inviting downtown by preserving historic buildings, encouraging more public
art, building maintenance, and enhance the pedestrian safe and clean environment.” Building on
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downtown Kennewick’s reputation as one of the few “old” areas in the Tri-Cities, buildings are slowly
being properly restored, preserving their historic relevance while achieving more useful functionality.
Public art adds to the comfortable pedestrian friendly environment. There has been no new development
in the immediate area surrounding the subject for several blocks in each direction.

An emphasis is also being placed on improving linkages from the “Historic Downtown CBD” to the area
adjacent north to the Columbia Drive neighborhood known as “Clover Island”, the centerpiece of the
riverfront development to the neighborhood north of Columbia Drive (the northern boundary of the subject
neighborhood) to take advantage of the proximity to the river. Clover Island is a small island in the
Columbia River located between the Blue Bridge on the west and the Cable Bridge on the east, about 700’
wide, and has a land area of about 16 acres. Clover Island is home to the Yacht Club, a Lighthouse (the
first built in the U.S. since 1962); a 4-story hotel, the Cedars Restaurant, and the Ice Harbor Brewing
Company. Other improvements are planned, but nothing is finalized.

Columbia Drive, formerly known as Avenue “C”, is the main east-west arterial in the northern portion of
the defined neighborhood, which also acts as the southern boundary of Clover Island and the northern
boundary of the industrial district. During the 1950s and 1960s, Columbia Drive was known as “Auto Row”,
the main location for both new and used Tri-City auto dealers. Beginning in the mid-1970s, auto dealers
sought newer neighborhoods, which included the Columbia Center area, Clearwater Avenue, the Highlands,
and the Pasco Auto Mall. Since that time, Columbia Drive has experienced declining property values with
little capital improvement made to existing properties. Today, the majority of buildings are occupied by
used car retailers, parts dealers, and automotive repair facilities.

Situated on the north side of Columbia Drive, stretching east to west from the Blue Bridge on the west to the
Cable Bride on the east, and towards Clover Island and the Columbia River on the north, is an older residential
neighborhood referred to now as The Columbia Drive Urban Revitalization Area and comprising about 16
acres. This area is separated from Clover Island by a small inlet of water from the Columbia River. The
Port of Kennewick, the City of Kennewick and Benton County have partnered for the re-development of a
joint project including completion of three phases to date including (1) the infrastructure development, and
completion of (2) the first building and (3) second buildings and a food truck plaza. This effort included the
purchase of several vacant buildings and a mobile home park. Still to come will be development of the former
Willows site and the Cable Greens site flanking the east and west boundaries, most likely with residential
uses.

The City finished the pre-treatment facility at a cost of about $400,000 to be connected to the City’s waste
treatment plant in 2015 so that boutique production wineries could be in place and operating by crush of
2017. Groundbreaking for the first building in The Gathering Place occurred in early 2016 and the first
winery took possession in late 2017. Two more wineries have since taken possession of their new facility.

In anticipation of the opening of the Gathering Place, several of the older buildings located across from it on
the south side of Columbia Drive have been acquired, renovated and are now occupied or available for lease.
For many years, remaining retail and office buildings along Columbia Drive have been at the low end of the
market, experiencing rents on average from $3.00 to $7.00 per square foot. Most buildings are of a retail
nature and constructed in the mid-1950s and early 1960s. Typical tenants include sales, service and repair
of automotive, motorcycle, boat, recreational vehicles, etc. Tenants also include auto parts stores, tire stores,
second-hand stores, carpet wholesalers, etc. Development along Columbia Drive remains and will likely
continue to remain as affordable property.
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The most recent traffic counts (2018) along W. Columbia Dr indicate average daily trips of 19,486 between
Washington St and SR-397, increasing to 27,654 vehicle trips between Fruitland St and U.S. 395. Traffic
counts have been steadily increasing over the last ten years. The majority of this traffic is deemed commuter
traffic, not retail or point of destination retail. Public transportation is available at intervals along West
Columbia Dr, as well as North Washington St.

Other renovation and new commercial development projects within the past decade along Columbia Dr
west of Washington Street includes the expansion and renovation for the Apollo Sheet Metal and Apollo
Inc. headquarters located at 1207 W. Columbia Drive. In 2009, a 11,196 square foot building was
competed at 503 W. Columbia Drive for Poland and Sons, located on Columbia Drive. A portion
comprising 4,944 square feet was listed for rent for several years, which reportedly did not lease up.
Additional new development includes the Overturf Volkswagen Dealership located to the northwest of the
subject, at 1016 W. Columbia Drive. Situated on over three acres, the 18,286 square foot dealership was
constructed in 2005, and a new Dutch Brothers Coffee recently opened at the intersection of Columbia
Drive and Washington Street. Most recently, the property at 4 E Columbia Dr the southeast corner of
Washington St and Columbia Dr was acquired and refurbished for retail use by Soft Water Specialists.

About 21+ acres, including a former 78-space mobile home park along with numerous older dilapidated
homes in the northeast quadrant of Columbia Drive and U.S. Hwy. 395 was acquired in 2013 for about
$3.1 Million by BW Land LLC for new commercial re-development. Plans announced included a new
hotel, retail and residential. The acquisition required the relocation of numerous residents, and it got a lot
of media attention. Although the tenants were relocated, and the area has been cleared, plans have never
been finalized, and it is rumored that the partnership owning the property is in litigation over the property.
Thus, nothing has happened with this large parcel and there have been no recent announcements.

It has also been announced (late 2016) that a $10 Million 20,000 sq. ft. 2-story culinary school / bakery /
boutique restaurant will be developed along Columbia Drive as a joint venture between Columbia Basin
College, the Port of Kennewick and the City of Kennewick. Fundraising is ongoing and no further details
have been announced.

Immediate Neighborhood

The combined subject property is located in the neighborhood east of SR 397 aka Chemical Drive accessed
via 3" Ave, with frontage on public rights of way from three sides.

e Parcel A — This parcel is accessed by turning north from 3 Ave onto N Oak
¢ Parcel B — This parcel has frontage and access directly from 3™ Ave
e Parcel B — This parcel is accessed by turning north from 3™ Ave onto So Verbena St

SR-397 has a traffic count coming off the Cable Bridge of 20,671 reducing to 12,390 as it connects with E
3" Ave into the Oak Street Industrial Park neighborhood. Originally an agriculturally zoned area used for
farming and ranching, the 150-acre Oak Creek industrial Park was developed by the Port of Kennewick in
the early 1970’s and dominates the area on the north and south side of 3™ Ave. The area to the north and
east of the park remains a primarily agricultural and residential area today but have had some properties
controlled by the Port of Kennewick such as the subject zoned for industrial use.
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Access to the neighborhood is provided via E 3™ Ave from its intersection with S.R. 395 / E Chemical Dr.
about one to three blocks west of the subject. Traffic can turn east on E 3™ Ave and cross the BNSF Railway
tracks to enter the industrial park. The Port of Kennewick has a major project in the triangular quadrant
bounded by E Chemical Dr and E 3™ Ave on the south side of E 3™ with some space available for lease.
Directly across E 3™ St on the north side is the City of Kennewick’s wastewater treatment plant at the
northwest corner of E 3™ Ave and S Nutmeg St. This treatment plant extends all the way to the Columbia
River to the north and there are plans to further expand the site.

Major tenants in the park besides the Port of Kennewick include Western Restaurant Supply & Design, AG
Engineering & Development, Inland Empire Drywall, WSL Services and the Benton Franklin Humane
Society.

The low population within a 1- and 2-mile radius supports the predominance of agricultural, commercial
and industrial uses observed in the subject's immediate neighborhood. The population has remained very
stable since 2000, growing less than 100 housing units during that time in the 1-mile radius, and less than
500 housing units in the 2-mile radius.
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DEMOGRAPHIC ANALYSIS - 1351 E 34 Ave, Kennewick
1 Mile Radius
2000 2010 2020 2025
Population 2,208 2,308 2,553 2,692
Housing Units 780 792 860 904
Median HH Income $53,828 $58,371
2 Mile Radius
2000 2010 2020 2025
Population 17,028 | 18,586 20,362 21,655
Housing Units 6,033 6,200 6,628 7,006
Median HH Income $43.201 $45,684

Source: ESRI

Median income in the 1-mile ring surrounding the subject is $53,828 and within a 2-mile range is $43,201.
These falls significantly below the median income of Benton County. The 2019 projected median income
for Benton County is $65,888, below the State of Washington of $74,992 and Franklin County of $70,638.
The demographic data indicates that within a one-mile radius, 49.2% of the housing units are renter
occupied. Within a two-mile radius, 49.4% are renter occupied. The data suggests a significant number
of rental units in the immediate neighborhood.

Utilities

All utilities are available to the subject neighborhood. They include city water, sewer, underground electrical
(provided by Benton County PUD), and underground telephone (provided by Verizon Northwest). The HUD
identified flood zone does not appear to include the subject property. The City of Kennewick wastewater
treatment plant is located on the north side of 3™ Ave across Oak St from the subject, and there may be plans
to expand it in the works.

Summary
The prognosis for the subject’s general neighborhood is continued stability with the Port of Kennewick's and

the City of Kennewick’s long-term investment in the area. There are still several parcels of land available for
industrial development both inside of and outside of the park including the subject parcels. In the interim,
this neighborhood provides affordable land and buildings to small agricultural users.

A study of the neighborhood and the trend of development did not indicate any adverse conditions or
projects planned for the neighborhood that would negatively impact the subject’s market value or
marketability, although some might view the City’s waste treatment plant west across Oak St subject on
the west as a negative. The neighborhood is served by all city utilities and the Ben Franklin Transit system.
Overall stability and desirability of the neighborhood is considered average.

Major and community arterials are in good condition. Residential arterials are, in some cases, in need of
replacement as many of the older neighborhoods are still without sidewalks, curbs, and gutters. The
neighborhood does not appear to experience any adverse conditions from environmental factors, such as
noise, air pollution, or other potential adversities affecting market value of the subject property.
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The neighborhood has shown only modest growth throughout the 1990’s and undeveloped parcels are
primarily utilized for agricultural use north and east of the subject. Traffic patterns are well established on
the major arterials. No adverse conditions arising from the neighborhood were noted. The area should remain
a viable community for many years to come. Given the history of the neighborhood and the lack of growth
trends noted in the area analysis, it is our opinion the outlook for the neighborhood is for limited growth
in the near term paralleling the nation and metropolitan economies.

Given the history of the neighborhood and the limited growth trends noted in the area analysis since it is
almost fully developed, it is our opinion the outlook for the neighborhood is for stability with limited
growth in the near term paralleling the nation and metropolitan economies.

Sandollar LLC | Appraisal Group SEWA 40 Regional & Neighborhood Data



Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Property Data - LAND

The subject land characteristics are described in general in the following outline format. This section is
meant to acquaint the reader with the characteristics of the land only.

As more fully described within this report, the subject property is comprised of three contiguous tax
parcels containing in the aggregate 26.42 acres. The property lies partly in the unincorporated portions of
Benton County, and partly in the incorporated portion of the City of Kennewick, state of Washington.

Summary of Property Appraised
Parcel A Parcel B Parcel C Combined
Address 109 N Oak St 1721 3rd Ave 50 S Verbena
City/County City of Kennewick Uninc Benton Co Uninc Benton Co
Zoning IH, IH-L Light Industrial Light Industrial Industrial
Tax PID 105802013067002 105802020010005 105802020006002
Land AC 16.88 5.00 4.54 26.42
Land SF 735,293 217,800 197,762 1,150,855
Property History

Each parcel has been owned by the Port of Kennewick for more than three years. Details of the individual
acquisitions were not provided but they were acquired from different owners at different points in time.

Environmental Hazards

The appraiser noted no adverse site conditions at time of inspection, which might impact the use of the
site for commercial development.

Title

A copy of a title commitment was not provided and a review of public record was not conducted. It is
assumed that there are no adverse easements, encroachments, etc. which would have an adverse impact
on the value of the property.

Flood Plain

According to a review of Flood Plain Panel 5302370629D with an effective date of June 15, 1994, the
subject is located outside the boundaries of the flood plain.

50 S VERBENA ST KENNEWICK, WA 99337-9625

LOCATION ACCURACY: (EEEIE

Map  Satellite

[z WATER v

Flood Zone Determination OouT ~

COMMUNITY 530237

PANEL 0629D
PANEL DATE June 15,1994

MAP NUMBER 5302370629D
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Zoning

Zoning of portions of the subject is controlled by either the City of Kennewick; Benton County. As reflected
in the above table, Parcel A is located within the City and parcels B and C are both within unincorporated
Benton County.

Parcel A in the City of Kennewick is zoned IH, Heavy Industrial. Chapter 18.03.040 provides a summary
of uses permitted in this district.

“18.03.040 (19) IH — The purpose of the IH district
is to provide areas for general industrial processing
and manufacturing subject only to the protection of
nearby uses and the required quality of the air and
water.”

Additional uses are permitted with a conditional use
permit. There is no minimum lot area requirement or
minimum yard setbacks or heights except where
dictated where adjoining a residential district.

KENNEWICK
59338

Parcels B & C in unincorporated Benton County are zoned I-1, Part Light Industrial zoning designation.
Chapter 11.33 of the County’s municipal code provides a summary of uses permitted in this district.

“11.33010 PURPOSE The Light Industrial District
(LI) is designed to provide an area for the
establishment of manufacturing facilities that
generally do not involve significant pollution issues,
such as: research and development, computer
component manufacturing businesses, and other
businesses of a similar nature. Such light industrial
activities should be sited and designed so as to avoid
or significantly mitigate material adverse effects to
the natural environment, adjacent non-industrial areas,
and communities whenever feasible. [Ord. 611
(2018) S 124].”

: : Additional uses are permitted with a conditional use
permit. There is no minimum lot area requirement or minimum yard setbacks or heights except where
dictated where adjoining a residential district.

Thus, the entire site is zoned for industrial use.
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Site Description
An aerial Assessor’s plat, flood map, topography map and zoning map are included with this section.
Individual characteristics of each parcel are outlined below.

Individual Site Characteristics
Parcel A Parcel B Parcel C Combined
Address 109 N Oak St 1721 3rd Ave 50 S Verbena

City/County City of Kennewick Uninc Benton Co Uninc Benton Co Part City/Part Uninc
Zoning Heavy Industrial Light Industrial Light Industrial Industrial

TaxPID 105802013067002 105802020010005 105802020006002 Combined

Land AC 16.88 5.00 4.54 26.42

Land SF 735,293 217,800 197,762 1,150,855

Excess Land N/A N/A N/A N/A
Surplus Land N/A N/A N/A N/A
Shape/Configuration Irregular Rectangular Irregular Irregular
Topography Mostly level Mostly level Mostly level Mostly level
Drainage| Assume Adequate Assume Adequate Assume Adequate Assume Adequate

Flood Map Date 6/15/1994 6/15/1994 6/15/1994 6/15/1994
Flood Panel # 5302370629D 5302370629D 5302370629D 5302370629D
Flood Zone? No No No No
Utilities (W,S,P) Power Power Power Power
Ground stability Assume Stable Assume Stable Assume Stable Assume Stable
AccessBR 397 to 3rd to Oak>R 397 to 3rd to OakSR 397 to 3rd to Oak| SR 397 to 3rd to Oak

Comer Influence N/A N/A N/A N/A
Traffic Light N/A N/A N/A N/A
Traffic Level Light Light Light Light
Traffic Count <1,000 <1,000 <1,000 <1,000
Frontage Description Along E/S Oak Along E/S Oak Along E/S Oak Along E/S Oak
Curbs/Gutters N/A N/A N/A N/A
Sidewalks N/A N/A N/A N/A

# Lanes of Traffic 2 2 2 2
Direction of Traffic North/South North/South North/South North/South
Medians N/A N/A N/A N/A

Visibility Poor to Fair Poor to Fair Poor to Fair Poor to Fair
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26.42 acres total

16.88 acres
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109 N Oak St et al, Kennewick, Benton County, Washington

PARCEL ‘A’ - Site Survey or Plat — Source: Benton County Online Records
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PARCEL ‘B’ - Site Survey or Plat — Source: Benton County Kroll Maps
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PARCEL ¢C’ - Site Survey or Plat — Source: Benton County Online Records
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Topographic Map — Source: STDB
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Real Estate Taxes

Benton County has assigned parcel identification numbers of Parcel A) 105802013067002, Parcel B)
105802020010005 Parcel C) 105802020006002 for the subject tax lot. A map for the parcel and a
summary of the current assessment is included below.

Tax Year Combined

Appraised Value Parcel A Parcel B Parcel C Combined

e, Land $604,180 $55,000 $50,070 $709,250

Improvements $0 $14,500 $133,100 $147,600

Tax Market Value $604,180 $69,500 $183,170 $856,850

Assessment Ratio 100.0% 100.0% 100.0% 100.0%

Assessed Value $604,180 $69,500 $183,170 $856,850

3 " Taxable Value $604,180 $69,500 $183,170 $856,850

e Pl 8 V. rETE— Tax Rate $1041 $11.49 $1149
-~ city of Kennewick : Tax Rate Per $1,000 $1,000 $1,000 $1,000
1 | ot Real Estate Taxes

Special Assessments

Total Taxes $6,292 $799 $2,105 $9,196

Payment Status Current Current Current Current

Amount Due $0 $0 $0 $0

In Washington State, all real and personal property is subject to assessment at 100% of its true and fair
market value according to its highest and best use. Washington State’s Constitution limits the regular
(non-voted) combined property tax rate that applies to an individual’s property to one percent of market
value ($10 per $1,000). Voter approved special levies, such as for schools, are in addition to this amount.
Each property must be visited at least once every six years, although assessed values are updated on an
annual basis by statistical analysis.

Parcel A falls within the City of Kennewick’s Taxing District R-1. The estimated tax rate for the subject
tax area this year based on an online view for properties within the city of Kennewick is $11.490974 per
$1,000 of Assessed Valuation. Parcels B and C fall within the unincorporated Benton County Taxing
district and the estimated tax rate for those parcels is $10.41477 per $1,000 of Assessed Valuation.

The Owner is exempt from payment of real estate taxes, but if sold, taxes for the subject property in 2020
are calculated in the amount of $9,196, for land and/or improvements, and based on a review of similar
projects, taxes for the subject appear to be competitive. It is noted that no tax is currently owing.

The market value conclusion is higher than the assessed value by the Benton County Assessor and is
considered competitive with other land parcels in the neighborhood.
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Market Trends Analysis - General
Updated Quarterly, Most Recent Update Q4 (October) 2020

Introduction
Assisting with estimating the highest and best use of real property, a study of general market
characteristics and trends was conducted for the Tri-City market in which the subject competes.

Market segments generally move through cycles, although segments do not typically move in
lockstep with one another. Since there are no major real estate brokerage or other companies that
provide this service, it becomes incumbent on the analyst to do primary research to remain abreast
of changes occurring in the market as they occur, especially when a change in zoning to an
alternative use is being explored.

For purpose of this analysis, the first demographic researched was that of demand generators and
existing supply of commercial and residential development in response to demand for the majority
of the Tri-Cities market of Pasco, Kennewick and Richland. Those trends are then compared with
the subject neighborhood.

DEMAND ANALYSIS

Demand Generator - Changes in the Population Base

A summary of current market trends for different market segments of the Tri-Cities is found in the
pages to follow, including commercial (office and retail), industrial, and residential, both single
and multi-family.

Demand for real estate in general is created by changes in the population and the labor force in the
study area. Employment generated in the Tri-Cities in general is greatly affected by primarily
three factors:

1. The first factor is the demand generated through the U.S. Department of Energy (DOE)
and related contractors including Pacific Northwest National Laboratory (PNNL) and
others in connection with research and clean-up associated with the Manhattan Project at
the Hanford Site. The Hanford Site is the location of the first plutonium production in the
United States for the production of the atomic bomb. Any other Hanford site contractor
can create demand for additional office buildings and services catering to the employees.
Forecasting this demand is difficult, if not impossible, at best because of the volatility of
the DOE’s annual budgeting and funding through Congress. This budget has been stable
for several years; in fact, it was announced in December, 2019 that a new contract had been
awarded by the US DOE in the amount of $4 Billion to Hanford Mission Integration
Solutions of Richland, WA to replace the expiring contract of Mission Support Alliance
owned by the same firm. And while, more recently, the recent White House Budget
submitted to Congress for approval made significant cuts in the budget, the final budget
was actually higher than the previous year.

2. Second, increasing demand is evident as a result of the expanding agricultural activities in
the region. The Tri-Cities enjoys one of the longest growing seasons anywhere in the
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United States. This is coupled with a high desert climate (10" or less of annual rainfall)
which is ideal for growing many agricultural crops. But the piece de résistance is the fact
that the Columbia Basin Project (CBP) in Central Washington is the irrigation and
hydroelectric network that the Grand Coulee Dam (completed in 1942) makes possible. It
is the largest water reclamation project in the United States, supplying irrigation water to
over 670,000 acres of the 1,100,000-acre project area. Water pumped from the Columbia
River is carried over 331 miles of main canals, stored in a number of reservoirs, then fed
into the 1,339 miles of lateral irrigation canals. Currently it is estimated that about 3.0
million acre-feet or 2.3% of the average river flow, is diverted into the CBP. Its
hydroelectric capacity provided the electric demanded by the Hanford nuclear reservation
during World War II. Washington leads the nation in production of raspberries, hops,
spearmint, peas, apples, grapes and sweet cherries. It is the #2 producer of potatoes and #5
in wheat. It is also the second-largest producer of premium wine in the country with a
number of designated viticulture areas.

3. Finally, increasing demand is evident as the number of retirees attracted to the area relocate.
The baby boomer generation has begun this process and is looking for an affordable place
to retire with a good climate, good amenities and good quality regional medical care. The
Tri-Cities offers these options.

The total metropolitan area population grew from 191,822 to 253,340 between 2000 and 2010, an
increase of 30%, or 3% per year based on the 2010 census. As reported in the Regional Trends
section of this report, recent population growth statistics can be summarized as follows:

Population Trends for the Tri-Cities, WA MSA
Areal 20100 2011  2012¢]  2013¢]  2014%]  2015¢] 20164  2017¢] 2018+  2019¢]  2020%

MSA 253,340 258,400 262,500 268,200 273,100 275,740 279,170 283,830 289,960 296,480 302,460
Benton County 175,177 177,900 180,000 183,400 186,500 188,590 190,500 193,500 197,420 201,800 205,700
Kennewick 73917 74,665 75,160 76,410 77,700 78,290 79,120 80,280 81,850 83,670 84,960
Richland 48,058 49,090 49,890 51,150 52,090 53,080 53,410 54,150 55,320 56,850 58,550
West Richland 11,811 12,200 12,570 13,080 13,620 13,960 14,340 14,660 15,320 15,340 15,710
Franklin County 78,163 80,500 82,500 84,800 86,600 87,150 88,670 90,330 92,540 94,680 96,760
Pasco 59,781 61,000 62,670 65,600 67,770 68,240 70,560 71,680 73,590 75,290 77,100

Source: WA State Office of Financial Management, April 1, 2020 Used for Allocation of Selected State Revenue

*Based on Estimates from 2010 US Census as determined in April every year

https//www.ofm.wa.gov/washington-data-research/population-demographics/population-estimates/april- 1 - official- population-estimates

Based on a review of this data, it is clear that the Tri-Cities region is growing steadily. The City
of Pasco segment of the Tri-Cities is actually the third fastest growing city in the state, and the
airport is the 8" busiest small airport in the country. The nine-year growth rate projections between
2010 and 2019 is 17.02%, or 2% annually. While the percentage may be declining, the absolute
numbers are not that different as the numbers grow larger. For the first time, the TriCities crossed
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the 300,000-person benchmark, a threshold which allows a number of national companies to begin
looking to this market.

Demand Summary — Population Trends: It is calculated that 26,720 persons were added
during the 6-year study period, or an average of 4,453 persons per year. According to
statistics reviewed from ESRI for the 2-county area, the average household size is 2.85
persons, indicating that demand was approximately 9,374 new housing units that would be
required to accommodate the growth. Owner occupied housing makes up 64% of the total
requirement (6,093 homes) and renters make up the remainder (3,281 apartments).

Demand Generator — Changes in Employment

As previously indicated, the labor force of the Tri-Cities area is comprised of agricultural, service and
Hanford related industries. The Washington State Office of Employment Security publishes labor
force statistics for the Benton County and Franklin County areas. A review of the statistics shows the
fluctuation of the annual average resident civilian labor force and employment levels in the Benton
and Franklin Counties for years 2014 through December 2019, the most recent 5-year data available.
The average annual unemployment rates, which averaged about 7.7% during 2014, were averaging
5.8% (average 2019), a rate which will dip during the spring and summer months until harvest, before
rising slightly again. These characteristics are pre-covid data which showed a spike in the
unemployment followed by a steady downward trend between May and October, 2020.

Demand Summary — Employment Trends: Given the historical growth in the number of
employed persons in the Tri-Cities area coupled with the reduction in the unemployment
rate, it is reasonable to assume that employment growth will continue, yet at a somewhat
slower rate than in the past once the pandemic has passed.

Demand Generators - Tri-Cities Market for Retail Trends
Annual retail sales are shown in the accompanying table for both Benton and Franklin counties as
well as the respective major cities.

Over the five-year period from 2015-2019, the average annual growth in retail sales in
Kennewick’s average annual growth was 4.18%, which is slightly higher from the earlier period.
Richland has continued to grow in sales from a lower total in 2015, to a rise of 6.99%/yr for the
last five years. Pasco's retail sales incurred a marked decrease in 2010, but sales increased 40.85%
over the last five years, an astonishing 7.31%, although the majority of that growth occurred in the
City of Pasco.

Demand Summary — Retail Sales Trends

Retail trends show strong increases, a trend which could be expected to continue for the
foreseeable future. However, with the advent of online shopping, and the damage it is
doing to bricks and mortar stores, caution is necessary in projecting future sales.
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TAXABLE RETAIL SALES
(000)
Benton & Franklin Counties, WA
Year Benton County Kennewick Richland Franklin County Pasco
2005 $2,226,436 $1,277,295 $686,414 $862,138 $781,597
2006 $2,303,245 $1,303,810 $748,888 $929,718 $811,293
2007 $2,574,398 $1,432,031 $811,768 $1,057,004 $856,422
2008 $2,601,911 $1,442,198 $802,685 $1,052,102 $877,529
2009 $1,918,416 $1,445,410 $812,779 $1,038,744 $884,080
2010 $2,731,890 $1,478,874 $873,190 $964,585 $825,267
2011 $2,959,959 $1,558,341 $954,851 $1,007,226 $839,174
2012 $2,937,656 $1,634,408 $903,715 $1,037,096 $861,063
2013 $3,189,855 $1,723,129 $989,622 $1,110,257 $933,301
2014 $3,284,582 $1,768,985 $1,041,224 $1,196,017 $1,016,795
2015 $3,612,773 $1,930,747 $1,129,471 $1,315,962 $1,125,061
2016 $3,789,869 $2,002,185 $1,207,961 $1,428,477 $1,250,472
2017 $3,905,643 $2,024,430 $1,259,515 $1,534,638 $1,333,597
2018 $4,166,740 $2,185,588 $1,329,492 $1,655,850 $1,432,202
2019 $4,633,618 $2,334,519 $1,523,948 $1,765,835 $1,536,180
% C2116gl§017- 11.20% 6.81% 14.63% 6.64% 7.26%
5-Yr Avg 28.26% 20.91% 34.93% 34.19% 36.54%
Growth 5.65% 4.18% 6.99% 6.84% 7.31%
2020-Q1 $1,054,737 $526,310 $3,387,310 $451,498 $390,349
2020-Q2 $1,180,718 $592,247 $372,882 $456,992 $395,755
2020-Q3
2020-Q4

Updated as of 11/01/2020 from the WA State Quarterly Business Review Published by Department of Revenue
https://dor.wa.gov/about/statistics-reports/quarterly-business-reviews
Quarter 2 data delayed due to pandemic; last checked 11/30/2020

SUMMARY - Market Demand

It is clear that the population, employment and retail sales trends are all growing at a strong and
steady pace. This trend is expected to continue well into the foreseeable future barring any
unforeseen events at the national, regional and local level that would have an adverse impact on
the Tri-Cities. These are positive characteristics that bode well for the subject development.
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Supply Analysis

General Comments

The Tri-Cities real estate market is less sophisticated than larger first tier markets. For example, there
are no published statistics regarding the current standing inventory of the individual office, retail or
industrial markets, and no hand count has ever been done of which the appraiser is aware. Thus, it is
left to the analyst to make its best estimates.

Commercial space development (office and retail) in the Tri-Cities occurs somewhat different from
larger metropolitan areas for the following reasons:

First, the line between pure office and retail users is often blurred in the Tri-Cities with many
office users electing to go into more visible retail spaces, primarily because the cost and rental
structures are not very different. Thus, the office segment could be under counted, but
probably not to a great degree. And even if undercounted in the office segment, it is accounted
for in the retail segment.

Secondly, a large portion of the newly completed commercial space was developed for a
specific owner/user rather than an investor for lease to tenants. Some owners build something
larger than they need and either expect to grow into the space at some point while leasing it
in the interim; others expect the rental received from excess space will assist with the mortgage
payment and generate profit in the form of appreciation at the end of the investment.
Thirdly, there is a blurring of uses within buildings. For example, an owner may elect to build
a home for its business that includes office space, retail showroom space and
manufacturing/assembly/warehouse space in varying degrees. While the space suits the
owner to a “T”, when the time comes to sell, it is possible that the Owner’s configuration has
limited appear in the overall market. We see the same phenomenon in custom home
construction frequently.

And last, the majority of new construction occurs in suburban sectors of the market rather than
urban.

In this segment, all the new construction since 2014 that falls into this commercial category has been
reviewed, with office and retail viewed separately to determine any difference. The following table
provides a summary of all types of new construction.

Following the table is an analysis of each market segment, followed by a current inventory of
available space estimate. A copy of the entire study is retained in our files.
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New Construction Summary Square Footage
Tri-Cities, Washington

For the Period January 2014 to August 2020

Kennewick Pasco Richland Combined
Office 359,592 137,269 185,794 682,655
Retail 366,149 330,684 321,766 1,018,599
Industrial 269,106 2,056,789 1,141,315 3,467,210
Apartments 365,166 0 932,657 1,297,823
Hotels 206,201 160,804 271,093 638,098
Self Storage 217,926 300,082 78,930 596,938
Civic/Healthcare 1,110,505 586,099 828,951 2,525,555
Sub-Total Complete 2,894,645 3,571,727 3,760,506 10,226,878
Office 67,400 0 0 67,400
Retail 55,059 0 18,022 73,081
Industrial 42,000 15,000 273,250 330,250
Apartments 558,000 60,648 601,000 1,219,648
Hotels 0 0 0 0
Self Storage 239,575 38,147 20,000 297,722
Civic/Healthcare 444,795 110,000 130,500 685,295
Sub-Total U/C or Planned 1,406,829 223,795 1,042,772 2,673,396
Office 426,992 137,269 185,794 750,055 5.8%
Retail 421,208 330,684 339,788 1,091,680 8.5%
Industrial 311,106 2,071,789 1,414,565 3,797,460 29.4%
Apartments 923,166 60,648 1,533,657 2,517,471 19.5%
Hotels 206,201 160,804 271,093 638,098 4.9%
Self Storage 457,501 338,229 98,930 894,660 6.9%
Civic/Healthcare 1,555,300 696,099 959,451 3,210,850 24.9%
Sub-Total U/C or Planned 4,301,474 3,795,522 4,803,278 12,900,274  100.0%
33.3% 29.4% 37.2% 100.0%
Copyright 2020, Sandollar LLC | Appraisal Group SEWA
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Commercial (Office, Retail, Hotel) Development Segment

Office Development

No source of data is available in terms of existing supply. Surveyed all new construction for a 6.5 Year study

Port of Kennewick Land

period through August 2020, summarized as follows:

Current Available Space:
Rental Rates:

Current Occupancy Rates:
Absorption Rates:
General Market Trend

New Construction Feasible?

Summary of Office Construction in the Tri-Cities (S quare Feet)

51,499 SF

$14 TO $25 PSF; avg $19.05/SF NNN

93%
100,000+ SF/Yr

Market is strong in both the owner/occupancy and in the “for

lease” category, but reaching saturation; very little on the

horizon in the way of new development compared to prior

years

Specific target markets only

For the Period January 2014 to August, 2020

Location Pro?ects Complete Pro?ects Pllifn/ed # Projects ~ Combined %
Kennewick East 1 47,340 0 - 1 47,340 6.3%
" Central 3 13,489 1 6,400 4 19,889 2.7%
" Gage Blvd 8 64,455 1 - 9 64,455 8.6%
" US 395 South 8 70,507 0 - 8 70,507 9.4%
" Vista / CC Mall 12 137,154 2 61,000 14 198,154 26.4%
" W Clrwtr 4 26,647 0 - 4 26,647 3.6%
" Sub-Total 36 359,592 4 67,400 40 426,992 56.9%
Richland Central 5 62,347 0 - 5 62,347 8.3%
" South 5 106,681 0 - 5 106,681 14.2%
" Queensgate 1 8,426 0 - 1 8,426 1.1%
" West 1 8,340 0 - 1 8,340 1.1%
" Sub-Total 12 185,794 0 - 12 185,794 24.8%
Pasco West 7 137,269 0 - 7 137,269 18.3%
Sub-Total 7 137,269 0 - 7 137,269 18.3%
Combined Grand Total 55 682,655 4 67,400 59 750,055 100.0%
Avg SF 12,412 Avg 16,850 Avg 12,713
Avg/Yr 105,024
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Retail Development

No source of data is available in terms of existing supply. Surveyed all new construction for a 6.5 Year study
period through August 2020, summarized as follows:

Current Available Space: 17,318 SF

Rental Rates: $16 to $26 PSF; avg $20.32/SF NNN

Current Occupancy Rates: 98.3%

Absorption Rates: 152,000 SF/Yr

General Market Trend Market is strong in both the owner/occupancy and in the “for

lease” category, but reaching saturation; very little on the
horizon in the way of new development compared to prior
years

New Construction Feasible? Specific target markets only

Summary of Retail Construction in the Tri-Cities (Square Feet)

For the Period January 2014 to August, 2020

Location # Projects Complete # Projects Ur/l(flrafr(::;tr # Projects Combined %
Kennewick East 3 10,548 0 - 3 10,548 1.0%
" Central 6 21,302 1 10,552 7 31,854 2.9%
! Gage Blvd 3 23,186 0 - 3 23,186 2.1%
! US 395 South 13 147,930 1 6,900 14 154,830 14.2%
! ViS;Za/HCC 8 133,887 2 25,475 10 159,362 14.6%
! W Clrwtr 2 29,296 3 12,132 5 41,428 3.8%
" Sub-Total 35 366,149 7 55,059 42 421,208 38.6%
Richland Central 9 64,551 3 18,022 12 82,573 7.6%
! South 1 5,000 0 - 1 5,000 0.5%
! Queensgate 19 232,685 0 - 19 232,685 21.3%
! West 4 19,530 0 - 4 19,530 1.8%
" Sub-Total 33 321,766 3 18,022 36 339,788 31.1%
Pasco West 19 256,966 0 - 19 256,966 23.5%
" All Other 8 73,718 0 - 0 73,718 6.8%
Sub-Total 27 330,684 0 - 27 330,684 30.3%
Combined Grand Total 95 1,018,599 10 73,081 105 1,091,680 100.0%
Avg SF 10,722 Avg 7,308 Avg 10,397
Avg/Yr 156,708
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Niche Commercial Market - Big Box Space

In looking at the retail product available for lease, the following big box spaces are currently being
marketed and not included in the previous numbers. Brokers in this segment report that this segment
is experiencing higher vacancy than in the past due to increasing closures in the retail industry. In
any event, about 112,940 SF of big box space was released in 2019, not counting the Dick’s Sporting
Goods.
BIG BOX Space Available For Lease
Tri-Cities, WA

As of August 2020
. Space Rental Year
Former Tenant Address City Available  Rate Built
Hastings 1425 G W Way Richland 10,400 $12 1974
Retail 908 N Colorado Ste A Kennewick 33,456 $9 1996
Office Max 908 N Colorado Ste B Kennewick 7,184 $9 1996
Sports Authority 908 N Colorado, Ste C Kennewick 27,815 $10 1996
Toys R Us 821 N Columbia Ctr Blvd Kennewick 38,000 Unk 1970
Ashley’s Furniture 1340 Tapteal Dr Kennewick 13,200 $10 2007
Albertson’s 1320 Lee Blvd Richland 41,316 $10 1961
171,371  $9to $14
avg

**NOTE: Goodwill Industries completed a new store on Columbia Center Boulevard and vacated 22,940 SF at
2801 W Kennewick in mid-September 2019 when the new store opened. Harbor Freight almost immediately
signed a new lease for the former Goodwill store; they opened in November 2019 in the new location expanding
their presence in the Tri-Cities.

#***NOTE: The former Shopko space containing about 90,000 SF was vacated in May 2019, but almost
immediately re-leased to At Home, a no-frills home décor retailer that opened in September 2019.

NOTE: The Sears Store at the Columbia Center Mall containing an estimated 160,000 SF has been vacated, but
it has not yet been listed for lease and the availability of that space is questionable.

NOTE: Dicks Sporting Goods removed the former theatre at the Columbia Center Mall and opened its new store
in September 2019 in time for the holiday shopping season.

NOTE: JCPenney filed for bankruptcy protection in May 2020 and it is likely that the store at the Columbia

Center Mall will be closed permanently. However, Simon Properties (owner of the mall) has announced it
will purchase all of JCPenney assets so that it can control redevelopment.
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Hotel Development

According to the Tri-Cities Herald, the base inventory of hotel rooms in the Tri-Cities as of 2014 totaled 3,358
rooms. A survey was conducted of all new hotel rooms constructed since that time. A total of 1,059 rooms
(31.5% increase) has been added to the base inventory, bringing the total to 4,417 rooms.

Total New Hotel Construction
Tri-Cities, WA

2014 t0 2020 YTD
City # Projects Total Rooms
Kennewick 3 337
Pasco 3 283
Richland/WRichland 4 439
Sub-Totals 10 1,059
Base Inventory 3,358
Combined Total 4,417
Average Daily Room Rate: N/A
Estimated Occupancy 65%, borderline feasible
Feasibility of New Construction Very doubtful; a 31% increase in supply was added in only

six years; market needs time to catch up
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Summary of Available Space for Lease
Benton & Franklin Counties, WA

2016 through 2019
BENTON CO Industrial Office Retail
SF Availl  $ PSF| SFAvaill  $ PSF| SF Availl  $ PSF
12312016 70,580 $ 853 165074 $ 1600 259,114 $ 13.78
12312017 859890 $ 897 403774 $ 1575 187454 $ 1584
6/302018 31,172 $ 1012 302,670 $ 1940 244,121 $ 14.17
6/302019 26926 $ 778 374372 $ 1837 157410 $ 15.82
12312019 54406 $ 878 335814 $ 1561 118652 $ 11.73
4-YrAvg 53815 316,341 193,350

Source: Tri-Cities Association of Realtors Report - Sandollar LLC | Appraisal Group

Summary of Available Space for Lease
Benton & Franklin Counties, WA
2016 through 2019

FRANKLIN CO Industrial Office Retail
SF Availl  $ PSF| SFAvaill  $ PSF| SF Availl  $ PSF

12/31/2016 79,820 $ 511 48937 $ 1502 109,739 $ 10.59

12/31/2017 78,180 $ 6779 68999 $ 1576 88,683 $ 11.09
6/30/2018 76,730 $ 752 72927 $ 13.10 98,086 $ 12.09
6/30/2019 38380 $ 8.09 59345 $ 1540 48,267 $ 13.92

12/31/2019 53780 $ 7.12 49341 $ 1462 57,894 $ 17.65
4-Yr Avg 65,378 59,910 80,534

Source: Tri-Cities Association of Realtors Report - Sandollar LLC | Appraisal Group

Summary of Available Space for Lease
Benton & Franklin Counties, WA

2016 through 2019
COMBINED Industrial Office Retail
SF Availl  $ PSF| SF Availl  $ PSF| SF Availl  $ PSF
12312016 150,400 $ 6.82 214011 $ 1551 368853 $ 12.19
12312017 164,169 $ 7.88 472773 $ 1576 276,137 $ 13.47
6/30/2018 107,902 $ 882 375597 $ 1625 342207 $ 13.13
6/302019 65306 $ 7.94 433717 $ 16.89 205,677 $ 14.87
12312019 108,186 $ 7.95 385155 $ 1512 176546 $ 14.69
4-YrAvg 119,193 376,251 273,884

Source: Tri-Cities Association of Realtors Report - Sandollar LLC | Appraisal Group
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Summary — Commercial and Industrial Market Trends

Based on areview of current and historical data, my estimates for today’s general patterns for commercial
space based on visual observation and a review of listing data can be summarized in the following table.
It is noteworthy that for some newer office warehouse projects, rents are bifurcated between the office
and warehouse, with both quoted differently. Also noteworthy is the fact that only the quoted rates were
considered with no adjustment made for gross vs. net lease data.

Tri-Cities, WA
Commercial and Industrial Space Summary

AVERAGES as of Q4/2019
Typ.
Ty[.)e of Space / Le);l;e Kennewick Pasco Richland
Neighborhood
Type
“A”  “B”  “C’| “A» “B” “C’| “A” “B” “C”
INDUSTRIAL
Occupancy Levels NNN | 95% 95% 95% | 95% 95% 95% | 95% 95%  95%
Average Rental Rates NNN $9 $8 $7 $9 $8 $7 $9 $8 $7
PROFESSIONAL OFFICE

Occupancy Levels Gross | 95% 85% 75% | 95% 80% 75% | 95% 80% 75%
Average Rental Rates  Gross | $20+  $15  $12 | $20+ $12  $10 | $20+ $15 $12
MEDICAL OFFICE
Occupancy Levels Gross | 90% 85% 80% | 90% 80% 75% | 90% 80%  75%
Average Rental Rates  Gross | $22+  $18  $15 | $22+  $18  $15 || $22+ $18  $I5
RETAIL
Occupancy Levels NNN | 95% 90% 85% | 95% 90% 85% | 95% 90%  85%
Average Rental Rates  NNN | $20+  $17  $15 | $20+ $15  $12 | $20+ $16  $12

Gross Lease = Tenant pays utilities and Janitorial in addition to contract rental

NNN Lease = Tenant pays all operating expenses in addition to contract rental
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Market Trends — Residential Multi-family Development

New Apartment Units Constructed (Projects/Units)
Tri-Cities, WA

2014 t0 2020 YTD

Kennewick Pasco Richland W Richland Combined

# Projects / # Units
Completed Since (7) 394 0 (6) 958 0 (13) 1,352

2014

# Projects / # Units
U/C or Planned (3)531 (1).60 (4).601 0 (3)1,192
Combined (10) 925 (1) 60 (10) 1,559 0 (21) 2,544
Total Added in 2013 994
Grand Total New Construction SINCE 2013 3,538

Of the total of 21 projects developed, only seven contained 30 units or less and represented less than 10% of
all units developed. The majority of those projects contained 2- and 3-bedroom townhouse style units. Two
other projects announced but details not yet available:

1. The 19 on Canal Dr — a multi-story building to contain retail on the main floor and 33 luxury units
above is in the planning stages at 19 N Auburn St in the historic downtown district.

2. 1100-1200 Jadwin — Two multi-story office buildings (50,000 SF and 110,000 SF respectively) were
purchased by partners Crook/Lipus; 1100 Jadwin is to be renovated as first class office space at a cost
of $5 Million and began in August 2020; followed by redevelopment of the other 7-story building with
luxury apartment units. No final plans have been announced for this urban style project

Current Occupancy Level: 97.5% overall market, stable
Current Average Rent Level: $1,022 overall market
General Market Trend Market is strong and moving upward

Yes, Very Feasible; less than a 6-month supply; lot size is not as

New Construction Feasible? .. ..
critical as home and amenities
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Market Trends — Residential Single-Family Development

The Tri-Cities is experiencing the highest demand and the lowest inventory of housing in the last
decade; inventory is about 56% lower than the inventory at the same time in 2013, which is putting
steady upward pressure on prices. In this market, new listings that are well priced and in good
condition are selling in less than one week, sometimes in one day, oftentimes with multiple offers.
The median sold price in May 2013 of $189.5K had increased 65% to nearly $313.1K by December
2019, an increase of about 10% per year average. For the first time, several homes have sold above
the $1,000,000 threshold. A summary of the last three years of data from the Tri-Cities Association
of Realtors MLS is included in this section.

The most recent report for October 2020, published November 18, 2020 reflects an inventory of 350
units and an average price of $363.6 with the median at $339, up 11.8% and 11.1% respectively over
the last rolling 12 months beginning November 1, 2019.

Developers are having difficulty finding parcels to purchase at affordable prices which can then be
appropriately re-zoned, and many are resorting to smaller infill parcels. This trend is expected to
continue for the foreseeable future.

A summary of total building permit activity for new home construction for the last nine years is
summarized below:

Benton Franklin Counties

Summary of New SFR Building Permits
Year Benton Franklin Combined

2011 781 558 1,339
2012 897 374 1,271
2013 840 245 1,085
2014 798 280 1,078
2015 825 396 1,221
2016 952 496 1,448
2017 848 609 1,457
2018 942 616 1,558
2019 1,082 574 1,656

Totals 7,965 4,148 12,113

SUPPLY AND DEMAND ANALYSIS - Summary

In general, supply has been totally outstripped by demand in almost all market segments, resulting in
rising prices and fewer projects in inventory throughout the metropolitan area for the last five years.
At the current time, there is more space under construction or planned than at any other time in its
recent history. Absorption of that space and its effect on the market will be closely watched over the
next two years to determine any further trends. This information will be utilized in the Highest and
Best Use Analysis following.
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Tri-City Association of REALTORS®, 7151 W. Clearwater, Kennewick, WA

Total Number Active Total Avcrage Median
Residential Listings Sold Sold Price Sold Price Pending
Jasmary 2018 460 3 774 2530 a5
February 438 289 811 356
March 475 366 807 430
April 495 i 086 400
May 549 4 99 438
June 593 413 IRE2 419
July (21 438 ille 422
Aungust 684 43 069 409
September 685 35 HER 386
October 674 430 021 I
Nowvenber 636 161 999 m
December 386 270 49 263
January 2019 499 64 il52 2907 368
February 430 269 3l 2809 290
March 411 7 w52 2870 411
April 430 48 083 280.5 420
May 430 387 70 oL 487
Juise ila 463 272 s 4ih8
July 591 47 3252 2080 433
Aungust (25 439 1331 059 464
September 674 411 98 206.0 443
October 630 447 1254 4.0 414
Mowember 635 365 252 oLs an
December 537 k| 1262 e 72
January 2020 464 ki) 26 999
February 464 k ¥} 3173 308.7
March 463 390 1341 e
April 430 i3 3399 009
May 421 330 33035 3133
June 433 453 1347 3180
July 398 334 568 19
August IR0 449 HE6 3196
September 405 A6 1616 1379
Oectober 330 318 3630 1390

NOTE: Active coumt is calcadated the day repors was run and &5 not cumdaiive.

Current listings mclude ACT (Active) and AWB (Active With Bump). Pending stanses include PIF (Pending
InspectionFeasibility) and PAC {Pending Appraisal'Closing) and Sold Bstings that closed in the same month,
(UL 1R2020)
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Market Trends Analysis — Immediate Area

The subject site is located in the eastern portion of the Kennewick’s industrial market that has
developed along the east side of SR 397 aka Chemical Drive, about one mile southeast of the
downtown CBD.

w The site is zoned for industrial use, and as
- discussed in the previous section, demand for
industrial land and existing projects is as
strong as it has ever been. The majority of
= projects have been developed for owner/users
rather than speculative projects for
investment. Occupancy rates in the
neighborhood are strong, with only minor
listing vacancies noted. The subject property
has historically been owner occupied.

A review of the current active listings in the
Commercial MLS  and/or  Tri-Cities
Association of Realtors revealed only five listings for industrial space anywhere in the City of
Kennewick. The data is summarized in the following table.

Listing #1 Listing #2 Listing #3 Listing #4

MLS # 242252 246805 237820 235620
Address 1351 E3rd 333 W Canal 307 N Dayton 10 E Bruneau
Dr
SF Available 9,420 49,731 27,580 147,000
Year Built 1979 2004 1945 1953
/% Ofc <10% N/A 10% <10%
Ceiling 14 14 12’ 12°-14°
Height
For Sale or Lease Lease Sale Sale
Lease
List Price $1,750,000 $4,150,000
List Price $63.45 $28.23
PSF
Lease Price $6 NNN $7 NNN
PSF $3.00 est
Listing S Sautell S Sautell R Ellsworth D Stricker
Broker
Listing Firm SVN Retter SVN Retter SVN Retter NAI Tri-Cities
DOM 352 137 534 674

Considering the totality of space in Kennewick, the availability of these minor spaces reflect the
strength of the market here. The immediate neighborhood is in the mature stage. This information
will be discussed further in the Highest and Best Use section of the report.
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Highest and Best Use

General Comments

The highest and best use is an economic principle that represents the premise upon which value is based.
Highest and best use is defined in The Dictionary of Real Estate Appraisal, 6 Edition (Appraisal Institute),
as follows:

“The reasonably probable use of property that results in the highest value. The
four criteria that the highest and best use must meet are legal permissibility,
physical possibility, financial feasibility and maximum productivity.”

As indicated by the above definition, the following considerations are imposed in the consideration of highest
and best use and are generally considered sequentially:

1. The use must be legally permissible;
. The use must be physically possible;
3. The use must be financially feasible under the existing market conditions (i.e. cost of
production does not exceed value); and
4. The use must be the most profitable from among the multiple uses meeting the three above
criteria.

The concept of highest and best use applies only to land because land has intrinsic value; improvements only
contribute to value; land is valued as if vacant. Location, zoning, size, and surrounding developments
generally dictate the use to which a property can be legally and physically put. Then any potential legally
and physically possible development is related to current market conditions (supply and demand) and the
availability of capital and/or financing. While a site may be well suited for a specific legally permitted and
physically permitted use, there may be other sites that are equally or more appropriate for that same use, but
with a superior timing, depending on the neighborhood’s overall development cycle.

In the case of improved properties or uses which have been proposed, the Highest and Best Use of the land
analysis is undertaken twice. The first relates to the Highest and Best Use “As If Vacant”; and the second
relates to the Highest and Best Use “As Improved or As Proposed”.

Neighborhoods typically go through four cycles, including (a) growth and development, (b) stability, (c)
decline and (d) re-vitalization on a continual basis. Some neighborhoods remain in the same portion of
the cycle for many years, depending on supply and demand; but this can change rapidly.

The subject neighborhood is in the mature stage of the cycle, and based on history, I would expect this
trend to continue for the foreseeable future. This neighborhood of course competes with other developing
neighborhoods in the Tri-Cities, each of which has its own advantages.
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Highest and Best Use — As if Vacant — Combined Property

Legally Permissible Use

Zoning

Zoning of portions of the subject is controlled by either the City of Kennewick; Benton County. As reflected
in the above table, Parcel A is located within the City and parcels B and C are both within unincorporated
Benton County.

Parcel A in the City of Kennewick is zoned IH, Heavy Industrial. Chapter 18.03.040 provides a summary
of uses permitted in this district.

“18.03.040 (19) IH — The purpose of the IH district is to provide areas for general industrial
processing and manufacturing subject only to the protection of nearby uses and the required
quality of the air and water.”

Additional uses are permitted with a conditional use permit. There is no minimum lot area requirement or
minimum yard setbacks or heights except where dictated where adjoining a residential district.

Parcels B & C in unincorporated Benton County are zoned I-1, Part Light Industrial zoning designation.
Chapter 11.33 of the County’s municipal code provides a summary of uses permitted in this district.

“11.33010 PURPOSE The Light Industrial District (LI) is designed to provide an area for
the establishment of manufacturing facilities that generally do not involve significant
pollution issues, such as: research and development, computer component manufacturing
businesses, and other businesses of a similar nature. Such light industrial activities should
be sited and designed so as to avoid or significantly mitigate material adverse effects to the

natural environment, adjacent non-industrial areas, and communities whenever feasible.
[Ord. 611 (2018) S 124].”

Additional uses are permitted with a conditional use permit. There is no minimum lot area requirement or
minimum yard setbacks or heights except where dictated where adjoining a residential district.

When the highest and best use of vacant land is explored, it is often prudent to explore alternative uses
that the property could be put to if a re-zoning effort could be successfully mounted at minimal cost and
without undue delay. In this case, it is doubtful if such a re-zoning effort would be successful. Other
surrounding parcels are zoned for industrial use, even though an interim use might be for residential or
agricultural use.

The City of Kennewick reportedly expects to expand the waste treatment plant and thus, would likely not
look favorably on a re-zoning request. Even if it would look favorably, it would need to go through a
change in the Comprehensive Plan which only occurs once each year. Plans for a change must be
submitted in May of each year, and the City reviews and then forwards on to the State for approval. Thus,
it can take about two years for a successful re-zoning. Additionally, the Owner is considering putting the
site up for auction during the first quarter of 2021 under the current zoning, although a buyer could
potentially be interested in a different zoning.

Sandollar LLC | Appraisal Group SEWA 67 Highest & Best Use



Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Physically Possible Use
Highest and best use as vacant must take into consideration the locational benefits and physical
features the site enjoys.

Utilities Map

Given the location along a lightly traveled secondary arterial, a use consistent with poor to
fair exposure and visibility is deemed appropriate. The location within a short distance to
SR 397 is a positive factor as it provides access to all areas of the metropolitan area and
beyond; and in portions is a limited access highway.

The parcel size which combines for 26.42000 acres (or 1,150,855 SF) would preclude some
smaller developments without additional short platting the site. The size would be
attractive primarily to a large manufacturing or warehousing operation, but buyers seeking
a parcel of that size are limited. As shown in the Market Analysis section earlier, average
size of industrially zoned lots sold was 1.52 to 1.82 acres, thus, subject is much larger.
Only five sales of similar sized parcels were discovered during research for this
engagement over the last two years.

The parcel shape is irregular which can limit development potential, depending on the use.
The mostly level topography of the site is conducive to a variety of uses and does not
prohibit development of the legally permissible uses.

View is a combination of industrial to the west and residential to the south and agricultural
to the east, with nothing detrimental noted.

Access is available via a Hwy 397 to E 3rd Ave. Access to the regional interstate highway
system is available from Hwy 397.

As far as utilities, it is assumed that power is readily available at the perimeter, although
water and sewer might have to be extended given the close proximity of neighboring
development. A copy of the Utilities Map published by the City of Kennewick was
reviewed and it would appear as if there is water and a sewer main in both Oak St and 3™
Ave abutting the subject as shown in the following map
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Thus, the legally permissible industrial use is physically possible.
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Feasible Use
A property will be maximized to its greatest productivity when the present/proposed use is in balance
with existing supply and market demand within the local economic mix; therefore, the factors which
influence the success and competitive position of a particular property are the supply and demand
within the community.

As indicated in the Market Trends section of this report, the supply of vacant land in the Tri-Cities
zoned for industrial use currently exceeds demand. The majority of vacant parcels is controlled by
the City of Richland and the Port Districts including Port of Benton, Port of Pasco and Port of
Kennewick. Infrastructure for a good percentage of the parcels is in place.

Demand for new industrial development is strong and stable in the Tri-Cities, but the demand
primarily comes from owners building their own building for their business with perhaps some excess
space that can be rented to an unrelated third party until the Owner’s business grows to the point
where it needs the extra space. About 75% of all land acquisitions over the last several years were
for owner/occupied projects. Owners are less concerned about feasibility of their projects and in fact,
will inject additional cash if necessary if there is a shortfall between the appraised value and the cost
of a project.

When the number of smaller parcels acquired recently is compared to the number of larger parcels
acquired for development, it is clear that smaller parcels of 2.5 acres or less account for the lion’s
share of activity. There were only about a half dozen sales of land parcels in excess of 10 acres over
the last two years that were discovered during research and will be discussed in the valuation section
of the report. Thus, demand for larger parcels is considered very weak and requires a specific user.

Alternatively, given the development that has taken place south of 3™ Ave along Oak St with smaller
users, it is reasonable to expect that subdivision of the site for a number of smaller users also makes
sense. However, the location of subject is considered weaker when compared with other newer
developing areas.

Maximum Profitability
Based upon the subject site’s location, zoning, physical characteristics, and prospective alternative
uses, the Highest and Best Use, the most financially feasible use meeting maximum profitability
would best be suited for industrial development.

However, timing is most difficult to predict due to the large amount of available land that is similarly
zoned, both in the Tri-Cities market in general in which the subject competes, and the slower than
expected rate of absorption that is presently occurring. New development is primarily occurring in
the King City neighborhood of North Pasco and the Horn Rapids and north Richland markets of
North Richland and to a lesser degree in the Vista Field neighborhood in Kennewick and the East
Pasco neighborhood. The compatibility of uses and synergy surrounding projects in those
neighborhoods is much greater than for the subject site in the subject neighborhood which has an
unusual mix of residential, agricultural and light industrial.

Thus, the interim highest and best use for now appears to be to hold for future development; as
timing would likely be at least 2 to 3 years.
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Highest and Best Use Conclusion

As no other legally permissible use of the property would result in a higher value other than those proposed,
the highest and best use of the property is for its designated use as zoned. Marketing Time would likely
be 2 to 3 years.
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VALUATION SECTION

LAND

Value Parameters

Property Name Port of Kennewick Land

109 N Oak St et al, Kennewick, Benton
County, Washington

Property Appraised

Value Perspective Current

Market Value As Is
Disposition Value As Is

Value Type & Premise

Interest Appraised Fee Simple
Effective Date November 15, 2020
Approaches Used Sales Comparison
Assignment Conditions Yes
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Methods of Estimating Value

Sales Comparison Approach

This method of estimating value is based on the principle of substitution; i.e., a prudent buyer will not pay
more to buy a property than it would cost to buy a similar substitute property having similar desirability or
utility. Sales of similar properties are compared to the subject to arrive at an estimate of value. Where
differences exist between the comparable sales and the subject, adjustment is made. For example, if the
comparable is superior to the subject with regard to an element of comparison, a downward adjustment is
made to the comparable. If the comparable property is inferior, an upward adjustment is made. After
adjustments for market conditions, financing, location, etc., have been made, they are added to or subtracted
from the comparable sale price, thus reflecting a value for the subject property.

e This approach HAS BEEN CONDUCTED in valuation of the property. For vacant land parcels, this
is traditionally the most applicable approach to value.

Income Approach
This method provides an estimate based on the property’s ability to produce an acceptable income.

For income producing properties, the gross income is estimated, a vacancy and credit loss is subtracted to
arrive at an effective gross income. From the effective gross, typical operating expenses are taken to produce
a net operating income (NOI). The NOI is then capitalized at an appropriate rate to produce an estimate of
value.

For subdivision projects, a subdivision analysis is undertaken. The potential lot sizes are estimated along
with a probable selling price and absorption rate in the market based on supply and demand. The lot sales
are projected over the sell-out period, and expenses are deducted for the cost of development and holding
through the sell-out period. The annual net incomes over the holding period are then discounted back to
present value at an appropriate rate which reflects the risk in the investment.

e This approach has NOT been utilized in valuation of the property as the appraiser believes support
for the assumptions necessary for this project are too numerous and flawed to provide a credible
opinion. Projections for the cost of development of infrastructure to support such a subdivision are
not available and in fact, could exceed the market value of the finished lots.

Cost Approach

This method of estimating value is based on the estimate of reproduction costs new, i.e., the cost of creating
a replica building on the basis of current prices, using the same or similar materials. This method is
traditionally used in estimating value for property improvements. Once reproduction costs are estimated,
accrued depreciation is subtracted.

Depreciation or obsolescence may occur in several categories, including physical depreciation, functional
depreciation, and economic obsolescence. To the depreciated improvements land value is added. As the

improvements age, depreciation becomes very subjective and difficult to support.

® This approach has NOT been utilized as only the value of the land as if vacant is estimated.
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Sales Comparison Approach

General Process
In the sales comparison approach to value, the following steps have been taken in estimating a
market value.

. Research recent sales of comparable land properties.

. Select the most comparable sales and analyze the pertinent data on these sales.

. Adjust the sales for differences in the various elements of comparison.

. Summarize the analysis and conclude a value indication based upon the adjusted

sale prices of the comparables.

Comparable Sales

The subject consists of three contiguous tax parcels in varying sizes combining for a 26.42-acre
site of a fairly irregular shape. Sales of vacant land parcels similar in size to the subject in the
subject neighborhood for industrial use have been infrequent in this market with only one sale over
the last three years. Thus, the search was expanded to include sales from other industrial markets
in the Tri-Cities.

In evaluating the comparable sales, they are most often analyzed on the following basis:

e Sale Price per SF of Land
e Sale Price per Acre of Land

Our initial search for industrial land sales in connection with this project initially revealed the sales
included in the following table. Interestingly, there is not a great deal of difference in the average
price of large parcel than for a smaller parcel.

Actions ~

t [ sale [ Adj [ Adj$iSF
[ Name | Address | Sold Recorded Price S/Acre Land
Central Wagshington State Corn Processor's (CWCP) 3334 Logston Blvd 15;9; 5303,750 £15,722.00 536
UL
7-29-
Calaway Parcel 340 Glade Morth Rd between Selph Landing & Clark Rds G"Ufa 250,000 553,184.00 51.22
202
AJC Realty Parcels (2) W Foster Wells Rd and Industrial Way (?D-f; 5450,064 594 419.00 5217
UL
2.31-
FCID Indusfrial Park Lots BTW Railroad and Rainier BTW 5t Helens to Adams 1:0131 51,264,731 £35,034.00 5.80
2019
P . 12-09-
BS Group SWC W Foster Wells and Industrial Way 2010 £235,994 £87,120.00 £2.00
& =
A i (W Btwn Foster W i 2.05-
Kenyon Storage II\J{I}:T-.\\Burllngton Loop (W Btwn Foster Wells and Industrial 1~03c5\. 51151 617 554.450.00 5125
Way) 2019
(= i .3 23 o
SRS R ImTE T IR Me s E, 13 L NIA E Tth Ave (East of BF Humane Society) W= 5375,000 530,637.00 570
SP 696 2019
; - 5 06-07- D -
MK NW Properies 2811 Polar Way 2019 5833600 £37,737.00 5.87
£ =
2,22
4RD2 Parce! SECEBSt@SRI40E CI:D:: 5265,000 $59,284.00 51.36
& =
2-21-
4RD2 to Lingle/Surgeon Parcel E/S S Road 40 E one lot south of E B St cl_'ujl 170,000 552,960.00 5122
£ =
Columbia East LLC to Priefo Parcel SISEASE westof SR 40 E 1_10-?2- 3260,000 $55,319.00 51.27
2
4RD2 to DK&G Development Parcel MNKA Road 40 and EA 5t ],(;; 5222582 543,560.00 51.00
<
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Only five sales of industrially zoned land similar in size to subject have been discovered that
occurred in 2019-2020 that are considered relevant. There are others zoned for commercial use.
Listed below is a summary. Detailed descriptions of these sales with photographs are included in

the Addendum of the report. Following the summary of the sales is a sale location map.

SUMMARY OF COMPARABLE SALES

Land Sale Summary

Subject Sale # 1 Sale # 2 Sale # 3 Sale # 4 Sale # 5
Oak Street
Port Of CWCF.’ FC|D. Kenyon Industrial MK NW
Property Name Kennewick [ Underlying | Industrial Storage Park, Lots 5 Properties
Land Land Park 9 & 6, Lots P
1.2 2 A CD
Lots BTW Burll\ilr:(Aton
3334 Railroad | °'"! 9(W NKA E 7th
109 N Oak St and Rainier P Ave (East of | 2811 Polar
Address Logston Btwn Foster
et al BTW St BF Humane Way
Boulevard Wells and .
Helens to ) Society)
Adams Industrial
Way)
City Kennewick Richland Pasco Pasco Kennewick Richland
Land Area SF 1,150,855 841,579 1,572,516 921,294 533,174 962,240
Land Area in Acres 26.420 19.320 36.100 21.150 12.240 22.090
Usable Land Area (SF) 1,150,855 841,579 1,572,516 921,294 533,174 962,240
Mostly Mostly
Shape Irregular Rectangular Rectangular Rectangular Rectangular Irregular
Date of Sale Date of Sale Oct-20 Dec-19 Dec-19 Jun-19 Jun-19
Comparable Sales Map
|?;:|
; Glade
="
West Richland
(:1::
(;E;::
Richland ——
>
o2
=y
i L5903
(2]
Kennewick
Badger Burbank

%

1.3585)

Finlaw
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Subject is located east of SR 397 in East Kennewick in a mixed-use neighborhood dominated by
the Port of Kennewick Oak Street Industrial Park. The availability of sale data in this market is
considered poor to fair. Thus, the search was expanded to include all areas of the Tri-Cities
commercial land market.

The reader is asked to keep in mind that the dataset in the market is considered extremely limited,
and extracted market support for adjustments is not available, either for the direction or magnitude
of the adjustment. The adjustments made are not meant to be an absolute numerical adjustment
but more of a directional qualitative adjustment considered by the appraiser.

Elements of Comparison - Related to the Transaction

I have evaluated the comparable sales based on differences in various elements of comparison.
The first of these are elements that must be compared in every analysis and are related to the
property rights conveyed, the terms and conditions of the sale, and changes in market conditions.

Property Rights Conveyed

Sale prices may be influenced by rights conveyed vs. rights retained by the seller. The fee
simple absolute interest is conveyed when the seller sells all the rights to ownership and
occupancy, but lesser or partial interests can be sold. When a property is sold subject to
existing tenant long term leases (land or improved property), the leased fee is typically
conveyed. When a property is sold subject to short term rental contracts (such as with
apartment rentals), the value impact is typically not as significant because those short-term
lease contracts are easily adjusted to a market level rather quickly. If contract rental rates
and market rental rates are similar, the value of the fee simple and leased fee can be similar.
However, if there are significant differences between contract and market rental rates, the
leased fee and leasehold interests can be impacted.

e In this case, the fee simple interest was conveyed in all transactions, and no
adjustment is required.

Financing

Prices can vary when non-market lending terms are available in the market such as higher
LTV ratios or lower interest rates. Oftentimes, a seller will carry a note on favorable terms
that can impact the sales price as buyers are often more interested in affordable monthly
payments than loan amounts.

e Unless stated otherwise, all sales were reported as cash to the seller, and no
adjustment is required.

Terms and Conditions of Sale / Expenses Post Sale

The terms and conditions involved in a sale can be influenced when the parties are
unusually motivated. For example, a bank seeking to dispose of a property it has taken
back through foreclosure, can be motivated to accept a reduced or discounted price. On
the other hand, a property owner acquiring an adjacent parcel could pay a premium.
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When vacant land is being valued, the cost of extending utilities to the site can be a factor.
When improved property is being valued, repairs required can also play a significant role
in determining what a buyer is willing to pay and oftentimes as the result of an inspection,
the price ultimately paid reflects the condition of the property. Adjustments are considered
for any repairs made immediately before or after the sale. Of course, this information is
only available when sales are confirmed with a party to the sale.

¢ In the case at hand, the seller of Sale #4 (several contiguous tax lots that were
already platted for smaller sites) reported during the confirmation process that there
were years of accumulated construction debris that would need to be removed
before construction could occur; that utilities would need to be extended (cost
unknown) and that the property was in the flood plain. An adjustment for
conditions of sale will be necessary. There has been no activity with this property
since its acquisition.

Market Conditions

A market conditions adjustment measures any difference in unit price between the date of
sale of the comparable and the effective date of appraisal. If prices have been trending
upward, a positive adjustment may be warranted. In the opposite case, a downward
adjustment might be warranted.

The larger parcel sales are slightly stale, with only one having occurred since the first of
the year (2020), and four that occurred in 2019. While it is clear that prices are rising in
most segments, the change could vary from segment to segment and from neighborhood to
neighborhood. One strong indicator of price changes over time is the sale and re-sale of a
property, and we do not have evidence of that phenomenon here with any of the sales
utilized. This firm tracks sales and re-sales of all types of property; here is a summary of
several recent sales.

Paired Sale and Re-Sale Analysis

Pair #1 Pair #2 Pair #3 Pair #4 Pair #5 Pair #6 Pair #7
4711 W 7139 W 320N 4810 W 3603 W
th
Location f\}eg Eaigo Van Giesen Hood PI, Kellogg St, 1;2;:;2: Hildebrand, Court,
’ St, WRich  Kennewick Kennewick ’ Kennewick Pasco
Indl / Ofc / . Ind’l Plus
Type POB Whse POB Retail Land Land MOB
Or}i'l tiale 06/2014  05/07/2018  12/2017 07/2016 01/2018 03/2013 12/2017
Or;gr'iciale $550,000  $515,000  $800,000  $429.000  $637.000  $392,040  $818,126
Re-Sale
Date 04/2020 02/05/20 10/2019 07/2019 07/2019 04/08/19 03/2019
le;isj‘ele $865,000  $615,000  $1,075,000  $565,000  $732,000  $550,000  $1,049,000
# Months 70 18 23 36 18 7 16
Change 57% 19% 34.3% 31% 15% 40% 28%
Change/Mo 0.81% 1.07% 1.5% 0.86% 0.75% 0.5% 1.75%

The change ranges from 0.5% to 1.75%/MO, or an average of about 1% per month.
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e Comparison to Subject: Given the limited number of transactions reflecting such
limited demand for such large parcels as well as the current oversupply which has
been on the market for many years, no adjustments are considered necessary. No
adjustment will be made.

Elements of Comparison — Based on the Characteristics of the Real Estate

In addition, it is necessary to evaluate the sales based on location, as well as physical and economic
characteristics. The elements of comparison considered most appropriate for this analysis are
discussed individually in the following paragraphs. Some elements relate to land only and some
relate to improvements only, and some relate to both.

Location/Access

Locational adjustments are a primary consideration when valuing real estate. Parcels
which have frontage along well-traveled commercial arteries providing very good visibility
to passing motorists for the improvements, and providing easy access to the property,
typically sell for a premium when compared with parcels along lightly travelled secondary
or interior arteries providing visibility to fewer or perhaps even no passing motorists.
Demographics can also play a part, i.e., neighborhoods with a stronger demographic can
command a premium when compared with neighborhoods with weaker demographics.

e Sales #1 and Sale #5 are located in the Horn Rapids area of north Richland, a very
homogenous emerging market for this industrial use controlled by the City of
Richland which has seen a great deal of activity in the last three years. Access to a
state highway is very similar. Because of current level of activity, it could be
considered slightly superior location.*

e Sales #2 is located in north Pasco. Sale #2 was actually the acquisition of multiple
lots to which infrastructure is in place, but because of the age of the infrastructure,
the City of Pasco was requiring much work as if the infrastructure was not in place.
However, this is likely offset by the superior location in the northwest quadrant of
U.S. 395 and I-182.

e Sale #3 is much farther north, on the fringe of development in this market and with
no visibility to passing motorists. The location of this sale would be considered
more similar to subject.

e Sale #4 is part of the Oak Park Industrial park just south of the subject and no
adjustment is warranted.

Parcel Size

Smaller parcels typically have a wider pool of available buyers providing stronger demand,
creating a competitive market and driving up the price on a unit of comparison basis, while
the converse is typically true for larger properties. However, oftentimes the availability of

4 We weren’t able to confirm details of Sale #1 other than the price and date of sale shown in public records, and recognize that this is the land
underlying the CWCP corn processing facility, possibly to fund the expansion that was announced in September, which will increase the size of
their facility to 140,000 SF. This site is rail served, and it could have been a related party sale, although public records do not really reflect that
possibility and the appraiser is not familiar with either the buyer or seller. The selling entity, Northern Pacific Development LLC listed Randolph
Peterson as the governing person and Lisa Davis as the registered agent. Randolph Peterson established the Tri-City Railroad in 1999 to be
operated in Richland and owned by the Port of Benton and it is still owned by the family today. We could find nothing about the buyer, Leila
Revel.
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larger properties is so limited that the unit price can be driven upward when demand
exceeds supply.

While not definitive for each parcel, it tends to support the theory that an increase in size
results in a decreasing unit price.

e In the case at hand, the sizes are fairly uniform ranging from 12 to 36 acres and
affected by its larger size. In connection with the subject data, no adjustments will
be made.

Zoning
Zoning restricts potential development and can have a significant impact on value. Parcels
with different zoning can have differences in highest and best use.

¢ In the case at hand, we have no data to extract an adjustment for zoning; however,
all parcels were similarly zoned for industrial use. Thus, no adjustments were
made.

Availability of Utilities

The availability of utilities at the perimeter of the site and cost of extending utilities to
potential development and can have a significant impact on value due to the added cost of
preparing the land for development. And oftentimes with the case of raw land parcels,
utilities may be nearby but the cost to extend is not yet known at the time of confirmation
of the sale.

e Portions of the subject are in the City of Kennewick jurisdiction and portions are
within the jurisdiction of unincorporated Benton County. It is assumed subject and
all comparables have only power at the perimeter of each parcel. Efforts are made
to confirm availability of utilities to each of the comparables; and in the majority
of cases, utilities for the comparable parcels were available at the perimeter of the
site or nearby. Thus, no adjustment has been made.

Topography/Terrain
Level and at grade parcels are easier to develop and require less extensive site work, thus
making them very desirable when compared with parcels challenged by slopes or other
terrain related issues.

e Subject is a relatively level parcel, with some minor slope variation from one end
to the other. No particular challenges were noted with any of the comparables, and
thus, no adjustments were necessary.

Shape/Utility
The utility or shape of a site can have an impact on the development possibilities.
e Subject is very irregularly shaped as is Sale #1, which is shaped like a donut; the
remaining sales are considered superior and warrant an adjustment.
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Improvements — Quality and Character
Although there are a variety of residential improvements located on the subject property,
they are deemed of no contributory value, and in fact, could represent a penalty to the value
of the property for its industrial use. Subject is being appraised under a hypothetical
condition that there are no improvements.

Summary

The data is considered only fair, with five relatively recent sales in the Tri-Cities having occurred
since 2019. The adjustment process did not yield much of a variation in unit pricing, although the
process followed a traditional path. The primary reason for this is the oversupply of vacant land
parcels in the market, which is indicative of limited demand.

Adjustments were very subjective and followed a traditional path but cannot be truly supported by
extracted adjustments from the sparse market data; rather the adjustments applied represent only
the direction of the adjustment since data to support the adjustments with market data is not
available.

Although there are three contiguous tax parcels, the shape is irregular and the location is considered
below average. The following value is concluded.

Value Premise

Property Name N/A
Address 109 S Oak St, 1721 E 3 Ave and 50 S
Verbena
City/State Kennewick, WA
Perspective Current
Value Type As s
Interest Appraised Fee Simple
Effective Date November 15, 2020
Indicated Value PSF $1.00
Parcel Size (SF) 1,150,155
Market Value $1,150,000 Rounded
Marketing Time 2-3 years, say 2 years average

Marketing Time / Exposure Time

Marketing time is that period of time that would follow the effective date of value, while exposure
represents the period of time preceding the effective date of value. In our opinion, market
conditions during both periods were similar, and if exposed to the market, a sale at the appraised
value would occur within three to five years. This is based on a review of days on market statistics
for the properties utilized in the sales comparison approach.
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Client File #: | [ Appraisal File #: |2020-222

Appraisal Report - Land

Appraisal Company: Sandollar LLC | Appraisal Group SEWA
] Iq Address: 2001 S Washington St Suite 104, Kennewick, WA 99337

®
AI REpDI'tS Phang: 509 628 9817 Fan: MIA Website; www AppraisalGroupSEWA com
Fomm 130.05°
Appraizer_Weronica R Griffith, MAI, CCIM Co-Appraiser:
Al Membership {if any): | |SRA (X |Mal | [srPa [ |a-GRS [ |AFRRS | Al Membership iif any): SRA | |Mal [ |SRPA A-GRS | | A-RRS
Al Atfiliation (if any): Candidate for Designation Practicing Affiliate | Al Affiliation (if any): Candidate for Designation Practicing Affiliate
Other Professional Affiliation:  CCIM Cher Professional Affliation:
Email: appraisalgroupsewad@armail.com E-mail: appraisalgroupsewa@amail.com
Chant._Port of Kennewick Contacl:  Amber Hanchette, Director of Real Estate
Address. 350 Clover Island, Kennewick, WA 99335
Phona: 509.586.1186 Fax: NIA, Emai; Amber@PortOfKennawick.org

SUBJECT PROPERTY IDENTIFICATION

Address; 109 5 Oak St

City: Kennewick County: Benton State: WA ZP: 99337
Legal Description:  See Lengthy Legal Description in the Addendum

Tax Parcel #: 105802013067002 RE Taxss: 629240 Tax Year 2020
Use of the Real Estate As of the Date of Value: Agricultural
Use of the Resl Estate Reflected in the Appraisal. Light Industrial
Opinban of highest and best use (f recuired). Light Industrial
SUBJECT PROPERTY HISTORY
Owner of Rzcord: Port of Kennawick

Description and analysis of zales within 3 years (minimun) pror b effective date of value: There have been no sales recorded of the property during the
praceding three years.

Description and analysis of agreements of sale (contracts). listing, and oplions:  There are no current listings for sale or for lease of the subject property. The
Cwner reparts that it wishes to sell the properly and will likely list it for auction or for sale during 2021,

RECONCILIATIONS AND CONCLUSIONS

Indication of Yakue by Sales Comparison Approach 5 590,000
Indication of Value by Cost Approach £ Mot conducted
Indication of Value by Incame Approach 5 Mot conducted

Final Reconciliation of the Metheds and Appraaches to Value:

Opinion of Value as of: november 15, 2020 $ 590,000

Exposure Time: 1-2 Years

The ahove opinion is subjecito: [ X | Hypothetieal Conditions antior | | Extracrdinary A pii cited on the following page:

* NOTICE: The Appraisal Inslilule pubishes this form far use by apprasers where the apprager deems use af the Torn appeopriate. Depanding on Bie assignment. the appraiser may need ta provide
addilional data. analysis and work product nol calied for in this fam. The Apprasal Instilubs makes no represantations, wamranties or guaraniees a3 to, and assumes no respanskility for, the data, analysis
ar work prodiuct or tind parly cerifications, verficalions, data specifications, scores. indexes, or valuation fools, used or provided by the individual appraisar(s) or ofhars in the spedfic contents of the

Al Reparta(R), Al ReporisiR) Al-120.05 Appraisal Repart - Lard © Appraisal Institule 2017, All Righls Ressnved June 2017
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Chenl: Port of Kennewick Cliert File #:
| Subject Property: 109 5§ Oak St, Kennewick, WA 92337 sal Fila 8: 2020-222

Intended Usar(s); Client Only; no other intended users were identified at the time of engagement

Intended Usa: Estimate the Market Value of the property As Is for a polential sale

The repart is not intended by the appraiser far any other use by any other user.

Type of Value: Market Valus Effactive Date of Value: 11/15/2020

Interest Appraisad: FEH! Simgpla |:| Leasahold DCILhBr

Hypothetical Conditions: (A hypothetical condition is that which is contrary 1o what exists, but is asserted by the appraiser for the purpese of analysis. Any hypothetical

condition may &ffect the assignment results.) Currently the property is improved with one or more outbuildings approgriate for agricultural use. These
Improvements no longer contribute to any value of the property as it |s currently zoned for light industrial use. Thus, it is a hypothatical condition
that the property is vacant and available to be put to its highest and best use. In order to reach an "as-is" market value, the cost of remaving any
improvemants would nead to be deducted.

Extraordinary Assumptions: (An extracedinary assumplion is directly ralated 1o a specdic assignment and prasumas uncertain infarmation Lo be factual, If found to be false th

assumpticn could alter the appraisar's apinions or conclusions. Any extraordingry assumplion may affect the assignmeant results,] NIA

eparl in accordance with Standard Rule 2-2(a) of tha Uniform Standard of Professional Appraisal Practice (USPAF).

Definition: The scope of work i3 the type and extent of research and analysis in an assignment. Scope of work includes the extent to which the preperty Is
identified, the extant to which tzngihla propertyia inspected, the tymand extent of data research, and the type and exfent of mdrsisapplied to arrive at credible
opinians of conclusions. The specific scope of work for this assignment is identified below and throughout this report.

| Scope of Subject Property Inspection/Data Sources Utilized Approaches to Value Developed
Appraiser Cost Approach:
Property Inspaciion: E Yes |:| Ne : Is necassary for credible results and is developed in this analysis
Date of Inspection; Movember 15, 2020 | X |15 nat necessary for credible results; not developed in this analysis
Describe Scope of Property Inspection, Source of Area Calculations ||z mat necessary for credible resulls but is developed in this analysis
and Data Sowrces Consulted: Local PACMLE owned by the Tri-Citias
Agsociation of Realtors; Washington State Commercial Broker's Sales Comparison Approach:

Association MLS (CBA); Loopnet; public records Iz mecessary for credible results and is developed in this analysis
I5 ot necessary for credible results: not developed in this analysis

Is mat necessary for credible resuls but is davaloped in this analysis

L1 =]

Co-Appraiser
Property Inspection: E‘l’es DN[:

Date of Inspeclion; Movember 15, 2020 ncome Approach:

Describe Scepe of Property Inspaction, Sourca of Area Calculations Is macassary for credible ragults and Is devalopad in this analysis
and Data Sources Cansulted: Local PACMLS owned by the Tri-Cities Is mat necessany for credible results; not developed in this enalysis
Agsociation of Realtors; Washington State Commercial Broker's Is mat necessary for credible resulls bul is davaloped in this analysis
Agsaciation MLE (CBA), Loopnet; public records

-]

HE

Additional Scope of Work Comments:  Three conliguous parcels are appralsed simultaneougly, both individually and in the aggregate. Different sets
of data were researched, confirmed and analyzed for use in estimating the value of each parcel. Each land sale was physically inspected,
confirmed at least with the public records and photographed by the appraisers.

Significant Real Propery Appraisal Assistance: |:|Non& &scluse MName(s) and contrbulion:
Sonnia King, a licensed appraisar, assisted with the inspection, photography, initial ressarch regarding subject property and potential land sales,
canfirmation of such data, and preliminary analysis. The final value conclusions however, were those of Veronica R Griffith.

* NOTICE: The Appraisal Inslilube publishes this form far use by appraisars whare the apprasar deams use of the Torm appropnate. Depanding on the assignmant. tha appraisar may nead t provide
addifianal data, analysis and work product nal calied Tor in this fam, The Apprasal irstilube makes no represantations, waranties of quaraniees a5 to, and assumes no responsiility for, the data, aralysis
ar wirk product or third party cerfifications, venfications, data speciications, scores, ndexes, or valsstion tools, used or provised by the individual appraiser{s) or ofhers in the speofic contents of the
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appralsal Group SEWA,

Chent: Por of Kennewick Client File #:
| Subject Proparty: 109 5§ Oak St, Kennewick, WA 99337 sal Fila 8: 2020-222
Location Built Ug Growth Supply & Demand Value Trend Typical Marketing Time
Urhan Under 25% Rapid Sharlans Increasing Under 3 Manths
Suburtan [ | 26%.78% Stabie In Balance EET 36 Months
X |Rural Qwer 75% X | Show A | Orver Supply Decraasing X | Owver 6 Months
Neighborhood Singla Family Profile Meighborhood Land Use Neighborhood Name :  East Kennewick
Price A
150K, Law o 1 Family 10 % Commercial _ 50 % [ PUD [_] Condo [ JHOA § !
S00K High 100 Cando ¥} % Vacant 40 % | Ameniies: NAA
350K Predominant 40 Multifamily o M %

single family homes and subdivisions.

Markal area description and characleristics:  Subject lies in the Oak St Industrial Park neighborhood of East Kennewick that was developed by the Port
of Kennewick during the 1970's to 1990's. The Port siill retains ownership of a number of improved properties as well as vacant industrial land
suitable for developmant. The park dominates the area east of SR 397 (aka Gum 3t aka Chemical Dr) between the Columbia River and
approximately Bowles Avenue and is surrounded by a lightly populated faming base that is gradually being absorbed for redevelopmeant with

SITE AMALYSIS

Dimensions: Area;  16.8801 AC
Wiew. Pastoral / Rural Shaps: Somewhat irreqular
Drainage: Appears Adeguate Utility: Slightly irregular
site Similarity/Conformity te Neig
Size: View: Zoning: LI - Light Industrial Carvenants, Condition & Restrictions
| Smaller than Typical | |Favaraale [Cves [ Mo [X]unknown
| Typical || Typical [ Jtegal [ Jnozonng Dacurmants Reviewed
Larges Than Typical Less than Favorable |3 | Legal, nan-confomming [ves [x]me
llegal Ground Rent § !
Liilities (Off Site Improvements
Eleciric X | Public Qiher  Benton PUD or REA Street Private
Gas Public [ | Other Alzy Private N/A
Waler Public Other _Well Sidewalk Privale NJA
Sewer Public [X] Other OSS Sireet Lights Private MN/A

Site description and charactenstics: The subject site lies at the end of a public ROW used for both commercial and residential use and is currently
being utilized for agricultural uses. This currant use is grandfathered, but in the avent of & loss the improvemeants could only be rebuilt in their
current configuration. The site may of may not have an onsite well and 0SS associated with its prior use, but iz likely reaching the end of its
useful life and if the property were to be redeveloped, would require new utility connections. There are one or more agricultural outbuildings
which na longer contribute to value given the current zoning of the property and the proximity to the City of Kennewick waste water treatmeant
plant. The site is also completely irrigated, but that does not contribute to value either.

HIGHEST AND BEST USE ANALYSIS

[ IPresentUss [%]|Propssed Use [ | Ciher Light Industrial use

property.

Summary of highest and best use analysis: The site is zoned for light industrial use, which |s the only legally permissible use if vacant and available for
sale or lease, That use is physically possible and financially feasible; in fact, it is the anly financially feasible use given the current zoning of the

* NOTICE: The Appraisal Inslilube publishes this form far use by appraisars whare the apprasar deams use of the Torm appropnate. Depanding on the assignmant. tha appraisar may nead t provide
addifianal data, analysis and work product nal calied Tor in this fam, The Apprasal irstilube makes no represantations, waranties of quaraniees a5 to, and assumes no responsiility for, the data, aralysis
ar wirk product or third party cerfifications, venfications, data speciications, scores, ndexes, or valsstion tools, used or provised by the individual appraiser{s) or ofhers in the speofic contents of the
Al Reparts(R). Al Reporis{R) Al-120.05 Appraisal Repart - Land & Appraisal Institule 2017, All Righls Reserved
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appralsal Group SEWA,

Chent
| Subject Praperty:

Port of Kennewick

109 S Oak St Kennewick, WA 99337

Cliant File #:
sal Fila 8¢

2020-222

SITE VALUATION

Site Valuation Methodolkog

Sales Comparison Approach: A sal of procedures in which a value indcation is darved by comparing the propery being appraisad te similar praperties that have baeny
zold recently, then applying agpropriate units of compansen and making adjustments te the sale prces of the comparables based on the elemems of comparison. The
sales comparison approach may be used to value improved properties, wacant land, or kland being considered as though wacant; it is the mast common and prafemed
mathod of land valuation when an adequate supply of comparable sales are availabla.

|:| Market Extraction: & methed of estimating land value in which the depreciated cost of the improvements on the improved property is estimated and deducted from the
total sale price to amive &t an estimaled sale price for the land; mast effectve when the improvements coniribute Rile to the tolal sale price of the property.

|:| Alternative Method: (Describa methedology and rationata)

ITEM | SUBJECT COMPARISON 1 COMPARISON 2 COMPARISON 3
Addrass 109 5 Oak St 3334 Logston Blvd Lats BTW Railroad & Rainies BTW MESA Burlinglen Lp BTW F 'Walls & Ind
Kennewick WA 99337 Richland, Wa 98354 Pasco, WA 99301 Pasco, WA 99301
Proximity 1o Subject 13.22 miles MWW 3.22 miles N 5.08 miles M
Diafa Sourcel Public Recards Public Records Public Records
Warificabion Public Records Public Records Public Records
Sales Price 3 § 303 750.00 § 1.264.731.00 $ 1,151,617.00
Prics! AL § 0 § 15.722.05 $§  35034.10 § 5444998
Sals Dale 10012020 12031/2018 12/05/2019
Lacatian Fair [Fair to Awg -1,673  Fair to Avg -3,503 Fair fo Avg -5.4449
Site Size 16.8801 AC 18.32 AC 36.1 AC 3,503 21.15 AC
Sile View Pastoral/ Dike Industrial Industrial Pk Industrial Pk
Site Improvements Mo Cantributary Value) MIA VA NIA
Zaning Light Industrial Industrial Induigtrial Industrial
Utilities P: Needs Naw WallOSS PSS -1,572 PIWIS -3,503 PIWIS -5.449
Shape / Utility FPoor to Fair Average -1,572 Average -3,503 Average -5.449
Nei Adjusiment KD+ [X]- [ -avteod [XK]+ [X]- [s -roosod (] + [X] -|§  -16.347.00
MNet Adj, -30% MNet Adj. -20% Met Adj, -30%
Indicaied Value (Gross Adj. 30%| § 11006.05 [Gross Adj. 40% ) § 2802810 |Gross Adj. 30% | ¢  38.102.98
Prior Transfar History| Mo sales recorded in the |Mo sales recorded In the last |No sales recorded in the last Mo sales recorded In the last threa
lagt three years three years three years years

Site Valustion Comments; The subject site location, utility of shapa, and lack of utilities is inferior to tha salas in varying degreas, nona of which can
be measured with the data et available. Thus, the direction of the adjustment i$ more important than the actual amount. These are the only
industrially zoned sales of any significant size that was uncoverad during research. The only sale in the subject park occurred about one year
ago, but when this sale was confirmed the Owner reported that utilities needed to be extended, and that there was a great deal of construction
debris which had accumulated over the last several years, and that it was in the flood plain. This sale would set the lower limit of value at 530,000
per acre but benefits from a superior location with visibility to passing traffic on SR 387,

Site Valuation Reconcllaton: In my opinion, the value of the subject has been estimated in the amount of $35,000/AC or $590,803, rounded to
$590,000.

Opinion of Site Value $ 590,000

* NOTICE: The Appraisal Inslilube publishes this form far use by appraisars whare the apprasar deams use of the Torm appropnate. Depanding on the assignmant. tha appraisar may nead t provide

addifianal data, analysis and work product nal calied Tor in this fam, The Apprasal irstilube makes no represantations, waranties of quaraniees a5 to, and assumes no responsiility for, the data, aralysis

ar wirk product or third party cerfifications, venfications, data speciications, scores, ndexes, or valsstion tools, used or provised by the individual appraiser{s) or ofhers in the speofic contents of the
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appralsal Group SEWA,
EXTRA SITES 4-5-6

Chant: Port of Kennewick Cliant Fils #:
Subject Proparty: 109 § Oak St, Kennewick, WA 99337 | Filg : 2020-222

SITE EVALUATION

N d)
et Compariton Approach: A sel of procedures in which a value indhcation is derved by comparing the properly being appralsed to similar properties Ihal have been
sold recendly, then applying appropriate units of comparison and making adjustmants ta the sale prices of the comparable basad on the elements of comparisen. The
sales comparison approach may be used o value improved properties, wacant land, or land being considered as thaugh wacant; i is the mast common and preferred
method of land valuation when an adequate supply of comparable sales are available.
D Market Extraction: A methed of estimating land value in which the depreciated cost of the improvements on the impraved preperty is estimated and deducted from the
total sale prce 1o amve al an estimated sale price for the land; maos! effective when the iImprovamants conlribute Bile to the tolal sale price of the property.
|:| Alternative Method: [Describe mesthadology and rationate)
Site Valuation
ITEM [ SUBJECT COMPARISON 4 COMPARISON 5 COMPARISON &
Address 109 3 Oak St Oak Stind Lots 5 &6 2811 Polar Way
Kennewick, WA 99337 Kennewick, WA 99336 Richland, WA 9354
Proximity fp Subject 2 14 miles W 13 47 miles NW
Data Sourcel Port of Kennewick Public Records
Werification Amber Hancette Public Records
Sales Prica § & 375,000.00 5 B33.600.00 ]
Prical AC 3 0 § 30,637.25 § 37,736.53 § 0.0
Sale Dale GI282018 +3063 2021/2018 3,773
Lacatian Fair Fair/Average FairlAverage
Site Size 16.8801 AC 12.24 AC 22,09 Ac
Site View Pastorall Dike Industrizl Industrial
Site Imgrovements Mo Contributory Value MiA, MiA
Zoning Light Industrial Industrial Industrial
Utilities P: Needs New WellOSS Mone +.07 PWIS -3,773
Shape / Lhility Poor to Fair FPoor +.07 Average =3,773
Nt Adjusmer [e+ [ 1- [s 3osstal [ I+ [x]- |8 377300 [ [x] + [ 1 -[s 0
Met Adj, 10% MNet Adj. -10% Met Adj. 0%
Indicated Valug Gross Ad). 10%| § 33,700.30 [Gross Ad). 30%| § 33.963.53 |Gross Ad). 0% 13 ]
Prior Transfir History
Site Valuation Comments: See prior page
Site Valuglion Reconciiabion: See prior page
Page 5 of 27
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appralsal Group SEWA,

Chenl: Port of Kennewick Cliert File #:
[ Subject Property: {109 S Oak 5t Fia : 2020222

Thes appraisal is subgact to the following assumptions and limiting conditions:
+ This regort is prepared using forms developed and copyrightad by ihe Appraisal Institite, Howaver, the content, analyses, and apinicns set farth i this repart are the
zole product of the appraiser. The Appraizal Institute iz not liable for any of the conlent, analyses, or opinians set forth herein.

Mo responsibility is assumed for matters legal in character or nature, No opinion is rendered as to title, which is assumed to be good and markatable, All existing liens,
ancumibrances, and assessmanis have been dsregarded, unless othensise noted, and the property Is appraised as though free and clear, having respansibls cwnarshig
and compatent management.

| have axamined the property described hareln exclusivaly for the purpose of dentiication and description of the real property. The objective of our data cobaction |s o
develop an epinion of the highest and best use of the subject propery and make meaningfl comparisens in the valualion of the property. The appraser’s observations
and reporting of the subject improvements ara for the appraisal process and valuation purpasse only and showld nat be considered as 8 warranty of any companent of
the propery. This appraisal assumes {unless otherwise specifically stated) that the subject i structurally sound and all components ane in working candition,

| will ot be reguired ta give tastimony ar appear in court because of having made an appraisal of the property in guestion, unless specific arangements 1o da so have
besn made in sdvence, or &5 athenaise required by law

| have noted in this appraisal reparl any significant adverse condiions (such as needed repairs, depreciation, the presence of hazardous wasles, e substances, atc.}
discovered during the data collection process in performing the appraisal. Unless otherwise stated in this appraisal report, | have no knowledge of any hidden ar
unapparent Fll:ﬁil:ﬂ| deficiencies or adverse conditions of the prnperl:,' {such as, but not limited to, needed repairs, delerioration, the presence of hazardows wastes,

toxsc substances, adverse anvironmental conditions, ete.) thal would make the property less valuable, and have assumed that there are no such conditions and make
no guarantees of warmanties, express or implied. | will not be responsible Tor any such conditions that do exist or for any engineering or testing that might be regquired fo
discavarwhathar such conditians exisl, Because | am not an expert in the field of environmanlal hazards, this appraisal repart must nal be considared as an environmental
assessment of the property. | oblamned the Information, estmates, and opnlons fumighed by olher parties and expressed In this appratsal report Trom rellable public
andlor privala scurcas that | believe ta be true and carmecd,

| will nod discloge the contents of this appraisal report except as provided for in the Uniform Standards of Professional Appraisal Pracbice, andlor appicable fedesal, state
of local laws.

The Client is the party or parties who engage an appraiser (by employment contract) in a specific agsignment. A party recedving a copy of this repoet fram the client does
ned, as @ consequence, becoms a parly 1o the appraiser-client ralationship. Ary person who receives a copy of this apprassal report as a conseguence of disclosure
resjuiraments that apply to an appraiser's client, does nol bacome an intendad wses of this reporl unless the clanl specificaly identified them at the lime of the assignmanl
The appraiser's writlen consent and approval must be oblained before this appraisal report can be conveyed by anyone fo the public through adwertising, public relations,
riews, sales, and ather media.

11 this valiation cenclusion is subjest to satisfactory completion, repairs, or alterations. it is assumed that the improvements will be completed competendly and withaut
gigmfican devialion,

X1 Market Value Definifion [helow} Alternate Value Definition (attached)

MARKET VALLE is defined as the most prabable price which a property should bring in a compedilive and open market under all condilions requisite fo a fair sale, the buyer and
sebar each acling prudently and knowledgeably, and assuming the price is nat affected by undue stimulus. Implicit in this definition is the consummatian of & sale as of a specified
date and the passing of the litke from the seller to buyer under conditions whereby:

1. buyer and selar are typically molivated;

2. both parties are well informed or well advised and acling in what they consiler their own best mberests,

3. areasonable time is allewead for exposurs in the opan market;
4.
5

paymant is made in tarms of cash in U.S. dollars or in lerms of financial arrangements comparable thenata; and
tha price represents tha nomnal considaration for the proparty sald unalfected by special ar creative financing or sales concessions grantad by anyane assoclated with
the sale,

Source: The Dictionary of Resl Esfate Appraisal, fih ed, Appraisal Inslitute
* NOTICE: The Appraisal Inslilube publishes this form far use by appraisars whare the apprasar deams use of the Torm appropnate. Depanding on the assignmant. tha appraisar may nead t provide
addifianal data, analysis and work product nal calied Tor in this fam, The Apprasal irstilube makes no represantations, waranties of quaraniees a5 to, and assumes no responsiility for, the data, aralysis
ar wirk product or third party cerfifications, venfications, data speciications, scores, ndexes, or valsstion tools, used or provised by the individual appraiser{s) or ofhers in the speofic contents of the
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appralsal Group SEWA,

Chenl: Port of Kennewick Cliert File #:
[ Subject Property: {109 S Oak 5t Fia : 2020222

APPRAISER'S CERTIFICATION

| cetify that, to the best of my knowledge and belief;

Thee slatements of fact contamed in this repor are e and comrmect,

Thie reported analysis, opinions, and conclusions are limited only by the report assumptions and limiting conditions, and are my personal, unbiased professional analysis,
apnions, and conclusions.

I have no prasent {unless spacified below) or prospective interest in the property that s the subject of thes reparl, and | have no {urless spacslied balow) personal interast
with respect to the parfies involved.

| have no bias with respect to any proparty that Is the subject of this reporl of 1o the partles invalved with this assignment.

My engagement in this assignment was not contingent upen developing or reporting predetermined results,

My compensation for completing this assignment is not contingant upon the develspment or reporting of a predetesmined value or direction in value that favars the cause of
tha ciient, the amount of the valus opmion, the attainment of a stipulated result, or the cocurrence of 8 subsaguent svant direclly raleted fo the infended uss of this aporaisal,
My analysiz, opimons, and conclusions were develeped, and this repoet has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice.
Individuals whe have provided significant resl property appraisal assistance are named below, The specific tasks performed by these named are autlined in the Scops of
Wark section of this repert.

D MNane Mama(s) Sonniz King

Ag previously Mentified in the Scope of Wark section of this repart, the signen(s) of this repart certify to the inspaction of the property that is the subject of this repor as fobows:
Prapesty Inspecled by Appralser \’as E We
Propesty inspected by Co-Appraiser es Mo
Services provided, as an appraiser or in any olher capacily, regarding the praperty that is the subject of this report within the three-year penod immediately preceding
aceeplanca af this assig'lmaanna D Specily sarvicas provided:

ADDITIONAL CERTIFICATION FOR APPRAISAL INSTITUTE MEMBERS, CANDIDATES AND PRACTICING AFFILIATES
Appraisal Institute Designated Member, Candidate, or Practicing Affiliate Cerify:

The reparied analysss, opirsans, and conclusians wers developed, and this reparl has been prapared, in conformity with the requiremants of the Cods of Prafessional
Ethles & Standards of Professional Appralsal Practice of the Appraisal Institule, which incluede the Uniforrn Standards of Professional Appralsal Practice,

The uge of this repon is subject 1o the requirements of the Appraisal Institute relating to review by il duly authorized representatives.

A5 af the date of this report, Iha\'!f |:| have nat completed the continuing [ As of the date of tis repor, IDhauan’ I:Iha'.'e nat
education program for Designated Members of the Appraisal Institute,
APPRAISERS SIGNATURES
|

mm% ; . : CO-APPRAISER: : ' ? % |
Signalure “Y'N Signatura \ o L "J'
Name Veranica R Griffith: MAI, CCINM Name . /1
Raport Date 1/25/2021 Repart Date I !
TraineaEl IJcenseG Certified Residental D Cartified Genaral Irmae I.Immﬂ.D Certifind RﬂlﬂoﬂﬂlD \5¢ﬁed Ganeral D
Licenze # 1101758 State WA License # _ State |
Expiration Date 11/15/2021 Expiration Data

* NOTICE: The Appraisal Inslilule pubishes this form far use by apprasers where the apprager deems use af the Torn appeopriate. Depanding on Bie assignment. the appraiser may need ta provide
additional data. analysis and work product ol calied for in this fomm. The Apprasal Instibubes makes no representations, wamenties or guarantees &s ko, and assumes no responsiility for, the data, enalysiz
ar work product or third parly cerifications, verficalions, data specificalions, scores. indexes, or valuation fools, used or provided by the individual appraisans) or cthars in the specific conbents of the
Al Reparta(R), Al Reporis|R) Al-900.05 Cerlifcation. Asauaptions and Limiting Canditians © Aparaisal Institulz 2017, All Righls Ressnved June 2017
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA
File Ma. 2020-2232

APPRAISAL COMPLIANCE ADDENDUM ... 1o

Barrawar/Glient MIA

Address 109 5 Oak 51 Uit Mo,
Cily Kennewick Counly Benlon State WA Zip Code 99337
LardaniClient ik

APPRAISAL AND REPORT IDENTIFICATION

This Appraisal Repart is one of the following types:

Appraisal Raporl This raparl was pregared in accordance wilh the reguirements of the Appraisal Reporl oplion of USPAP Standards Rule 2-2{a).

Rastnctad Appraisal Report  Thes repor was prepared in accondance with the requirements of the Restricted Appraisal Repart aplion of USPAP Standards Rule 2-2i). The
intenced usar of this rapart |5 limited to the Identfied client. This i8 8 Restnictad Apprataal Repan and the retionale for how the appreiser amyed
af the apmions and conclusions sat forth in the repart may not be understaod propedy withaut the additional informatan in the appraiser's workdile,

ADDITIOMAL CERTIFICATIONS

1 m’tﬂ:.l thit, ba the bast of my knowledgs and belal
The statemants of fact containgd in this raport are frua and comect
The reporied analysas, apinions, and condusions are limited anly by the reported assumptions and are my personal, impartial, and unbiased profesgional analyses,
opiniens, and conclusions,
Unlass atharwise indicated. | have no presant or prospactiva intarest in the propeny that s tha subject of this raport and no persenal Inlerast with respect 1o perfies imohed
| hawe na bias with respect to the property that is the subject af this report ar the paries nvolved with this assignmant
' My engagernent in this assignmanl was nol contingenl upon developing or reporing predelsnmined resulls.
© My compengaton for complateng this essignmant is not contingent upen the devalogmant o raportng of a predatermined valus or direction in value thel tevors the cause
of the cliend, the amount of tha valua apinian, the attainmaent of & stipulated result, or the cocumanca of A subseguant avant directy related to the mendad usa of
this appraizal.
My analyses, opirsans, and conchisions were developed and thes report has bean prepared, n confomrmily with the Usniform Standands of Profesaonal Agpraizal Practice tha
wera in affact at the trma this raport was prepared
This appraisal repart was prepared in accordancoe with the requirements of Title X1 of FIRREA and any implementing regulations
FRIOR SERVICES
E I have NOT parformed sarvices, a8 80 appraisar or in anather olher capacaty, reganding the property that is the subject of tha raport within the thrae-year perad
immatiataly pracading acceptanca of this assignmant
DIHNU'E perfarmed sarvicas, as an appraisar or in anathar capacily, ragarding the progey that i the subject of this report within the three-year peiad immadiately
el Those eervices are dascilbied in the cormments below.

HAWE made a personal inspecton of the propesty thad is the subject of this report.

have NOT  made ap il inspeclion of ke prop thal is the subjesl of this r

Unirss oiharwisa natad, no one provided significant real proparty apprassal assistance to the parson signing this canification. If aryona did provide significant assistanca, thay
are hereby identfied aloryg with & summany of the axient of tha assistance providad in the rapert.

Sonnia King is a licensed traines assigned to me. ks King assisted with the observation, measurament and photography of the subject property.
Shi assisted with the ariginal research about the subject property and conducted the preliminary market data research and drafted the initial
reporl.  Howewver, Lhe flinal seleclicn of comparable data used, the analysis thereol, and valus conclusion were mins.

ADDITIONAL COMMENTS
Additicnal USPAR ralaled issuss requiring disclosurs andior any siate mandated requiremants:  Additional certifications reguired by Appraisal Institute:

1. The reportad analyses, opinions and conclusions were developed, and this report has baen prapared, in conformity with the reguirements of
thiz Code of Professional Ethics and Standarnds of Professional Practios of the Appraisal Institute,

2. The uze of Lhis orl is subiject o Lhe

3. As of the date of this report, | Nikki Griffith, MAI have omnplaled the continuing education program for Designated Members of the Apprauaal
Institute,

MARKETING TIME AND EXPOSURE TIME FOR THE SUBJECT PROPERTY
A reasonable marketing lime Tor the subjecl property is 1000 day(s) ulilizing market conditions pertinent o the appraisal assignment.
L% | A ressonable exposure time for the subject property s 1000 day(s)

APPRAISER SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signaturs Signatura
Marna Werohica R OWTith, WMAL CEIM Mams
Date of Signature  _1/25/2021 Date of Signalure
Sate Cartification # 1101758 S18te Cartification #
or Stade License # or State Liconse #
Stale WA Stale
Expration Date of Cenificaten or Licanse 1101 S058021 Expiration Date of Cemificabon of Licanse
Suparvisary Appraisar Inspaction of Subjact Propa
Effective Date of Appraisal Movember 15, 2020 &I Did Mot I:I Euxtesiar Only fram street &l Intericr and Exterior
USPAP Compliance Addendim Paga 8 of 27
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Location Map - Subject & Comparables File No. 2020-222

Case No.
Bomrower  N/A
Propery Address 109 5 Qak St
City Kennewick County Benton Slate WA Zip Code 99337
Lender!Client  Port of Kennewick Address 350 Clover lsland, Kennewick, WA 99336
Sabe 1
3334 Logston Bad

Sale 3
2811 Pokar Way

Sale- 3811 800 00
1347 mies WYY

Fichiand, YWl 09354

Rizhisnd. WA GR35
Eala: 3203 75000
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I' Microsoft Bing
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TERRAL b Sala §1.204.731.00 -
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Location Map - Assessor's Aerial (Source: County Assessor] Flle No.  2020-222

Case No.
Bomower  N/A
Progerly Address 109 5 Qak St
City Kennewick County Benton Slate WA Zip Code
Lender!Client  Port of Kennewick Address 350 Clover lsland, Kennewick, WA 99336
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Port of Kennewick Land

109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Location Map - Street (Source: STDB) Flle No. 2020-222
Case Ma.
Bomower  MIA
Progeny Address 108 5 Qak St
City Kennewick County Benton Slale WA Zip Code 98337
Lender'Clignt Port of Kennewick Address 350 Clover Island, Kennewick, WA 99336

o
&
i @ &
# g i £
5
Aldes 9 = =
E Jrd Ave EdndA
Washington Surplus, Inc s
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Location Map - Aerial {Source: Google Maps) File Mo, 2020-222
Case No.
Bomower  N/A
Progerly Address 109 5 Qak St
City Kennewick County Benton Slate WA £ip Cods 99337
Lender!Client  Port of Kennewick Address 350 Clover lsland, Kennewick, WA 99336
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Location Map - Flood (Source: Riskmeter) File No. 2020-222
Case No.
Bomower  N/A
Progerly Address 109 5 Qak St
City Kennewick County Benton Slate WA £ip Cods 99337
Lender!Client  Port of Kennewick Address 350 Clover lsland, Kennewick, WA 99336

50 SVERBENA 5T KENNEWICK, WA 99337-9625

LOCATION ACCURACY:
Map

@ WATER w

Flood Zone Determination ouT -~

COMMUNITY 530237

PAMEL 06270

PANEL DATE June 15, 1994

MAP NUMBER 53023706290
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

PHOTOS - Subject Exterior View File Mo,  2020-222
Case Mo
Bomower  MNIA
Propery Address 108 S Cak 5t
City Kannawlck County Banton Slate WA Zip Codg kT
Lendes!Cliant___Port of Kennewick Address 360 Clover Island, Kennewick, WA 559336
S | |
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

PHOTOS - Strect File Mo,  2020-222
Case Mo
Bomower (&
Progedy Address 108 & Dak St
City Kannawlck County Banton Slate WA Zip Codg kT
Lender'Cliant__Port of Kennewick Address 360 Clover Island, Kennewick, WA 559336

- Oak 5t Access Marth

Oak Strest Accass South
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

COMPARABLES 1-2-3 File Mo. 2020-222
Case Mo
Bomower (&
Progedy Address 108 & Dak St
City Kannawlck County Banton Slate A Zip Codg kT
Lender'Cliant__Port of Kennewick Address 360 Clover Island, Kennewick, WA 559336

COMFPARAEBLE SALE # 1
3334 Logston Blvd
Richland, WA 99354

COMPARAEBLE SALE # 2
Lats BTW Railroad & Rainier BTW
Pagco, WA 00301

COMPARABLE SALE # 3
MKA& Burlingtan Lp BTW F Wells & ind
Pasco, WA 909301
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

COMPARABLES 4-5-6 File Mo,  2020-222
Case Mo
Bomower (&
Progedy Address 108 & Dak St
City Kannawlck County Banton Slate WA Zip Codg kT
Lendes!Cliant___Port of Kennewick Address 360 Clover Island, Kennewick, WA 559336

COMPARABLE SALE # 4
Oak Sl ind Lols 5 & 6
Kennawick, WA 99336

COMPARAEBLE SALE # ]
2811 Polar Way
Richland, WA 09354

COMPARABLE SALE # ]
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Zoning Map (Source: City or County Records) File No. 2020-222
Case No.
Bomrower  N/A
Propery Address 109 5 Qak St
City Kennewick County Benton Slate WA Zip Code 99337
Lender!Client  Port of Kennewick Address 350 Clover lsland, Kennewick, WA 99336

Parcel Foning: IH
Loden and Slandards

Aorm nin

0% § O 5T
1.0580.201.3047T.
noo

ool

ORD. 1443

YES

EV_PA

E
%]

KEMNEWICK
L]
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Zoning Code (Source City or County) File No. 2020-222
Case No.
Bomower  N/A
Propery Address 109 5 Qak St
City Kennewick County Benton Slate WA £ip Cods 99337
Lender!Client  Port of Kennewick Address 350 Clover lsland, Kennewick, WA 99336
11.33.010 PURPOSE. The Light Industrial District (LI) is

designed to provide an area for the establishment of manufacturing
facilities that generally do not involve significant pollution
issues, such as: research and development, computer component
manufacturing businesses, and other businesses of a similar
nature. Such light industrial activities should be sited and
designed so as to avoid or significantly mitigate material adverse
effects to the natural environment, adjacent non-industrial areas,
and communities whenever feasible,

[Ord. €11 (2018) & 124]
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Legal Description (Source: Deed or Title Commitment) File No.  2020-222

Case No.
Bomrower  N/A
Propery Address 109 5 Qak St
City Kennewick County Benton Slate WA Zip Code 99337
Lender!Client  Port of Kennewick Address 350 Clover lsland, Kennewick, WA 99336
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Sandollar LLC | Appraisal Group SEWA
Plat Map {Source: County Records)

Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

File No.  2020-222
Case Na.

Bomrower  N/A
Propery Address 109 5 Oak St
City Kennewick County Benton Slate WA Zip Code 99337
Lender!Client  Port of Kennewick Address 350 Clover lsland, Kennewick, WA 99336
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Appraiser's Statement of Qualifications File No.  2020-222
Case No.
Borrower MN/A
Properiy Address 108 8 Oak St
City Kennewick Caounty Benton State WA Zip Code 99337
Lender/Client Port of Kennewick Address 350 Clover Island, Kennewick, WA 99336

Statement of Qualifications for

Veronica R. (Nikki) Griffith, MAL, CCIM

EDUCATION
Mav. 1988 St Louis University Giraduated Cum Loude: Major in Business Management
gty St Louls, MO with Minor in Communications

ESSION . B

Sandollar LLC | Appraisal Group

2014 - Now SEWA Chaner/Principal

Private practice firm specializing in appraival, appraisal review and consulting tor all types of commercial real
APPRASAL GROUP estate property for a variety of institutional, governmental and other private party clients. Firm is the successor
Sperd, LLF entity of Ms, Griffith’s firm (see below) and Chamberlin & Associmtes, In, (Gary Chamberlin, MAL Owner, now
retired).

Sandollar Realty Advisors

2004 - Now Tri-C e ok, Pases & Rickisnil, WA

thwner/Principal

Private practice specializing in (1) appraival, appraisal review and lifigation support for all types of commercial
real estaie property for a vanety of msiituional and atiorney clients; (2) commercial real estaie brokerage (siles
and leasing) for office, industral, retail propenty including short sale and REO property; and {3 ) edwcation,
currricnlnm devel i  anenal regnlant ry i Wance for the I1u||lun;, real estate brokerage and np{uuiul
industries. Firm initioted operstions in Arizona; relocated to Washington State in md 2007,

1991 — 2004 Bank One Corporation (now SVP, Chicf Appraiser, National Manager

JPMaorgan Chase), Phoenix, AZ Real Extate Appraisal Growp (REAG)

Management and oversight responsibility for the commercial real estate valustion functions of a 520 Rillion

commercial real estate portfolio for a 5300 Billion national (5" largest U.S.) bank including direction of 45+ full

time employees with 4+ Million annual budget. Reported to Senior Credit (NTicer, Supervised B direct reports

Major scoomplishmens included development and maintenance of’

*  Bank policies for Board of Director action in response 1o a changing regulatory environment,

®  Procedures for engagement of independent fee appraisers on o comract basis with anneal comracts wialing
S12MM 10 515MM annually,

& Procedures for review of 37 panty appraisals 1o determine regulatory compliance with bank policy, federal
and stwte regulation, and USPAP for commercial real property collmteral valued in excess of 520 Billion
annuwally;

#®  Iniernet (for 3 party vendor use) and intranct ( for intermnal bank usc);

®  Appradsal management tracking ditabase software;

*  Company wide training program for all bankers, underwriters, credit administration stafl, cte.; and

®  Engineenng of post merger strategy Tor Nive sepante legacy banking institutions’ appradsal departiments
including nightsizing over the years Crom an initial stafl of 72 full ume employees (legacy institutions incleded
Bank One, 15t Chicago, American National, NBD Detroit, and NBD Indiana),

1990 - 1991 RTC (Western Savings & Loan), VI, Chief Appraiser
Phoenix, AL Real Extate Appraisal Department

Management and oversight responsibility for re-appraisal of all commerciil and agricultural real estme sssets for the
combined $150 Billion real estate portlolios of four msolvent linancial institutions during their recesvership /
liguidation phase, Facilitated orderly transfer of assel files (o privale sector assel management firms, Served on
Credit Review Committes o determine disposition of assets, Reporied directly o RTC Managing Agent / Financial
Institutional Specialist in charge of nstitutions,
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Appraiser's Statement of Qualifications File No.  2020-222
Casa Ma.
Borrower MN/A
Property Address 108 § Oak St
City Kennewick Caunty Benton State WA Zip Code 99337
Lender/Client  Port of Kennewick Address 350 Clover |sland, Kennewick, WA %3336

1988 - 1990 ;‘I":.";f e n— Principal, Senior Appraiser & Broker

Private appraisal consulting practice including product development, marketing. staff training. and management.
Specialized in preparation of narmative commercial appraisal reports, appraisal review and litigation support on a
wide vaniety of commercial, retail, office, industrial and multi-family propertics, for banking, institutional,
govermmental and private sector clients. Qualified to testify in federal, state and bankruptcy venues.

Buckles & Associates
St. Louis, MO
Assisted in start-up of private appraisal practice. Responsible for preparation of narrative appraisal reports on a
wide vanety of commercial, retail, office, industrial, multi-family, special purpose, and single family subdivision
properies.

1984 - 1988 VP, Senior Commercial Appraiser

PROFESSIONAL MEMBERSHIPS & AFFILIATIONS

Licensed Washington State Certified General Real Estate Appraiser (1101758)

*  Appraisal Institute (National Organization) - MAI Designee qualificd/licensed 1o appraise all varieties of commercial
real estaie; Former Chair and Member, Commercial Appraisal Repon Standards (CARS) Project Team; Former Member
of Al's National Client Advisory Committee (CAC) which includes Chief Appraisers from all major banking institutions

& Appraisal Institute — Past President (2017-18) and Member of the local Columbis Basin Chapler

«  Appraisal Institute - Candidate for Appraisal Review Designation; education completed

Licensed Washington State Real Estate Broker (9118)

& Member of the CCIM Institute - CCIM Designes { Certified Commercial Investment Member) for commercial real
estate brokerage, management and investment analysis

¢ Member of the National Association of Realtors (NAR)
*  Member of the Tri-Cities Association of Realtors (TCAR)

OTHER

o  Commissioner, Kennewick Housing Authority (KHA), Kennewick, WA — Assist in pro
housing for the City of Kennewick
*  Faculiy Member, Appraisal Institute (Al) - Qualificd by Al {the premicr education provider to the appraisal indusiry) o develop
cumiculum and teach several appraisal courses and seminars at the national level including
1. Appraisal Principles;
2. Appraisal Procedures; and
3. Highest and Best Use Analysis;
4. Curmiculum developer and instructor for new seminar entitled Appraisal Engagement and Review for Bankers, launched
Spring, 2016 1o replace earlier seminar launched in 2012,
*  Faculty Member, Risk Managemen! Associates (RMA) - Qualified by RMA (the premier education provider 1o the banking
mhstr:.'} 1o develop curriculum snd teach several courses/seminars at the national level to bankers and regulators including:
Develop and host 1-1/2 day Real Estate Appraisal Manager s Forum, twice yearly,
Real Estate Fundamentals (REF, | -day seminar);
Intermediate Real Extate Lending (IREL, |-day seminar);
Problem Real Estate Loans (PREL, |-day seminar),
Advanced Cash Flow and Valuation for Commercial Real Estate (ACFVCRE, |-day seminar);
Understanding & Interpreting Real Estate Appraisals (UIREA, |-day seminar); and
Curriculum developer for several new products including RELA; UTREA for the banking regulatory agencies; and
UIREA for financial institutions.
=  Faculty Member, Washington Association of Realtors; Tri-Cities Association of Realtors — qualificd by WAR and TCAR 10
develop and teach real estate related cumiculum for Washington Siate Realtors.
= Approved Instructor, WA State Department of Licensing — Qualificd by WA DOL to teach a wide varicty of real estate related
curmiculum for licensing and continuing education requirements for real estate related trades.
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

E&0 Insurance File No.  2020-222
Case No.
Borrower N/A
Properiy Address 108 8 Oak St
City Kennewick Caounty Benton State WA Zip Code 99337
Lender/Client Port of Kennewick Address 350 Clover Island, Kennewick, WA 99336

THIS IS A CLAIMS MADE INSURANCE POLICY.
THIS POLICY APPLIES ONLY TO THOSE CLAIMS THAT ARE FIRST MADE AGAINST AN
INSURED DURING THE POLICY PERIOD. ALL CLAIMS MUST BE REPORTED IN WRITING TO
THE COMPANY DURING THE POLICY PERIOD OR WITHIN SIXTY (80) DAYS AFTER THE END OF
THE POLICY PERIDD.
Insairance s afforded by the company indicated helow: (A capital stock corporation )
B Great Amenican Assurance [ ompany

Note: The Insurance Company selected above shall herein be referned 10 as the Company

Policy Number.  RABMNTIZO-20 Renewal of RABINTI2N19
Program Administraor Herbert H. Landy bnsunusce Agency Inc.
100 River Ridge Drive, Sulie 01

frem | Named fasured Sandollar LLC dba Sadollar Bealty Advison; dha A pprisal Goroup SEW A

lem 2. Addres Ml 5 Washington St
Cry, Stare, £ip Code Kenmewick, WA 99137
Adtn

hem 3, Policy Periad | rom WINN 1,  GW2INIOZI
iamek, Dav, Yoar) ihdamd, Daw, Your)
i Bty dhates an 1200 am Standund Time a1 the sddress of the Samed lnsrvd as stited in lem 2

bem 4. Limits of Linbility: | jorjuive of claim expenses):
Ao 5 1000000 Lioit of Lisbility - Each Claim
B, S 1,000,000 Limit of Lishility - Pelicy Aggregaie
C. S 500,000 Limit of Liability - Fair Housing Claims
D. § 500,000 [Limitof Lisbility - Fungl Claims

ltem §, Deductible:  (nclisive of Claim Expense): § 5,000 Each Claim
liem 6. Premium: § 104600
iem 7. Retroactive Date (f apphcable) 12312008

lem 8 Forms, Sotices and b adorsemints smehed
DII00 (DR/19) DAAI0 WA (DV15) -
D2 SN DA BVTT) DT (DRS1T) Authorsed Representative
DS (0617 DM 0518 DAMLG (B513) 17324 (08712)

Fon fo, 4 TRApcon

AT R Page | ol |
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Appraiser's License File No. 2020-222
Case No.
Bomower  N/A
Progerly Address 109 5 Qak St
City Kennewick County Benton Slate WA Zip Code 99337
Lender!Client  Port of Kennewick Address 350 Clover lsland, Kennewick, WA 99336
7 STATE OF WASHINGTON d CicininG
| I\Q / THES RTINS THAT Thi RECH O BUEHETENAMED N R —
CIRTIFIED CUNPRAL EEAL ISTATE APPRAISIR
VIRONALA B ORIFFITH
| N W ashmgues N
RINNPWE K WA WT
| 1
y il 12 HLI-L1- 13
o v v o, Dunmtout, |
| G - - e P
Produced by ClickFORMS Software 800-622-8727 Page 25 of 27
Appraisal Group SEWA LLP 107

Addenda



Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Supervisor Certificate File No.  2020-222
Case No.

Borrower N/A

Properiy Address 108 § Oak St
City Kennewick Caounty Benton State WA Zip Coda 99337

Lender/Client Port of Kennewick Address 350 Clover Island, Kennewick, WA 99336

Certificate of Completion

This is to certify that
Veronica R Griffith - 1101758

has successfully completed the course

Supervisor-Trainee Course for Washington

for 4.00 hours of continuing education for recertification in the slate of
Washington.

Approval Number: AP3300

Given at: http://www.mckissock.com

Date: 5/14/2015

DAY T

Richard D. McKissock
Education Director
100% Education by McKissock

AQB Certified USPAP Instructor: Dan Bradley, #10328

McKissock * P.O.Box 1873 * Wamen * Pennsylvania * 18365 = 814-723-8878
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Appraiser Trainee License File No.  2020-222
Case No.
Bomower  NIA
Propery Address 109 S Dak St
City Kennewick County Benton Slale WA Zip Code 98337
Lendes/Client  Port of Kennewick Address 350 Clover Island, Kennewick, WA 99336

STATE OF WASHINGTON ——

DEPARTMENT OF LICENSING - BUSINESS AND PROFESSIONS DIVISION LICENSING
THIS CERTIFIES THAT THE PERSON OR BUSINESS NAMED BELOWIS AUTHORIZED AS A

STATE RHASTERED REAL ESTATE APPRAISER TRAINEE

SONNIA RENEE KING
190506 E Mth Ave
Kennewick WA 993375712
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

APPRAISAL REPORT
OF

1721 E 3rd Ave
Kennewick, Wa 99337

PREPARED FOR

Port of Kennewick
A50 Clover |sland Dr
Kennewick, WA 99336

AS OF

Movember 15, 2020

PREPARED BY

Sandollar LLC | Appralzal Group SEWA
2001 5 Washington St
Kennewick, WA 99337
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Port of Kennewick Land

109 N Oak St et al, Kennewick, Benton County, Washington

Sandaollar LLC | Appraisal Group SEWA

File Mo, 2020-222
Case Mo.
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandallar LLC | Appraisal Group SEWA

Client File # | | Appraisal Fils #: |20z0-222

Appraisal Report - Land

Appraisal Company: Sandellar LLC | Appraisal Group SEWA
[ ] || Address: 2001 5 Washington 5t Suite 104, Kennewick, WA 89337

®
AI Reports Fhane: 509.625.9817 Fax: MIA Website: www Appraisal GroupSEWA.com
Fomn 120.08*
| Appraiser:_\eronica R Griffith, Mal, COIM Co-fppraiser_Sonnia Kin
Al Membershin fifany | |SRA [ |mar [ [srea [ [a-GRS | [ALRRS | AlMembership (f any): sRa | |mal [ |srea [ |areRs [ [a-RRS
Al Afiliation (if any). Candidate for Designati Practicing Affiliate Al Affiliation [ anyl Candidate for Designation Practicing Affiliate
Other Professional Affiliaticn.  CCIM Cher Professional Affiliation
Email:_appraisalgroupsewai@gmail.com E-mail: appraisalgroupsewai@gmail.com
Chant_Port of Kennewick Canlact:  Amber Hanchette, Director of Real Eslate
Address. 350 Clover Island Dr, Kennewick, WA 99336
Phona: 509.586.1186 Fas: MNIA Email: Amber@mPortOfKennewick.org

SUBJECT PROPERTY IDENTIFICATION
Address: 1721 E 3rd Ave

City: Mennewick Counity: Benton Slats: WA JIP- 95337

Legal Descrption:  Abbr. Chicago Ten-Acre Tracis: The E 5 acres aof tract 10; NOTE: the plat dimensions do not multiply 1o the land 5F contained in a
S-acre fract contained in the legal description or public records. The SF shown in the assessor records was assumed correct.

Tax Parcal & 10580202001 0005 RE Tames: 728.64 Tax Year: 2020

Use of the Real Estate As of the Date of Value: Agricultural

Use of the Real Estale Reflected in the Appraisal,  Light Industrial

Opinban of highest and best uss |If raquired).  Light Industrial
SUBJECT PROPERTY HISTORY

Owner of Record: Paort of Kennewick

Descrigbon and analysis of sabes within 3 years (minimum] prior 1o effective date of value:  There have been no sales recorded of the propery during the preceding
thrae years.

Description and analysis of agreaments of sae (conlracts), listing, and oplions: ~ There are no currant listings for sale or for lease of the subject proparty. Tha
Owner reports that it wishes to sell the property, either with adjacent parcels or alone; and will likely list it for auction or for sale during 2021.

RECONCILIATIONS AND CONCLUSIONS

Indication of Value by Sales Comparison Approach 1 300,000
Irdfication of Value by Cost Approach $ Nol Conducled
Indication of Valua by Incoma Approach ¥ Mot Conducted

Final Recanciliation of ihe Methods and Approaches to Valug:  Only the sales comparison approach to value was conducted. The data available was considered
sparse, with only one sale in subject’s neighborhood in the |ast three years, and that property required extension of utiliies, deanup and was located in the
flood plain. Thus, it was necessary to expand search parameters to other industrial areas of the Tri-Cities.

Opinion of Value as of: november 15, 2020 $ 300,000

Exposure Time: 1-2 Years

The above opinign is subjectto. | X | Hypothetical Conditions _and/or |_|E:branrdin![ Assumptions cited on the fallowing page.

* NOTICE: The Appraisal Institute publishes this fam far use by appraisers where the appraiser deems use of the foem appropriade, Depending on the assignment, the: appraiser may need fo provide
addilional dala, analysis and wark product not calied for in this farm, The Appraisal Instiule makes no represenlations, waranies or guaraniees as lo, and &sumes no responsibiily for, e data, analysis
ar wurk product or thind party ceriifications, verifications, data spacfications, soores, indexes, or valuation tools, usad or provided by the indridusl eppraisers) or ofhers in tha specific contenis of the
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandallar LLC | Appraisal Group SEWA

Clent: Port of Kennewick Client File #
Wﬁm 1721 E Ird Ave, Kennawick, WA 39337 File # 2020-222

ASSIGNMENT PARAMETERS

Intended Usens): Client Only: no other intended users were identified at the time of engagement
Intended Use: Estimate the Market Value of the property As |5 for a potential sale

The report is not intended by the appraiser for any other use by any ather user.
Type of Value: Market Value Effective Date of Value: 11/15/2020

Inferast Appraisad: | % |FeeSimple | | Leasshald | |Other

Hypothetical Conditions: (A hypolhetical condition is tal which is confrary 1o whal exists, bul is asseried by the appraiser for the purpose of analysis. Any hypothetical

condition may affect the assignment resulis.} Previously, the property was improved with a vintage residence and several outbuildings previously used for
agricultural use; it is an assumplion that the property is vacant and any such improverments ro longer contribute 1o value as the property as it is currently
zoned for light industrial use. Thus, it is a hypothetical condition that the property is vacant and available to be put to its highest and best use, An "as-is"
market value could be reached by deducting the cost if any of removal of any of those improvements if they still exist,

Extraordinary Assumptions: (An exiraordinary assumplion is deactly relabed Lo a specific assignmant and prasumes uncertain inferrnation to be factual, I found 1o be false his

assumpbiaon coukd alter the apgratser's apinians or conclusiens. Any extraordinary assumplion may affect the assignmend resulis] NAA

This is an Apprassal Repor in accordance with Standard Rule 2-2¢a) of the Uniform Standard of Professional Appra
SCOPE OF WORK
Definition: The scope of work is the type and extent of research and analysis in an assignment. Scope of work includes the extent to which the property is
identified, the extent to which tangible property is inspected, the type and extent of data research, and the type and extent of analysis applied to arrive at credible

opinions or conclusions. The specific scope of work for this assignment (s identified below and throughout this repart.

of Subject In Sources Utilized Approaches to Valus Developed
Appraiser Cost Approach:
Property Inspection: ‘-‘ea |:|No : Is necessary for credinle resulis and is developed in this analysis
Date of Inspection: Movember 15, 2020 | * | Is not necessary far craditle resulls; nat daveloped in this analysis
Descrive Scopa of Proparly Inspection, Source of Area Calculations ||l not necessary for cradinle results but is develoged in this analysis
and Data Sources Cansulied:  Local PACMLS owned by the Tri-Cities
Agsociation of Realtors; Washington State Commercial Broker's Sales Comparison Approach:

Aggociation MLS (CBA), Loopnet; public recards I8 necessary for credinle results and & developed in this analysis
I8 not necessary for credinle results; nat developed in this analysis

Is not necessary for credinle resulfs but is devaloped in this analysis

L1 Ix]

Co-Appraiser
Froperty Inspecion: Yes |:| o

Date of Inspection: Movember 15, 2020 Income Approach:

Describe Scopa of Proparly Inspection, Source of Area Calculations || Is necessary for cradible resulls and is developed in this analtysis
and Data Sources Consulied: Local PACMLS owned by the Tri-Cities | X | Is not necessary for credidle results; not developed in this analysis
Association of Realtors; Washington State Commercial Broker's | | Is nol necessary for credile resulis bul is davaloped in this analysis

Associalion MLS (CBA), Loopnel; public records

Additional Scopa of Wark Commants:  Three contiguous parcels are appraised simultaneously for this client. Different sets of data were researched,
canfirmed and analyzed for uge in estimating the value of each parcel. Each land sale was physically inspected, confirmed at least with the pubdic
records and photographed by the appraisers. The most similar sales were then analyzed for valuation of this parcel,

Sigredicant Real Properly Appraisal Assistance: |:|Nons~ Dﬁckm Marna(s) and contribution;
Sonnia King, a licensed appraiser raines, assisted with the inspection, photagraphy, initial research regarding subject property and polential land sales,
confirmation of such data, and preliminary analysis. The final data set, analysis and value condusions howeswver, were those of Veronica R Griffith, MAI

* NOTICE: The Appraisal instituts publishes this farm for uss by appraisars where the appraisar deems use of the form appropriste. Deperding on the essignment, the appraiser may need to provide
additional data, analysis and work product not calked for in this fam, The Appraisal Instiuie makes no represenlations, waranfes o quaraniees as bo, and assumaes no respansibiity for, the data, analysis
ar work product or thind party cerifications, venfications, data specfications, sowe, indexes, or valuation lools, used or provided by the indridusl apprager|s) ar others in e specife contents af e
Al Reports{R). Al Reaports(R) Al-120.05 Appraisal Report - Land & Appraisal Insihsts 2047, All Rights Reserved June 2097
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Port of Kennewick Land

109 N Oak St et al, Kennewick, Benton County, Washington

Sandallar LLC | Appraisal Group SEWA

Clent: Port of Kennewick

Client File #

| Subject Property:

1721 E 3rd Ave, Kennewick, WA 33337

File #: 2020-222

MARKET AREA ANA

Location Built Up Growth Supply & Demand Value Trend Typleal Marketing Time
Urban Under 25% Rapid Shorlege Incraasing Under 3 Months
Suburtan 25%-TH% Stable In Batance Stable 36 Months

X |Rural Quer T5% X | Slow X | Crver Supply Decreasing X | Qver 6 Manths

Neighborhood Single Family Profile Meighborhood Land Use Meighborhood Name :  East Kennewick
Prce A
150K Low o 1 Family 10 % Commercial _ 50 % [ PUD [ | Condo [ [HOA § I
500K High 104 Condo [¥] M Vacant 40 % | Amanities: N/A
350K Predominant 40 Muttifamily 0 % o

Markal area descrplion and characlerstics.  Subject lies in the Oak St Industrial Park neighborhood of East Kennewick thal was developed by the Port of
Kennewick during the 1970° to 1990°%s. The Port still retains ownership of a number of improved properties as well as vacant industnial land suitable for
development. The park dominates the area east of SR 397 (aka Gum St aka Chemical Dr) between the Columbia River and approximataly Bowlas
Avenua and is surroundad by a lightly populated farming basa thal is gradually being absorbed for redevelopment with single family hormes and
subdivigions,

SITE ANALYSIS

Dimensions: Approx 330" x 640 frea: 217,800
Wiew: Pastoral / Rural Shaps: Somewhat iregular
| Drainage: Appears Adeguate Utility: Slightly irregular

Site Similarity!Conformity to Meighbo ] Zoning/Deed Restriction

Siza: WView: Zoming: LI - Light Industrial Carvenants, Condition & Restrictions
|| Smaber than Typical | |Favarable [(dves [] Mo [X]unknown
[ | Typical Typical |__|Legal I:l Mo Zoning Dacuments Raviewed
Lager Than Typical Less tan Favirable |3 | Legal, nan-confarming [ ves [x]me

Ground Rent § !

Electric X% | Public Other  Benton PUD or REA Frivate

Gas Public | | Other Private M/A

Water Public Other Wl Privats _NJA

Sewer Public Other 0SS Private  NIA

Site description and characteristics: The subject site lles aleng the norh alignment of a public ROW | E 3rd Ave, primarily for residential use and is currently
being utilized for agricultural uses, This current use is grandfathered, The site may have an onsite well and 0S5 to service any prior improvements, but
i likely reaching the end of its usaful life and if the property were to be redeveloped, would require new utility connections. Any remaining
improvements no longer contribute to value given the current light industrial zoning of the praperty and the proximity to the City of Kennewick waste water
treatment plant. The site is also completely irrigated, but that does not contribute to value,

[ Irresentuse [X|PropassdUse [ | Other Light Industrial use
Summary of highast and best uss analysis: The site is zoned far light indusirial uss, which is the anly legally permissible uss if vacant and available for sale or
leasea. Thal use is physically possible and financially leasible; in facl, it is the only linancially leasible use given the current zoning of the properly.

* NOTICE: The Appraisal instituts publishes this farm for uss by appraisars where the appraisar deems use of the form appropriste. Deperding on the essignment, the appraiser may need to provide
additional data, analysis and work product not calked for in this fam, The Appraisal Instiuie makes no represenlations, waranfes o quaraniees as bo, and assumaes no respansibiity for, the data, analysis
ar work product or thind party cerifications, venfications, data specfications, sowe, indexes, or valuation lools, used or provided by the indridusl apprager|s) ar others in e specife contents af e

Al Reports{R). Al Reaports(R) Al-120.05 Appraisal Report - Land & Appraisal Insihsts 2047, All Rights Reserved June 2097
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandallar LLC | Appraisal Group SEWA

Clhent:

Port of Kennewick

Client File #

| Subject Property:

1721 E 3rd Ave, Kennewick, WA 33337

File #: 2020-222

SITE VALUATION

]

Site Valuation Methedolog

Sales Comparison Approach: A sel of procedures in'which a velue indicafian is darived by comparing the property being appraised 1o similar properties that hava been
sold recently, then applying appropate unils of comparisan and making adjestments to the sale prices of the comparables based on the elemants of comparison. The
sales comparisan approach may be used o value improved properties, vacant land, or land being considered &= though vacant, it is the most comman and prefarmed
methed af land valuatian when an adequata supply of comparable sales are available.
Market Extraction: A method of estimaling land value in which ithe deprecialed cost of the impraovements on the improved properly is esimated and decucied from the
tatal sale price fo amive at an esfimated sale prce for the land, mast effective when the improvements confribute ittle to the total sele price of the property.
|:| Alternative Method: (Describe methodology and rationzia)

WEArs

WEars

| Site Valuation
ITEM | SUBJECT COMPARISON 1 COMPARISON 2 COMPARISON 3
Addrass 1721 E 3rd Ave 34xx Glade North Ra Foster Wells Rd / Ind'l Way SWC Foster Wells / Ind1 Way
Fennewick, WA 09337 Pasoo, WA Pasca, WA Pasco, WA
Proximily 1o Subject 10.99 miles M 5.35 miles N 5.25 miles N
Data Source! Public Records Port of Pasco Port of Pasco
Warificalion Public Records Port of Pasco, Public Records Port of Pasco, Public Records
Sales Price § § 250,000.00 § 450,064.00 §  235994.00
Pricel _square foot ] o £ 1.22 ] 2.17 $ 2.1
Sale Date 07/29¢2020 04/22/2020 12/09/20139
Lacation Fair Poor to Failr +.12  Fair to Avyg -558  Fair to Avg -.50)
Site Siza 217 800 204,760 207,637 117,807
Sita View Ag/Res/ind'l Ind'l F Ag Indusirial Pk Industrial Pk
Site Improvements MiA MNiA MiA MiA
Zoning Light Imdustrial Light Industrial Light Industrial Light Industrial
|Ullites: PAIS P P PANIS .21 PWIS -2
Buyer Eric D Calaway)| AJC Realty LLG BS Group LLT
Sellar Port of Kennewick 3len Ford Rourdy Port of Pasco Port of Pasco
Tax Parcel ID 124260092 1131205575679 113120870
Net Adjustrant el 1 [8 o1d [xl+ [x]- [s o7d [x] « [x] -3 -0.70
MNet Adj. 10% Net Adj. -35% MNet Adj. -35%
Indicated Value Grogs Adj. 10% [ § 1.34  [Gross Adj. 35% | § 1.41 Grogs Adj. 35% | § 1,30
Pricr Transfar History Mo transfer in the preceding 3 |Mo transfer in the preceding 3 |Mo transfer in the preceding 3 years

Site Valuation Comments: Sale #1 is in a mostly agricultural neighborhoed with a few commercialindustrial buildings in far north Pasco along Glade Narih
Raoad which is deemed infaror; while Sales #2 and #3 are in an industrial park in Morth Pasco that has been steadily absorbed over the last three years
and are deemed superor for location and utilities; after adjustment these sales indicate $1.30 to $1.41. Sales #4, #5 and #5 are all located in a light
industrizl area (not in an industrial park) that is emerging along W A St, just west of the LS. Hwy 395 access and reflect a tight range of $1.1010 $1.36
PSF prior to adjustment for similar sized parcels. These slightly dated sales are just across the river from subject in East Pasco and really require only a
minor adjustment for changing market conditions, utilities and are supported by Sale #1. The location of Sales #2 and #3 in 2 homogenous park with
easy access to U5, Hwy 395 is superior, All sales except #1 had power, water and sewer available at the perimeter.

Sita Valualion Reconcliation:  After adjustment, the sales reflect a range of $1.00to $1.42 PSF. Most emphasis is placed on Sales #4, #5 and #6 in
estimating a value of $1.40 PSF. When applied to the land area of 217,800 SF, the result is $304,920, rounded to 3300,000

Opinion of Site Value

$

300,000

* NOTICE: The Appraisal instituts publishes this farm for uss by appraisars where the appraisar deems use of the form appropriste. Deperding on the essignment, the appraiser may need to provide
additional data, analysis and work product not calked for in this fam, The Appraisal Instiuie makes no represenlations, waranfes o quaraniees as bo, and assumaes no respansibiity for, the data, analysis
ar work product or thind party cerifications, venfications, data specfications, sowe, indexes, or valuation lools, used or provided by the indridusl apprager|s) ar others in e specife contents af e
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandallar LLC | Appraisal Group SEWA
EXTRA SITES 4-5-8

Clent:

Porl of Kennewick

Cliant Fila #

Subsac Property:

1721 E 3rd Ave, Kennewick, W 99337

Filiz #:

2020-222

O

S5ITE EVALUATIO

ales

nh d

Comparison Approach: A sel of procedures in which a vasue indicabon is derrved by comparing the propery being appeaised 1o similar propartes that kave been
sald recertly, then applying appropriate units of comparison and making adjustments to the sale prices of the comparable based on the elements of comparison. The
sales camparisan approach may be used to value improved proparlies, vacant land, or land being considerad as thowgh vacant; # is the most camman and prafarred
methed of land valuation when an adgequate supply of comparable sales are available.
Market Extraction: A method of estimating land value in which the depreciated cost of the impravements on the improved property is esiimated and deducied from the
batal sale price Lo anive at an estimated sale price for the land; most effective when the impravements confribute ile to the total sale price of the propery.

|:| Altemative Method: [Describe methodolegy and rationate)

ITEM | susJecT

COMPARISON 4

COMPARISON 5

COMPARISON &

Addrags

1721 E 3rd Ave
Kennewick, WA 99337

SecEBstatSRd4A0E
Pasco, WA 99301

EESRoad A0 One I SEAEB B
Pasco, WA 99301

SIS EASH WofRd 40
Pasco, WA 99301

Proximity {o Subject 2.78 miles NE 2.34 miles NE 2.58 miles NE
Data Sourcal Public Records Public Records C. Laird, Tippett
Werification Public Records Public Records MLS 206229
Sales Price 3 & 265,000.00 5 170,000.00 §  260.000.00
Price/ square foot i 0.00 £ 1.36 5 1,22 £ 1.27
Sale Date 212212019 A3 221/2019 0.12 11052019 0.13
Laocalion Fair Fair'Average FairlAverage Fair
Sita Size 217 B0 194,712 139,828 204 F32
Site View Ag/Res/ind Industrial Pastoral/ind'| Industrial! Res
Site Improvements A At Penmeater At Parimeter Al Perimeter
Zoning Light Industrial Industrial Light Industrial Industrial
Utilities: PAWWIS P At Perimeter At Perimeter At Perimater
Buyer RD1 Trucking Linsigle & Siifgeon Pristo Enterpr.
Seller Porl of Kennewick 4RDZ LLE 4RDZ LLE Colurnbia East LLC|
Tax Parcel ID 112520239, 234 112520418 112530052
Mt Adjustment e T {8 o013 [0 -] 012 el + [ 1-Ts 043
Met Ad). 10% Net Adj. 10% MNet Adj. 10%
Indicatad Value (Gross Adj. 10% | § 1.49  [Gross Adj 10% | & 1,34 |Gross Adj. 10% | § 1.40
Pricr Transhar Higlory Mo transfer in the precading 3 [Mo transfer in the preceding 3 |Na transfer in the preceding 3 yearg

WEars

WErs

Site Valuation Comments: See prior page.

Site Valuation Reconclialion: See prior page.
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Clent: Port of Kennewick Client File #

| Subject Property:  |1721 £ 3rd Ave File & 2020-222

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS

Thes appraisal i subgect to the following assumptions and limiting condifions:
+ This repart is prepared using farms developed and copyrighted by the Appraisal Institule, However, the content, analyses, and opinians set farth in this repart are the
sole product af the appraiser. The Apprassal Instituta i+ not liable for any of the conten, analyses, of apinions Sat farth haren.

* Mo responsibility is ssumed for matters legal in character or nature. Mo oginion is rendared &3 o Gtle, which is assumed o be good and marketabla. AR existing lians,
sncumbrancas, and assessmants have baen disregarded, unless ofharwise noted, and the property is appraised as though free and clear, having responsible awnership
and competent management.

| have examined the propery described harein exclusively for the purpose of identification and description of the real property. The ablective of aur dala collection |5 1o
develop an apinion of the highest and best use of the subject property and make meaningful comparizons in the valuation of the property. The appraiser's observations
and reporling of the subject improvements are for the appraisal process and valualion purposes anly and should not b considerad as a warranty of any companant of
the: praperty, This appraisal assumes {unless otherwise specifically stated) that the subsect is structurally scund and all components are in werking condition,

= | 'will not be required 1o give testimony or appar in court because of having made an appraisal of the prapery in guastion, unlass spaciflic amangements to do so have
bean made in advance, or 85 ofherwise requirad by kaw,

| have noded in this appraisal reporl any significant adverse conditions (such as neaded repairs, depreciation, the presence of hazardous wasbes. loxic substances, alc.)
discovered during the data collection pracess in performing the appraisal. Unless ctherwise stated in this appraisal report, | have no knowledge of any hidden or
unapparent physical deficiencies or adverse conditions of the property (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes,

toxic substancas, advarss environmental conditions, elc.) that would make the property less valuable, and have assumed thal thera ara no such condibions and make
no quarantees of waranties, express of impled, | will not be responsible for any such conditions that do exiss or for any engineering or tessing that might be required to
discover whather such condilions exist. Bacause | am nof an exparl in the field of environmanial hazards, this appraisal repor must nol be considared as an environmental
assessmant of the property. | oblalned the information, estimates, and opinsons furmished by other parbies and exprassed in thes apprassal reporl Trom rellable public
andfar private sourcas that | balieve to be trus and comect.

| will not dischose the contents of this appraisal repart except as provided for in the Unifarm Standards of Professional Appraisal Practice, andlor apphcable federal, state
of local laws.

The Client is the party or parties who engage an appraiser (by employment contract) in a specific assignment, A party recedving a copy of this report fram the client does
not, as & consequence, become a party to the appraiser-client ralationship. Ary parson who receives a copy of this appraisal report as a consequence of disclosure
resjuiraments thal apply ko an appratsec's client, does nol bacome an intendad user of tis report unless the client specifically identifiad them al the time of the assignmenL.
The appraiser's writien consent and approval must be oblained before this appraisal repart can be conveyed by anyone to the public rough advertising, public refations,
riews, salas, and ather madia.

I this valuation canclusien is subject to satisfactory completion, repairs, or alterations, it is assumed thal the improvements will be completed competendly and witheut
signeficant deviatson,

VALUE DEFINITION
x| Market Value Definition (below) Alternate Vahue Definition (atiached)

MARKET VALUE is defined as the most prabable price which a preperty shousd bring in a competitive and open market under all conditions requisite to a fair sabe, the buyer and
seflar each acling prudently and knowledgestly, and assuming the prica is not affected by undue stimulus, Implicit in this definition is the conswmmation of a sale as of a spacified
date and the passing of the fille from the seller fo buyer under conditions wheseby:
1. buyer and saller are typically mativated;
2. bolh parties are well inforred or well advised and actng in whal they consider thair own bast inlerasts,
3. areasenable Gme i abawed far exposure in the cpen markst;
4. payment is made in lerms of cash in U.S. dollars or in tarms of financial arangements comparable thareto; and
5. fthe price represents the noemal consideration for the property sold unaffected by special or creative financing or sales concessions grantad by anyone assaciatad with
the sale,

Source: The Diclionary of Real Estate Appraisal_ fith ed., Appraisal Instifule

* NOTICE: The Appraisal instituts publishes this farm for uss by appraisars where the appraisar deems use of the form appropriste. Deperding on the essignment, the appraiser may need to provide

additional data, analysis and work product not calked for in this fam, The Appraisal Instiuie makes no represenlations, waranfes o quaraniees as bo, and assumaes no respansibiity for, the data, analysis

ar wirk product o thid party cerdfications, venfications, data specficalions, sooared, indexes, or valuation lools, used or pravided by the indridusl appraseris) ar olhers in e specife contents af the
Al Raports{R). Al Raporis(R) Al-800.05 Carification, Assumpions and Limiting Conditions & Appraisal Insihsa 2017, All Rights Reserved June 2097
Page & of 27
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandallar LLC | Appraisal Group SEWA

Clent: Port of Kennewick Client File #
| Subject Property: 1721 E 3rd Ave File % 2020-222

APPRAISER'S CERTIFICATION

| certify that, to the best of my knowledge and belief:

Th staternants of fact comained in this repart are truee and comact.

The reported analysis, opinions, and conclusions are limited anly by the repon assumplions and limiting conditions, and are my persenal, unbiased professional analysis,
opnions, and condusions.

I have no present (unless specified balow) or prospactive interast in the propeety that is tha subject of this raport, and | have no (unless specified below) parsonal intarest

with respect io the parties imolved.

I have no bias with respect bo any progerty that is the subject of this reporl or to the parlies involved with this assignment.

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

My compensation for complefing this assignment is not contingent wpon the development or reparting of a predetermined value or direction in value that favors the cause of

the dient, the amaount of the value opinion, the altainment of a stipulated result, or the coccumence of a subseguent evant diracily related to the intended uss of this appraisal.
My analysis, opinlons, and conclusins were developed, and this report has bean pregared, in conformily with the Unform Standards of Professional Appraisal Practlice.
Individuals whe have provided significant real property appraisal assistance are named below, The specific tasks perfarmed by thoss named are oullined in the Scops of

Wk saction af hes regorl.

|:| Mare Mama(s) Sonnia King

As praviously identified in the Scope of Wark section of this regart, the signer(s) of this repart certify 1o the inspaction of the proparty that is the subject of this raport as follows:
Proparly Inspected by Appraisar ‘r'EIE E Mo
Praperty inspected by Co-Appraiser Yis Mo
Sendices pravided, &s an appraisar or in any other capacity, regarding the property that is the subject of this repart within the three-year pericd immediately praceding
accaplance of this assignment; |:|Mana Spacify sarvicas provided:

ADDITIONAL CERTIFICATION FOR APPRAISAL INSTITUTE MEMBERS, CANDIDATES AND PRACTICING AFFILIATES
Appraisal Insiilute Designated Member, Candidate, or Practicing Affliate Certify:

The reporied analyses. opinions, and conclusions were developed, and this report has been prepared. in conformity with the requirements of the Code of Professional
Ethics & Standards of Professional Appralsal Practice of the Appraisal Institute, which include the Uniform Standards of Prafessional Appralzal Practice,

Thie use of thiz raport is subjest 1o the raquirements of Tha Appraisal Insttute relaling 1o review by ks duly authorzed representatves,

A5 of the date of this report, | [ |have / [ have not completed the continuing | As of the date of this report, | [_Jhave / [ have not
education program for Designated Members of the Appraizal Institute.

APPRAISERS SIGNATURES

TNV ORVC I

Mame Weronica R Grillith=MAL CCIM™ Name Sonnia King Fd

Report Date 12/31/2020 Report Date _12/31/2020 |

Trainea[_|  Licensed[ |  Certiied Residential || Certified Ganeral Tramee[x] Licenssd |  Certfied Residential || | Gerbfed General ||
License® 1101758 State WA License # 20111836 O Slale WA

Expiration Data 11/15/2021 Expiration Date 12/11/2022

* NOTICE: The Appraisal Institute publishes this fam far use by appraisers where the appraiser deems use of the foem appropriade. Depending on the assignment, the: appraiser may need fo provide
addilional dala, analysis and wark product not calied for in this farm, The Appraisal Instiule makes no represenlations, waranies or guaraniees as lo, and &sumes no responsibiily for, e data, analysis
ar wurk product or thind party cerfifications, verifications, data spacfications, soores, indexes, or valuation fools, used or provided by the indridusl appraiser(s) or others intha  specific contents of the
Al Reporis|R). Al Reperls|R] A300.05 Cerilicalion, Assumplions and Limiling Condilions & Appraisal Insilute 2017, AllRighls Reserved June 2097
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLG | Appraisal Group SEWA
File Mo. 2020-222

APPRAISAL COMPLIANCE Case Mo.
Borrawar/Gliant MNiA
Address 1721 E 3rd Ava it b
Cily Kennewick County Benton Stale WA Zip Code 00337

LardariClient Port of Kennawick

Thes fppraizal Report is ane of the: fallowing types:

Appraizal Regorl Thiz reporl was prepared in accardance with tha reguiremanis of the Appraizal Report oplion of USPAP Slandards Rube 2-2{a).

Raaticted Appraisal Report  This regorl was prepared in accondance with the requiremants of the Reslricted Appraisal Reporl oplion of USPAF Standards Rule 2-2ib). The
mtandad usar of this rapar & limitad @ the identifed ceant. This i & Rastncted Appraisal Rapaert and tha rationala ter how The appraisan amwac
at the apinions and conclussons set forth in the report may not be understaod progedy without the additanal infarmagion in the appraises's warkfile,

1 carify that, to the bast of my knowladge and balish
Tha statamants of fact contained in tis report ana tue and comast
The reported analy=es, opmions, and condusions are Bmited anfy by the reparted assumpfions and are my personal, impartial, and unbiazed professiconal analysas,
opifiens, and conclusions.
Uiniass ciharwlae indicatad, | have ne present or prospactive Interast in the property that s the subject of Bis repeet nd no parsonal ntarest with raspect 1o partias nvalvad
Unlass ctharwisa Iindicatad, | have parformad no sendoes, a5 an Apraesar of in any othar capacity. regarding the progarty that 1s Bha subject of thes repont within the threa-year
pericd immediately preceding acceplancs of |his asssgrnment.
| hiave ni Biag with reagact 1o the propedty that & the subject of this repon or the partias invalved with this assignment,
My angagamant in this assignmant was not coningant upon davalcging of raporting pradatarmingd results
My compenszatian far compleding this assignmant is nat contingent upan the developmant ar reparling of & pradetermined value or direction in valua that favers the cause
of the diam, the amaunt of te value opinian, The aflanment of a stipulated result, of the cocurence of a subsegiien! event dractly relabad to the intarded use of
this appratssl
My analyses, apinians, and conclussans were developed and this repoet has been prepared, in confomity with the Unifarm Standards of Professional Appraisal Practice that
wers in elfact al the ime (his reporl was prepared.
Unlass ciharwie indicated, | have mada a pessansd inspacthan of the proparty 1hal ia tha subject of this repart
Linlags othensiza mdicated. no ons provided sgnificant rasl propety appraissl aesIstaNca 1o the personis) signing Thes cartification (if thems ara axcaplions, tha name of sach
individual providing significant real propesty appraisal assistance is siated elsewhens in this report).
il has been arad in accordance with Titk X1 of FIRREA a8 amerded, and any i rienling Lilatians.

I hawr NOT performed services, as an appraiser ar in anather capacity, regarding the propesty that is the subpect of the report withan the threespear period
immedialely precading acceplance of this assignment.
|:|II-I.|W'E parformed servicas. &8 an appraiser or in another cagacity, regardng the propedty thal & the subject of this repor within the threa-yasr paried immediataly
A once af this assignmant. Those sarvices are dascribed in tha commants baloe.

APPRAISAL ASSISTANCE

Unless alheraise naled, no one provided significant real property appraisal assistance Lo the persen ssgning this cerification. Il anyone did provide significanl assislance, they
arg herﬁbr-dam-l'laﬂ alarg wilh & summasy of the extant of the sssigiance Dwdﬁﬂ in ihe l'ﬁDGft
ks

X url
assistod \Mth the or glnal r\c:c.‘lr\ch 'lbnul the sul:|cc1 pr\clpr:rt\.l :Iﬂd cond ucbr.'d th-r.' pml iminary market d:ll::l rr_-:r.'an:h :.md :Imf'bcd th: |n|'h:|| r\cpnrt
Howewear, the linal selection of comparable dala used, adjustments applisd and value conclusion were

Thie reported analyses, opinions and conclustons were developesd, and this H:EI". has been prepared, in Lunfurmlt'.r with the r\:qu.:mzn!s uf thes Code af

Frofessional Eithics and Siandards of Professional Praciice of the Appraisal Insiiiuie.

The use of this report is subject o the regquirements of the Appraisal institute relating to review by s duly authorized representatives,

An of tha date of this repart, | MIKE Griffith, Al have complatad the continuing aducation program for Dasignatad Membars of the Appralsal Instituta
ING TIME AND EXPOSURE TIME FOR THE SUBJECT PROPERTY
X | A reasonable markeling lime far the subject progeny is  1-2 years day{s] ullizng markel conditions perinent to the appraisal assgnment.

| A reasonable exposurs time Tor the subject property I8 1-2 years  day{s]

APPRAISER SUPERVISORY APPRAISER (ONLY IF REQUIRED)

g N .

Slgnature Signatura
Marna WVeronica R Chith, MAL CEHR Mame il |
Date of Signature 12/31/2020 Date of Sigratre 1243172020 I 1
State Carlification # 1101758 State Cartincation # 1]
or State License # ar State Liconss #3099 9836 Sl
Seate WA State WA
Expiration Date of Cemfication or Licanse 11/15/202 1 Expiration Oata af Car Var Licenss  12011/2023
Suparvisony Appralsar Inspaction of Subject Propary:
Effestive Dats of Appraisal Movember 15, 2020 |'_P'| Did Mat [ | Esterioe Only fram sireat Interiar and Exterior
USPAR Complancs Page B of 27
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandallar LLC | Appraisal Group SEWA

Lecation Map - Subject & Comparables Filea No.  2020-222

Case Mo.
Bomower  NIA
Property Address 1721 E 3rd Ave
City Kennaewick County Benton State Wa Zip Code 99337
Lenden'Chant  Paort of Kennewick Address 350 Clover Island Dr, Kennewick, WA 00336
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA
Location Map - Assessor's Aerial (Source: County Assesser] File No.  2020-222

Case Mo.
Bomower  NIA
Property Address 1721 E 3rd Ave
City Kennaewick County Benton State Wa Zip Code 99337
Lenden'Chant  Paort of Kennewick Address 350 Clover Island Dr, Kennewick, WA 00336

Produced by ClickFORMS Software B00-622-8727 Page 10 of 27
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandallar LLC | Appraisal Group SEWA

Location Map - Street (Source: STDEB) Filea No.  2020-222
Case No.
Eorower  MNIA
Property Address 1721 E 3rd Ave
City Kennewick County Benton Sate WA Zip Code 99337
Lenden'Chant  Paort of Kennewick Address 350 Clover Island Dr, Kennewick, WA 00336

Froduced by ClickFORMS Software 800-622-8727 Page 11 of 27

Appraisal Group SEWA LLP 122 Addenda



Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandallar LLC | Appraisal Group SEWA

Location Map - Aerial (Seurce: Google Maps) Filea No.  2020-222
Case No.
Eorower  MNIA
Property Address 1721 E 3rd Ave
City Kennewick County Benton Sate WA Zip Code 99337
Lenden'Chant  Paort of Kennewick Address 350 Clover Island Dr, Kennewick, WA 00336

Froduced by ClickFORMS Software 800-622-8727 Page 12 of 27
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Lecation Map - Flood (Source: Riskmeter) Filea No.  2020-222
Case No.
Bomower NI
Property Address 1721 E 3rd Ave
City Kennewick County Benton Sate WA Zip Code 99337
Lenden'Chant  Paort of Kennewick Address 350 Clover Island Dr, Kennewick, WA 00336

50 SVERBENA ST KENNEWICK, WA 99337-9625
LOCATION ACCURACY

ﬁ WATER w

Flood Zone Determination ouT =~
COMMUNITY 530237
PANEL 06290
PANEL DATE June 15. 1994
MAP MUMBER 53023706290
Produced by ClickFORMS Software 800-622-8727 Page 13 of 27
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandaollar LLC | Appraisal Group SEWA

PHOTOS - Subject Extorior View Fila Mo.  2020-232
Case Mo,
Brarower /A
Property Address 1721 E 3rd Avie
City  Kennewick Couinty Benton Siaie WA Zip Code FEIIT
Lendes/Chant__For of Kennewick Addrass 350 Clover Island Dr, Kennewick, WA S9336

Laoking Maorth from 3rd Ave Looking Morthaast from 3rd Ave

Looking Morthweast from 3rd Ave

Produced by ClickFORMS Softwars 800-622-8727 Fage 14 of 27
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandaollar LLC | Appraisal Group SEWA

PHOTOS - Stroat File Mo. 2020-222
Case Mo,
Boarower iy
Property Address 1721 E 3rd Ave
City  Kennewick County Benton Siaie WA Zip Code FEIIT
Lendes'Clant Paor of Kannawlck Addrass 350 Clovar Island Dr, Kennedck, VA S350
E 3rd Ave, Kenmewick, WA 09337
/ E Facing Acoass

E 3rd Avenuea, Kennewick YWA 98337
W Facing Accass

Froduced by ClickFORMS Softwere 500-622-3727 Paga 15 of 27
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandaollar LLC | Appraisal Group SEWA

COMPARABLES 1-2-2 Fils Mo.  2020-222
Case Mo,
Borrower iy
Property Address 1721 E Jrd Ave
Sity Kennewick County Benton Slale WA 2ip Cogda B3IV
Lender'Chant __Port of Kennowick Addrass 350 Clover lsland Dr, Hennewick, VWA SR336
COMPARABLE SALE #® 1
Adwx Glade Morth Rd
Pasco, WA
COMPARABLE SALE # 2
Fostar Walls Rd / Ind'| Way
Pasco, WA

COMPARABLE SALE # 3
SWC Foatar Walls ! Ind1 Way
Pasoco, WA

Froduced by ClickFORMS Softwere 500-622-3727 Pege 18 of 27
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandaollar LLC | Appraisal Group SEWA

COMPARABLES 4-5-6 Fils Mo.  2020-222
Case Mo,
Boarower iy
Property Address 1721 E 3rd Ave
Sity Kennewick Couinty Benton Slale WA 2ip Cogda B3IV
Lendes'Chant__Porl of Kennewick Address 350 Clgver Island Dr, Kennewick, WA 99336
COMPARABLE SALE #® 4
Sec EBstat S Rd 40 E
Pasco, WA 93301
|

COMPARABLE SALE # 5
EfS S Road 40 Ona k1S of EB 5t
Pasco, WA 99301

COMPARABLE SALE # [
55 E A 51, W of Rd 40
Pasoco, WA 99301

Froduced by ClickFORMS Softwere S00-622-3727 Pege 17 of 27
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandallar LLC | Appraisal Group SEWA

Plat Map (Source: County Records) File No.  2020-222
Case No.
Bomower NI
Property Address 1721 E 3rd Ave
City Kennewick County Benton Sate WA Zip Code 99337
Lenden'Chant  Paort of Kennewick Address 350 Clover Island Dr, Kennewick, WA 00336
e - . .
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Legal Description (Source: Deed or Title Commitment) Filea No.  2020-222

Case No.
Bomower  NIA
Property Address 1721 E 3rd Ave
City Kennewick County Benton Slate WA Zip Coge 89337
Lenden'Chant  Paort of Kennewick Address 350 Clover Island Dr, Kennewick, WA 08336
T‘lm it o A—
Tt o Servoss
R PO REOSE AT RETRET 0
i I T
e TAiBatty
e
o ~
h-10%
Rav. §39.00 Stotutery Warranty Dosd
THE GRARTUS JAMEE B. STRODE, ae sxecutor of the Will of
MILDRED C. GTRODE. deceased
e ] Omi dollar and other valoable comslderation
o b b, seweern aed wurreiets.  PORT OF KENSEWICK. & Municipal corporation
the Tlowing Gamerbust renl mrwie wivwied in S Crmrds o Banlom Hap o Wadtugie
The East % mcres of T 9, Chicmgs Ten-hers Trasis,
as per plat T Volume | af Plats, wags 46,
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandallar LLC | Appraisal Group SEWA

Zoning Map (Source: City or County Records) File No.  2020-222
Case No.
Eorower  MNIA
Property Address 1721 E 3rd Ave
City Kennewick County Benton Sate WA Zip Code 99337
Lenden'Chant  Paort of Kennewick Address 350 Clover Island Dr, Kennewick, WA 00336

Froduced by ClickFORMS Software 800-622-8727 Page 20 of 27
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandallar LLC | Appraisal Group SEWA

Zoning Code (Source City or County) Filea No.  2020-222
Case No.
Bomower NI
Property Address 1721 E 3rd Ave
City Kennewick County Benton Sate WA Zip Code 99337

Lenden'Chant  Paort of Kennewick Address 350 Clover Island Dr, Kennewick, WA 00336

11.33.010 PURPOSE. The Light Industrial District (LI) is
designed to provide an area for the establishment of manufacturing
ties that generally do not involve significant poll
issues, such as: research and development, computer component
manufacturing businesses, and other businesses of a similar
nature. Such light industrial activities should be sited and
designed so as to avoid or significantly mitigate material adverse
effects to the natural environment, adjacent non-industrial areas,
and communities whenever feasible.

[Ord. €11 (2018) & 124)

ition

Produced by ClickFORMS Software B00-622-8727 Page 21 of 27
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Appralsers Statement of Qualifications File No.  2020-222
Case Mo,
Borrower  NI&
Properiy Address 1721 E 3rd Ave
Cily Kennawick County Bentan State WA Jip Code 899337
Lender/Client  Port of Kennewick Address 350 Clover |gland Dr, Kennewick, WA 99336

Statement of Qualifications for

Veronica R. (Nikki) Griffith, MAL, CCIM

EDUCATION
Mav. 1988 St Louis University Graduated Cum Laude: Major in Business Management
ol St Louis, MO with Minor in Communications

2014 - Now Sandollar LLC | Appraisal Group Owner/Principal

SEWA

Private practice firm specializing in appraisal, appraival review amd consulting Tor all types of commercial real
APPRATAL GROUP estate property for a vanety of institutional, governmental and other private party clients. Firm is the successor
Mo, entity of Ma, Griffith"s firm {see below) and Chamberlin & Associates, Inc, (Gary Chamberlin, MAL Owner, now
retired).

Sandollar Realty Advisors

2004 - Now Trk=Clthes ikonnesiok, Pases & Bickissiy, WA

Chwner/Principal

Private prsctice specializimg i (1) appraisal, appraival review and itigation support Tor all types of commercial
real estale property for o variety of institutional and stismey clients; (2) commercial real estaie brokerage (sales
and leasing) for office, industrial, retail property including shor sale and REQ property; and (3 ) edweation,
curriculum development, and regulatory complionce lor the bunking, real estate brokerage and appraisal
industries, Firm initiated operations in Arzona; relocated 1o Washington State in mid 2007,

1991 — 2004 Bank One Corporation (now SV, Chief Appraiser, National Manager

JPMaorgan Chase), Phoenix, AL Real Estate Appraisal Group (REAG)

Management and oversight responsibility for the commercial real estate valuation functions of a 820 Billion

commercial real estate portfolio for a $300 Billion national (5® largest U1.S.) bank including direction of 45+ full

timee employees with 84+ Million annual budget. Reported 1o Semor Credit (OfTicer, Supervised B direct reports

Major sccomplishments inclsded development and maintenance of

®  Bank policies for Board of Director action in respanse 1o a changing regulatory environment,

®  Procedures for engagement of independent Tee appraisers on 8 contract basis with annual contracts wialing
S12MM 10 31 5MM annually;

®  Procedures for review of 31 panty appraisals 1o determing regulatory compliance with bank policy, federal
and state regulation, and USPAP for commercial real property collateral valued in excess of $20 Billion
annually;

®  Intemet (for 30 party vendor use) and miranet {for internal bank use);

®  Appraisal management irncking database software,

¢ Company wide training program for all bankers, underwriters, credit administration stafT, etc.; and

®  Engineering of post merger strategy for live separate legacy banking institutions” appraisal departments
including rightsizing over the vears from an initial stafT of 72 full tme emplovees (legacy institutions included
Bank One, 151 Chicago, Amencan National, NBD Detrodt, and NBD Indiana)

1990 - 1991 RTC (Western Savings & Loan), VP, Chief Appraixer
Phoenix, AZ Real Extate Appraisal Department

Munngement and oversight responsibility for re-appraisal of all commercial and agnculiural real esuite sssets for the
combined 150 Billion real estate portfolios of four insolvent financial mstitutions during their receivership /
liguidation phase, Facilitated orderly transfer of asset files (o privale sector sssel management firms, Served on
Credit Review Commitiee o determine disposiiion of assets. Reported direcily o RTC Managing Agent [ Financial
Institutional Specialist in charge ol institutions

Produced by ClickFORMS Software 800-622-8727 Page 22 of 27
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Appralsars Statement of Qualifications File No.  2020-222
Case No.
Borrower  NI#,
Property Address 1721 E 3rd Ave
Cily Kennawick County Benton State WA Zip Code 89337
Lender/Client Port of Kennewick Address 350 Clover |sland Dr, Kennewick, WA 99336
Sandollar Realty Advisors Corp.
1988 - 1990 St. Louis, MO Principal, Senior Appraiser & Broker
Private appraisal consulting practice including product development, marketing. stafl training. and management.
Specialized in preparation of narmative commercial appraisal reports, appraisal review and litigation support on a
wide variety of commercial, retail, office, industrial and multi-family propertics, for banking, institutional,
govermnmental and private sector clients. Qualified o testify in federal, state and bankrupicy venues.
Dol DednE e VP, Senior Commercial Appraiser

St. Louis, MO
Assisted in start-up of private appraisal practice. Responsible for preparation of namative appraisal reports on a
wide vanety of commercial. retail, office, industrial, multi-family, special purpose, and single family subdivision
ProOperes,

PROFESSIONAL MEMBERSHIPS & AFFILIATIONS

Licensed Washington State Certified General Real Estate Appraiser (1101758)

*  Appraisal Institute (National Organization) - MAI Designee qualificd licensed 1o appraise all varicties of commercial
real estate; Former Chair and Member, Commercial Appraisal Repont Standards (CARS) Project Team; Former Member
of Al's National Client Advisory Committee (CAC) which includes Chief Appraisers from all major banking institutions

&  Appraisal Institute - Past President (2017-18) and Member of the local Columbia Basin Chapler

*  Appraisal Institute - Candidate for Appraisal Review Designation; education completed

Licensed Washington State Real Estate Broker (9118)

&  Member of the CCIM Institute - CCIM Designee (Certified Commercial Investment Member) for commercial real
estate brokerage, management and investment analysis

*  Member of the National Association of Realtors (NAR)
#  Member of the Tri-Cities Association of Realtors (TCAR)

OTHER

*  Commissioner, Kennewick Housing Autherity (KHA), Kennewick, WA ~ Assist in promoting and maintaining affordable
housing for the City of Kennewick
*  Faculiy Member, Appraisal Institute (Al) - Qualified by Al {the premicr education provider to the appraisal indusiry) to develop
cumculum and tcach several appraisal courses and seminars at the national level including:
1. Appraisal Principles;
1. Appraisal Procedures; and
3. Highest and Besi Use Analysis,
4. Cumculum developer and instructor for new seminar entitled Appraisal Engagement and Review jor Bankers, launched
Spring. 2016 10 replace carlier seminar launched in 2012
s Faculty Member, Risk Managemen! Associates (RMA) - Qualified by RMA (the premier education provider 1o the hanking
industry) 1o develop cumiculum and teach several courses/seminars at the national level 1o bankers and regulators including:
1. Develop and host 1-1/2 day Real Extate Appraisal Manager s Forum, twice yearly,
Real Estate Fundamentals (REF, | -day seminar);
Intermediate Real Estate Lending (IREL, 1-day seminar),
Problem Real Estate Loans (PREL, 1-day seminar);
Advanced Cash Flow and Valuation for Commercial Real Extate (ACFVCRE, |-day seminar);
Understanding & Interpreting Real Estate Appraisals (UIREA, |-day seminar); and
Curriculum developer for several new products including RELA; UIREA for the banking regulatory agencies; and
UIREA for financial institutions.
+  Faculty Member, Washington Association of Realtors; Tri-Cities Association of Realtors — qualified by WAR and TCAR 10
develop and teach real extate related cumiculum for Washington Siate Realtors
=  Approved Instructor, WA State Department of Licensing — Qualified by WA DOL to teach a wide vaniety of real estate related
curmiculum for licensing and continuing education requirements for real estate related trades.

Produced by ClickFORMS Software 800-622-58727 Page 23 of 27
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Port of Kennewick Land

109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Appraiser's License Filea No.  2020-222
Case No.
Bomower NI
Property Address 1721 E 3rd Ave
City Kennewick County Benton Sate WA Zip Code 99337
Lendes!Chent  Port of Kennewick

Address 350 Clover Island Dr, Kennewick, WA 00336
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Supervsor Certificate File No.  2020-222
Case No

Borrower  NI&

Properiy Address 1721 E 3rd Ave

Cily Kennawick County
Lender/Client  Port of Kennewick

Bentan State WA Jip Code 99337
Address 350 Clover |gland Dr, Kennewick, WA 99336

Certificate of Completion

This is to certify that
Veronica R Griffith - 1101758

has successfully completed the course

Supervisor-Trainee Course for Washington

for 4.00 hours of continuing education for recertification in the state of
Washington.

Approval Number; AP3300

Given at: http://iwww.mckissock.com

Date: 5/14/2015

Rediacd D ekl

Richard D. McKissock
Education Director
100% Education by McKissock

AQB Certified USPAP Instructor: Dan Bradley, #10328

McKissock * P.O. Box 1673 * Warren * Pennsylvania * 16385 * B814-723-6078
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandaollar LLC | Appraisal Group SEWA

Appraiser Trainee License File No.  2020-222
Case No.
Eorower  MNIA
Property Address 1721 E 3rd Ave
City Kennewick County Benton State WA Zip Code 99337
Lender'Ciient _Port of Kennewick Address 350 Clover Island Dr, Kennewick, WA 39336

STATE OF WASHINGTON

DEPARTMENT OF LICENSING - BUSINESS AND PROFESSIONS DIVISION
THIS CERTIFIES THAT THE PERSON OR BUSINESS NAMED BELOW IS AUTHORITED AS A

STATE RHASTERHD REAL ESTATE APPRAISER TRAINEE

SONNIA RENEE KING
190506 E Mih Ave
Kennewick WA 991375712

e - |
e —— ———— ——— —— - — - S ]

Froduced by ClickFORMS Software 800-622-8727 Fage 26 of 27

Appraisal Group SEWA LLP 137 Addenda



Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

E&D Insurance File No.  2020-222
Case Mo,
Borrower  NI&
Properiy Address 1721 E 3rd Ave
Cily Kennawick County Bentan State WA Jip Code 899337
Lender/Client  Port of Kennewick Address 350 Clover |gland Dr, Kennewick, WA 99336

THIS IS A CLAIMS MADE INSURANCE POLICY.
THIS POLICY APPLIES ONLY TO THOSE CLAIMS THAT ARE FIRST MADE AGAINST AN
INSURED DURING THE POLICY PERIOD, ALL CLAIMS MUST BE REPORTED IN WRITING TO

THE COMPANY DURING THE POLICY PERIOD OR WITHIN SINTY (68) DAYS AFTER THE END OF
THE POLICY PERIOD.

Insurance is afforded by the company dicated helow: (A capital stock corporation )

E  Great Ametican Assurance [ ompany

Node: The Insurance Company selected above shall herein be referned 10 as the Company
Policy Sumber:  RABMTIZ9N-20 Renewal of RABMTIIN-19
Program Administrator:  pledhest HL Landy Irsumnce Agency Inc.

Tiws River Ridge Dirive, Sulie W01

foem [, Named fasured Sarabellar | 1O dba Soudollar Realty Advison; dba A ppraisal Group SEWA

ltem 1. Address 201 5 Washington St
Crty. State, Zip Code: Kenmewick, WA 99337
Aftn

liem 5. Palicy Periad From OWIN0 1, 0822020
[ ¥ sy i"}.n. Yeurs IAdasinad, Dhav, Vouir
i Pty b b 1200 wom Standind Time @) the sdidress of the Namsed Inssrvd i stited in o 2 )

Wem & Limits of Liability:  joginive of cluim expenses):
Ao % L0000 Limdl of Liability - Each Claim
B, % 1m0 Lokt of Liability - Policy Aggneguie
Co 8 500000 Limit of Liability - Fair Housing Claims
D. $500,000 Lt of Lisbility - Fungi Claims

ltem &, Deductible:  (nclhsive of Claim Expense): § 5,000 Each Claim
lem 6. Premiom: 5 1 dé.00
iem 7. Retroactive Date (f apphcable) 12312008

lem & Farms, Sotices and Fadorsements smsbed
DA 00 (08 19) DIAM0 WA (BV15)

DS R N) DA BVTT) DT (DR1T) imh:mr\nl KBeprosentanive
DRl (17 DA (0515 DG (05718 TLTAZ4 (0R/12)

Al ﬁ__*r il TR g

il mi1s Fqul-lfi

Produced by ClickFORMS Software 800-622-8727 Page 27 of 27
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

APPRAISAL REPORT
OF

50 5 Verbana St
Kennewick, WA 99357

PREPARED FOR

Port of Kennewick
350 Clover Island Dr
Kennewick, WA 99336

AS OF

11115/2020

PREPARED BY

Sandollar LLC | Appraisal Group SEWA
2001 5 Washington 5t
Kennewick, WA 99337
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Port of Kennewick Land

109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Flle Mo,  2020-225
Case Mo,
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appralsal Group SEWA,

Client File #: | [ Appraisal File #: |2020-225

Appraisal Report - Land

Appraisal Company: Sandollar LLC | Appraisal Group SEWA
] Iq Address: 2001 S Washington St, Suite 104, Kennewick, WA 99337

®
AI REpDI'tS Phang: 509 628 9817 Fan: MIA Website; www AppraisalGroupSEWA com
Fomm 130.05°
Appraiger: Veronica R Griffith, MAI, CCIM Co-fppraiser._Sonnia Renee King
Al Membership {if any): | |SRA (X |Mal | [srPa [ |a-GRS [ |AFRRS | Al Membership iif any): SRA | |Mal [ |SRPA A-GRS | | A-RRS
Al Atfiliation (if any): Candidate for Designation Practicing Affiliate | Al Affiliation (if any): Candidate for Designation Practicing Affiliate
Other Professional Affiliation:  CCIM Cher Professional Affliation:
Email: appraisalgroupsewad@armail.com E-mail: appraisalgroupsewa@amail.com
Chant._Port of Kennewick Contacl:  Amber Hanchette, Director of Real Estate
Address: 350 Clover Island Dr, Kennewick, WA 99336
Phona: 509.586.1186 Fax: NIA, Emai; Amber@PortOfKennawick.org

SUBJECT PROPERTY IDENTIFICATION

Addrass; 50 5 Varbana St

City: Kennewick County: Benton State: WA ZP: 99337
Legal Description:  See Lengthy Legal Description in the Addendum on the Last Recorded Deed

Tax Parcel #: 105802020008002 RE Taxss: 2104.81 Tax Year 2020
Use of the Real Estate As of the Date of Value: Agricultural
Use of the Resl Estate Reflected in the Appraisal. Light Industrial
Opinban of highest and best use (f recuired). Light Industrial
SUBJECT PROPERTY HISTORY
Owner of Rzcord: Port of Kennawick

Description and analysis of zales within 3 years (minimun) pror b effective date of value: There have been no sales recorded of the property during the
praceding three years.

Description and analysis of agreements of sale (contracts). listing, and oplions:  There are no current listings for sale or for lease of the subject property. The
Cwner reparts that it wishes to sell the properly and will likely list it for auction or for sale during 2021,

RECONCILIATIONS AND CONCLUSIONS

Indication of Yakue by Sales Comparison Approach 5 250,000
Indication of Value by Cost Approach £ Not Conducted
Indication of Value by Incame Approach 5 Mot Conducted

Final Recenciliation of the Metheds and Approaches to Value:  Only the sales comparison approach to value was conducied. The data was considered
sparse, with only one sale In subject's neighborhood in the last three years, and thal properly required extension of utllities, cleanup and was
located in the flood plain. Thus, it was necessary to expand search parameters to other industrial areas of the Tri-Cities,

Opinion of Value as of: 11152020 $ 250,000

Exposure Time: 1-2 Years

The ahove opinion is subjecito: [ X | Hypothetieal Conditions antior | | Extracrdinary A pii cited on the following page:

* NOTICE: The Appraisal Inslilule pubishes this form far use by apprasers where the apprager deems use af the Torn appeopriate. Depanding on Bie assignment. the appraiser may need ta provide
addilional data. analysis and work product nol calied for in this fam. The Apprasal Instilubs makes no represantations, wamranties or guaraniees a3 to, and assumes no respanskility for, the data, analysis
ar work prodiuct or tind parly cerifications, verficalions, data specifications, scores. indexes, or valuation fools, used or provided by the individual appraisar(s) or ofhars in the spedfic contents of the

Al Reparta(R), Al ReporisiR) Al-120.05 Appraisal Repart - Lard © Appraisal Institule 2017, All Righls Ressnved June 2017

Page 1 of 26
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appralsal Group SEWA,

Chenl: Port of Kennewick Cliert File #:
| Subject Property: 50 3 Verbena St, Kennewick, WA 99337 sal Fila 8: 2020-225

Intended Usar(s); Client Only; no other intended users were identified at the time of engagement
Intended Usa: Estimate the Market Value of the property As Is for a polential sale

The repart is not intended by the appraiser far any other use by any other user.

Type of Value: Market Valus Effactive Date of Value: 11/08/2020

Interest Appraisad: FEH! Simgpla |:| Leasahold DCILhBr

Hypothetical Conditions: (A hypothetical condition is that which is contrary 1o what exists, but is asserted by the appraiser for the purpese of analysis. Any hypothetical

condition may &ffact the assignment results.) Currently the property is improved with a vintage residence and several outbuildings previously used in
connection with an agricultural use. These improvements no lenger contribute to any value of the property as it is currently zoned for light
industrial use. Thus, it is a hypothetical condition that the properly is vacant and available to be put to its highest and best use. The costio
ramove the improvements could ba deducted 1o calculate the Markel Value As |s.

Extraordinary Assumptions: (An extracedinary assumplion is directly ralated 1o a specdic assignment and prasumas uncertain infarmation Lo be factual, If found to be false th

assumpticn could alter the appraisar's apinions or conclusions. Any extraordingry assumplion may affect the assignmeant results,] NIA

eparl in accordance with Standard Rule 2-2(a) of tha Uniform Standard of Professional Appraisal Practice (USPAF).

Definition: The scope of work i3 the type and extent of research and analysis in an assignment. Scope of work includes the extent to which the preperty Is
identified, the extant to which tzngihla propertyia inspected, the tymand extent of data research, and the type and exfent of mdrsisapplied to arrive at credible
opinians of conclusions. The specific scope of work for this assignment is identified below and throughout this report.

| Scope of Subject Property Inspection/Data Sources Utilized Approaches to Value Developed
Appraiser Cost Approach:
Property Inspacion: E Yes |:| Ne : Is necassary for credible results and is developed in this analysis
Date of Inspection; 11/15/2020 | X |15 nat necessary for credible results; not developed in this analysis
Describe Scope of Property Inspection, Source of Area Calculations ||z mat necessary for credible resulls but is developed in this analysis
and Data Sowrces Consulted: Local PACMLE owned by the Tri-Citias
Agsociation of Realtors; Washington State Commercial Broker's Sales Comparison Approach:

Association MLS (CBA); Loopnet; public records Iz mecessary for credible results and is developed in this analysis
I5 ot necessary for credible results: not developed in this analysis

Is mat necessary for credible resuls but is davaloped in this analysis

L1 =]

Co-Appraiser
Property Inspection: E‘l’es DN[:

Date of Inspeclion; 11/15/2020 ncome Approach:

Describe Scepe of Property Inspaction, Sourca of Area Calculations Is macassary for credible ragults and Is devalopad in this analysis
and Data Sources Cansulted: Local PACMLS owned by the Tri-Cities Is mat necessany for credible results; not developed in this enalysis
Agsociation of Realtors; Washington State Commercial Broker's Is mat necessary for credible resulls bul is davaloped in this analysis
Agsaciation MLE (CBA), Loopnet; public records

-]

HE

Additional Scope of Work Comments:  Three conliguous parcels are appralsed simultaneougly for this client. Different sets of data were researched,
confirmed and analyzed for uze in estimating the value of each parcel. Each land sale was physically inspected, confirmed at least with the public
racords and photographed by the appraisers.

Significant Real Propery Appraisal Assistance: |:|Non& &scluse MName(s) and contrbulion:
Sonnia King, a licensed appraisar, assisted with the inspection, photography, initial ressarch regarding subject property and potential land sales,
confirmation of such data, and preliminary analysis. The final data set selection, analysis and value conclusions however, were thase of Veronica
R Griffith

* NOTICE: The Appraisal Inslilube publishes this form far use by appraisars whare the apprasar deams use of the Torm appropnate. Depanding on the assignmant. tha appraisar may nead t provide
addifianal data, analysis and work product nal calied Tor in this fam, The Apprasal irstilube makes no represantations, waranties of quaraniees a5 to, and assumes no responsiility for, the data, aralysis
ar wirk product or third party cerfifications, venfications, data speciications, scores, ndexes, or valsstion tools, used or provised by the individual appraiser{s) or ofhers in the speofic contents of the
Al Reparts(R). Al Reporis{R) Al-120.05 Appraisal Repart - Land & Appraisal Institule 2017, All Righls Reserved Juna 2017
Page 2 of 26
Produced by ClickFORMS Software B00-622-8727
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appralsal Group SEWA,

Chenl: Port of Kennewick Cliert File #:
| Subject Property: 50 3 Verbena St, Kennewick, WA 99337 sal Fila 8: 2020-225

Location Built Ug Growth Supply & Demand Value Trend Typical Marketing Time
Urhan Under 25% Rapid Sharlans Increasing Under 3 Manths
Suburtan [ | 26%.78% Stabie In Balance EET 36 Months

X |Rural Qwer 75% X | Show A | Orver Supply Decraasing X | Owver 6 Months

Neighborhood Singla Family Profile Meighborhood Land Use Neighborhood Name :  East Kennewick
Price A
150K, Law o 1 Family 10 % Commercial _ 50 % [ PUD [_] Condo [ JHOA § !
500K High 104 Canda 0 % Vacant 40 % | Amenltes: NA
350K Predoeminant 40 Multifzmity 1 % k]

Markal area description and characleristics:  Subject lies in the Oak St Industrial Park neighborhood of East Kennewick that was developed by the Port
of Kennewick during the 1970's to 1990's. The Port siill retains ownership of a number of improved properties as well as vacant industrial land
suitable for developmant. The park dominates the area east of SR 397 (aka Gum 3t aka Chemical Dr) between the Columbia River and
approximately Bowles Avenue and is surrounded by a lightly populated faming base that is gradually being absorbed for redevelopmeant with
single family homes and subdivisions.

SITE AMALYSIS

Dimensions: Area; 197,762
Wiew. Pastoral / Rural Shaps: Somewhat irreqular
Drainage: Appears Adeguate Utility: Slightly irregular
site Similarity/Conformity te Neig
Size: View: Zoning: LI - Light Industrial Carvenants, Condition & Restrictions
| Smaller than Typical | |Favaraale [Cves [ Mo [X]unknown
| Typical || Typical [ Jtegal [ Jnozonng Dacurmants Reviewed
Larges Than Typical Less than Favorable |3 | Legal, nan-confomming [ves [x]me
llegal Ground Rent § !
Liilities (Off Site Improvements
Eleciric X | Public Qiher  Benton PUD or REA Street Private
Gas Public [ | Other Alzy Private N/A
Waler Public Other _Well Sidewalk Privale NJA
Sewer Public [X] Other OSS Sireet Lights Private MN/A

Site description and charactenstics: The subject site lies at the end of a publicly maintained ROW used primarily for residential use and was previously
being utilized for residential and agricultural usas. This formear usa is grandfathered, but in the event of & loss the improvermeants could anly be
rabwilt in their current configuration. The site likely has an onsite well and 0SS in connection with its former use, but is likely reaching the end of
its useful life and if the property were to be redeveloped, would reguire new utility connections. There are several outbuildings in addition to a
vintage home which no longer contribute to value given the current zoning of the property and the proximity to the City of Kennewick waste water
treatment plant. The site is also completely irrigated, but that does not contribute to value for an industrial use. Although the site is zoned for
light indusirial use, the location, with access only via a residential street could present challenges for any user that might want to incorporate any

heavy eguiprment.
HIGHEST AND BEST USE ANALYSIS

[ IPresentUss [ |Propssed Use [%] Ciher Light Industrial use

Summary of highest and best use analysis: The site is zoned for light industrial use, which |s the only legally permissible use if vacant and available for
sale or lease, That use is physically possible and financially feasible; in fact, it is the anly financially feasible use given the current zoning of the
property.

* NOTICE: The Appraisal Inslilube publishes this form far use by appraisars whare the apprasar deams use of the Torm appropnate. Depanding on the assignmant. tha appraisar may nead t provide
addifianal data, analysis and work product nal calied Tor in this fam, The Apprasal irstilube makes no represantations, waranties of quaraniees a5 to, and assumes no responsiility for, the data, aralysis
ar wirk product or third party cerfifications, venfications, data speciications, scores, ndexes, or valsstion tools, used or provised by the individual appraiser{s) or ofhers in the speofic contents of the
Al Reparts(R). Al Reporis{R) Al-120.05 Appraisal Repart - Land & Appraisal Institule 2017, All Righls Reserved June 2017
Page 3 of 26
Produced by ClickFORMS Software B00-622-8727
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appralsal Group SEWA,

Chent:

Port of Kennewick

Cliant File #:

| Subject Praperty:

50 § Verbena 5t Kennewick, WA 99337

sal Fila 8¢

2020-225

]

SITE VALUATION

Site Valugtion Methodalog

Sales Comparison Approach: A sal of procedures in which a value indcation is darved by comparing the propery being appraisad te similar praperties that have baeny
zold recently, then applying agpropriate units of compansen and making adjustments te the sale prces of the comparables based on the elemems of comparison. The
sales comparison approach may be used to value improved properties, wacant land, or kland being considered as though wacant; it is the mast common and prafemed
mathod of land valuation when an adequate supply of comparable sales are availabla.
Market Extraction: & methed of estimating land value in which the depreciated cost of the improvements on the improved property is estimated and deducted from the
total sale price to amive &t an estimaled sale price for the land; mast effectve when the improvements coniribute Rile to the tolal sale price of the property.

|:| Alternative Method: (Describa methedology and rationata)

ITEM | SUBJECT COMPARISON 1 COMPARISON 2 COMPARISON 3
Addrass 50 5 Verbena 5t 3dxx Glade North Rd Foster Wells Rd / Ind'| Way SWC Foster Walls { Ind'l Way
Kennewick WA 99337 Pasco, WA Pasco, WA Pasco, Wa

Proximity 1o Subject 10.80 miles N 5.0 miles N 5.21 miles N

Dada Sourcel Public Records Port of Pasco Part of Pasco

Warificabion Public Records Port of Pasco, Public Records Port of Pasco, Public Records
Sales Price § 250,000 § 450064 § 235004
Prics/ square fool [1] § 1.22 H 217 ] 2.00

Sals Dale 072972020 04/2272020 12/09/2019

Lacatian Fair Fair to Awg Fair to Awvg -.55 Fair fo Avg -5
Sile Size 187,762 204,760 +.12 207,637 117,997

Sile View Pastoral/ Dike Ind'l F Ag Industrial Pk Industrial Pk

Site |Improvements MiA MiA A
Zaning Light Industrial Light Industrial Light Industrial Light Industrial
Utilities: PW/S F F PWIS =21 PWIS =20
Buyar Eric D Calaway AJC Realty LLJ BS Group LLC
Seller Glan Ford Roundy Port of Pasco Port of Pasco
Tax Parcel 1D 124250082 113120557 559 113120570

Met Adjustment e+ T 1- [ ood X+ TXI- T e X « X - 0.7

MNet Adj, 10% Mest Addj. -35% Met Adj. -35%
Indicaied Value (Gross Adj. 10% | § 1.34  |[Gross Adj. 35% ) § 1.41 Gross Adj. 35% | ¢ 1.30
Prior Transfar History Mo transfer in the preceding 3 [Mo transfer in the preceding 3 |Mo transfer in the preceding 3
YEArS YEars years

Site Valugtion Comments: Sale #1 is in 8 mostly agricultural neighborhood with a few commerciallindustrial buildings in far north Pasco along Glade
Marth Road which is deemed inferior; while Sales #2 and #3 are in an industrial park in North Pasco that has been steadily absorbed over the last
three years and are deemed superior for location and ufilities; after adjustment these sales indicate $1.30 to $1.41. Sales #4, #5 and #6 are all
located in a light industrial area (not in an industrial park) that is emerging along W A 51, just west of the LS. Hwy 385 access and reflect a tight
range of 5097 to $1.36 PSF prior to adjustment for similar sized parcals. These slightly dated sales are just across tha river fram subject in East
FPasco and really require only a mingr adjustment for changing market conditions and ufilities and are supparted by Sale #1. The location of
Sales #2 and #3 in a homogenous park with easy access to U.S. Hwy 395 is superior. All sales except #1 had power, water and sewer available ai
Site Valuation Reconcliaten:  After adjustment, the sales reflect a range of $1.00 to $1.42 PSF with a weighted average of $1.19 PSF. Most
emphasis is placed on Sales #4, #5 and #6 in estimating a value of $1.25 PSF. When applied to the land area of 197,762 SF the result is
$247.240, rounded to $250,000.

Opinion of Site Value

$

5250,000

* NOTICE: The Appraisal Inslilube publishes this form far use by appraisars whare the apprasar deams use of the Torm appropnate. Depanding on the assignmant. tha appraisar may nead t provide
addifianal data, analysis and work product nal calied Tor in this fam, The Apprasal irstilube makes no represantations, waranties of quaraniees a5 to, and assumes no responsiility for, the data, aralysis
ar wirk product or third party cerfifications, venfications, data speciications, scores, ndexes, or valsstion tools, used or provised by the individual appraiser{s) or ofhers in the speofic contents of the

Al Reparts(R). Al Reporis{R) Al-120.05 Appraisal Repart - Land & Appraisal Institule 2017, All Righls Reserved
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appralsal Group SEWA,
EXTRA SITES 4-5-6

Port of Kennewick

Cliarit Fils #:

50 § Verbena S, Kennewick, WA 99337

| Filg #:

2020-225

SITE EVALUATION

s Col

g}
mparison Appraach: A sel of procedures in which a vabue indcation is derved by comgpanng the property being appraised to similar properties that have been
sold recendly, then applying appropriate units of comparison and making adjustmants ta the sale prices of the comparable basad on the elements of comparisen. The
sales comparison approach may be used o value improved properties, wacant land, or land being considered as thaugh wacant; i is the mast common and preferred

method of land valuation when an adequate supply of comparable sales are available.

O

|:| Alternative Method: [Describe mesthadology and rationate)

Market Extraction: A methed of estimating land value in which the depreciated cost of the improvements on the impraved preperty is estimated and deducted from the
total sale prce 1o amve al an estimated sale price for the land; maos! effective when the iImprovamants conlribute Bile to the tolal sale price of the property.

Site Valuation
ITEM [ SUBJECT COMPARISON 4 COMPARISON 5 COMPARISON &
Address 50 § Verbena St SecEBstalSRA40E E/S S Road 40 one kot 5 of E B 51 SISE ASLW ol Rd 40
Kennewick, WA 99337 Pasco, WA 98301 Pasco, WA 99301 Pasco, WA 99301
Proximity fp Subject 239 miles E 2 60 miles E 218 miles E
Data Sourcel Public Records Public Records C. Laird, Tippett
Werification Public Records Public Records MLS 206228
Sales Prics 3 & 1.36 H 1.22 5 1.27
Prical _square foot § 0.00 1 1.36 H 1.22 H 1.27
Sale Date 21242018 2021/2018 11/05/2018
Lacatian Fair Fair/Average =13 FairlAverage =12 Fair =12
Sile Size 197,762 194,712 139,828 204,732
Site View Pastorall Dike Industrial Pastoral/ind'l Industrial’ Res
Site Imgrovements Al Perimeter AL Perimeter At Perimeter
Zoning Light Industrial Industrial Light Industrial Industrial
Utilities: PIVWIS P PWIS -.13 PWIS - 13 P/WIS -.13
Buyer RD1 Trucking Lingle & Surgesn Prieto Enterpr
Seller 4RD2 LLC 4 RD2Z LLC Columbia East LLC
Tax Parcel 1D 112520239,237] 112520418 125300052
Nt Adjusmer [ I+ [xl- [s oo2e [T I+ Tx]-]s8 028 [T T+ [x]-[s8 -02s
Net Adj, -19% MNet Adj. -20% Met Adj, -20%
Indicated Valug IGross Adj. 19%) §  1.10  |Gross Adj. 20%:| § 0.97 Gross Adj. 20% | § 1.02

Prior Transfir History

No transfer in the preceding 3

years

Mo transfer in the preceding 3

years

Mo transfer in the preceding 3

years

Site Valuation Comments: See prior page

Site Valuglion Reconciiabion: See prior page

Produced by ClickFORMS Saftware BOD-822-8727
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appralsal Group SEWA,

Chenl: Port of Kennewick Cliert File #:
[ Subject Property: |50 S Verbena St Fla3: 2020225

Thes appraisal is subgact to the following assumptions and limiting conditions:
+ This regort is prepared using forms developed and copyrightad by ihe Appraisal Institite, Howaver, the content, analyses, and apinicns set farth i this repart are the
zole product of the appraiser. The Appraizal Institute iz not liable for any of the conlent, analyses, or opinians set forth herein.

Mo responsibility is assumed for matters legal in character or nature, No opinion is rendered as to title, which is assumed to be good and markatable, All existing liens,
ancumibrances, and assessmanis have been dsregarded, unless othensise noted, and the property Is appraised as though free and clear, having respansibls cwnarshig
and compatent management.

| have axamined the property described hareln exclusivaly for the purpose of dentiication and description of the real property. The objective of our data cobaction |s o
develop an epinion of the highest and best use of the subject propery and make meaningfl comparisens in the valualion of the property. The appraser’s observations
and reporting of the subject improvements ara for the appraisal process and valuation purpasse only and showld nat be considered as 8 warranty of any companent of
the propery. This appraisal assumes {unless otherwise specifically stated) that the subject i structurally sound and all components ane in working candition,

| will ot be reguired ta give tastimony ar appear in court because of having made an appraisal of the property in guestion, unless specific arangements 1o da so have
besn made in sdvence, or &5 athenaise required by law

| have noted in this appraisal reparl any significant adverse condiions (such as needed repairs, depreciation, the presence of hazardous wasles, e substances, atc.}
discovered during the data collection process in performing the appraisal. Unless otherwise stated in this appraisal report, | have no knowledge of any hidden ar
unapparent Fll:ﬁil:ﬂ| deficiencies or adverse conditions of the prnperl:,' {such as, but not limited to, needed repairs, delerioration, the presence of hazardows wastes,

toxsc substances, adverse anvironmental conditions, ete.) thal would make the property less valuable, and have assumed that there are no such conditions and make
no guarantees of warmanties, express or implied. | will not be responsible Tor any such conditions that do exist or for any engineering or testing that might be regquired fo
discavarwhathar such conditians exisl, Because | am not an expert in the field of environmanlal hazards, this appraisal repart must nal be considared as an environmental
assessment of the property. | oblamned the Information, estmates, and opnlons fumighed by olher parties and expressed In this appratsal report Trom rellable public
andlor privala scurcas that | believe ta be true and carmecd,

| will nod discloge the contents of this appraisal report except as provided for in the Uniform Standards of Professional Appraisal Pracbice, andlor appicable fedesal, state
of local laws.

The Client is the party or parties who engage an appraiser (by employment contract) in a specific agsignment. A party recedving a copy of this repoet fram the client does
ned, as @ consequence, becoms a parly 1o the appraiser-client ralationship. Ary person who receives a copy of this apprassal report as a conseguence of disclosure
resjuiraments that apply to an appraiser's client, does nol bacome an intendad wses of this reporl unless the clanl specificaly identified them at the lime of the assignmanl
The appraiser's writlen consent and approval must be oblained before this appraisal report can be conveyed by anyone fo the public through adwertising, public relations,
riews, sales, and ather media.

11 this valiation cenclusion is subjest to satisfactory completion, repairs, or alterations. it is assumed that the improvements will be completed competendly and withaut
gigmfican devialion,

X1 Market Value Definifion [helow} Alternate Value Definition (attached)

MARKET VALLE is defined as the most prabable price which a property should bring in a compedilive and open market under all condilions requisite fo a fair sale, the buyer and
sebar each acling prudently and knowledgeably, and assuming the price is nat affected by undue stimulus. Implicit in this definition is the consummatian of & sale as of a specified
date and the passing of the litke from the seller to buyer under conditions whereby:

1. buyer and selar are typically molivated;

2. both parties are well informed or well advised and acling in what they consiler their own best mberests,

3. areasonable time is allewead for exposurs in the opan market;
4.
5

paymant is made in tarms of cash in U.S. dollars or in lerms of financial arrangements comparable thenata; and
tha price represents tha nomnal considaration for the proparty sald unalfected by special ar creative financing or sales concessions grantad by anyane assoclated with
the sale,

Source: The Dictionary of Resl Esfate Appraisal, fih ed, Appraisal Inslitute
* NOTICE: The Appraisal Inslilube publishes this form far use by appraisars whare the apprasar deams use of the Torm appropnate. Depanding on the assignmant. tha appraisar may nead t provide
addifianal data, analysis and work product nal calied Tor in this fam, The Apprasal irstilube makes no represantations, waranties of quaraniees a5 to, and assumes no responsiility for, the data, aralysis
ar wirk product or third party cerfifications, venfications, data speciications, scores, ndexes, or valsstion tools, used or provised by the individual appraiser{s) or ofhers in the speofic contents of the

Al Reparts(R). Al Reporis|R) Al-8H0.05 Cerlification. Assumplions and Limiting Gonditions & Appraisal Institule 2017, All Righls Reserved Juna 2017
Page 6 of 26
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appralsal Group SEWA,

Chenl: Port of Kennewick Cliert File #:
[ Subject Property: |50 S Verbena St Fla3: 2020225

APPRAISER'S CERTIFICATION

| cetify that, to the best of my knowledge and belief;

Thee slatements of fact contamed in this repor are e and comrmect,

Thie reported analysis, opinions, and conclusions are limited only by the report assumptions and limiting conditions, and are my personal, unbiased professional analysis,
apnions, and conclusions.

I have no prasent {unless spacified below) or prospective interest in the property that s the subject of thes reparl, and | have no {urless spacslied balow) personal interast
with respect to the parfies involved.

| have no bias with respect to any proparty that Is the subject of this reporl of 1o the partles invalved with this assignment.

My engagement in this assignment was not contingent upen developing or reporting predetermined results,

My compensation for completing this assignment is not contingant upon the develspment or reporting of a predetesmined value or direction in value that favars the cause of
tha ciient, the amount of the valus opmion, the attainment of a stipulated result, or the cocurrence of 8 subsaguent svant direclly raleted fo the infended uss of this aporaisal,
My analysiz, opimons, and conclusions were develeped, and this repoet has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice.
Individuals whe have provided significant resl property appraisal assistance are named below, The specific tasks performed by these named are autlined in the Scops of
Wark section of this repert.

D MNane Mama(s) Sonniz King

Ag previously Mentified in the Scope of Wark section of this repart, the signen(s) of this repart certify to the inspaction of the property that is the subject of this repor as fobows:
Prapesty Inspecled by Appralser \’as E We
Propesty inspected by Co-Appraiser es Mo
Services provided, as an appraiser or in any olher capacily, regarding the praperty that is the subject of this report within the three-year penod immediately preceding
aceeplanca af this assig'lmaanna D Specily sarvicas provided:

ADDITIONAL CERTIFICATION FOR APPRAISAL INSTITUTE MEMBERS, CANDIDATES AND PRACTICING AFFILIATES
Appraisal Institute Designated Member, Candidate, or Practicing Affiliate Cerify:

The reparied analysss, opirsans, and conclusians wers developed, and this reparl has been prapared, in conformity with the requiremants of the Cods of Prafessional
Ethles & Standards of Professional Appralsal Practice of the Appraisal Institule, which incluede the Uniforrn Standards of Professional Appralsal Practice,

The uge of this repon is subject 1o the requirements of the Appraisal Institute relating to review by il duly authorized representatives.

A5 af the date of this report, Iha\'!f |:| have nat completed the continuing [ As of the date of tis repor, IDhauan’ I:Iha'.'e nat
education program for Designated Members of the Appraisal Institute,
APPRAISERS SIGNATURES
APPRAISER: : i " CO-APPRAISER: | T -
W ﬂh+— N 8 g W aF d 4-(1 TN ;M
Signalure “Y'N Signatura -
Name Weronica R Griffithe MAI, CCINM Mame Sonnia Renes King | |
Rezport Date 1/25/2021 Regpart Date 12/31/2020 - )
TraineaEl IJcenseG Certified Residental D Cartified Genaral Irmae LiI:EII'rSBE Certified Fiarsi:lenljalEl Certified Ganeral D
License # 1101758 State WA License # 20111836 Slate
Expiration Date 11/15/2021 Expiration Date 12/11/2022

* NOTICE: The Appraisal Inslilule pubishes this form far use by apprasers where the apprager deems use af the Torn appeopriate. Depanding on Bie assignment. the appraiser may need ta provide
additional data. analysis and work product ol calied for in this fomm. The Apprasal Instibubes makes no representations, wamenties or guarantees &s ko, and assumes no responsiility for, the data, enalysiz
ar work product or third parly cerifications, verficalions, data specificalions, scores. indexes, or valuation fools, used or provided by the individual appraisans) or cthars in the specific conbents of the
Al Reparta(R), Al Reporis|R) Al-900.05 Cerlifcation. Asauaptions and Limiting Canditians © Aparaisal Institulz 2017, All Righls Ressnved June 2017
Page 7 of 26
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA
File Ma. 2020-225

APPRAISAL COMPLIANCE ADDENDUM  cose mo

Barrawar/Glient MIA

Address 50 5 Verbena St Uit Mo,
Cily Hennewick Counly  Benion Siate WA Zip Code 99337
LerdarniClient ik

APPRAISAL AND REPORT IDENTIFICATION

This Appraisal Repart is one of the following types:

Appraisal Raporl This raparl was pregared in accordance wilh the reguirements of the Appraisal Reporl oplion of USPAP Standards Rule 2-2{a).

Rastnctad Appraisal Report  Thes repor was prepared in accondance with the requirements of the Restricted Appraisal Repart aplion of USPAP Standards Rule 2-2i). The
intencled usar of this raport is imited 10 the identfied client. Thiz is a Reztnicted Appratsal Repaort and the retionale for how the eppraiser amyed
af the apmions and conclusions sat forth in the repart may not be understaod propedy withaut the additional informatan in the appraiser's workdile,

ADDITIONAL CERTIFICATIONS

1 certty that, ba the bast of my knowledge and belhal

© Thae statements of fact containgd in this repoet are frss and comest
The reporied analysas, apinions, and condusions are limited anly by the reported assumptions and are my personal, impartial, and unbiased profesgional analyses,
opiniong, and conclusions,
Unlass atharwise indicated. | have no presant or prospactiva intarest in the propeny that s tha subject of this raport and no persenal Inlerast with respect 1o perfies imohed
| hawe na bias with respect to the property that is the subject af this report ar the paries nvolved with this assignmant

' My engagernent in this assignmanl was nol contingenl upon developing or reporing predelsnmined resulls.

© My compengaton for complateng this essignmant is not contingent upen the devalogmant o raportng of a predatermined valus or direction in value thel tevors the cause
of the cliend, the amount of tha valua apinian, the attainmaent of & stipulated result, or the cocumanca of A subseguant avant directy related to the mendad usa of
this appraizal.
My analyses, opirsons, and conclugions were devaloped and this report has bean prepared, i confommily with the Uniform Standands of Professional Appraizal Praclice tha
wera in affact at the trma this raport was prepared
This appraisal repart was prepared in accordancoe with the requirements of Title X1 of FIRREA and any implementing regulations

immatiataly pracading acceptanca of this assignmant
DIHNU'E perfarmed sarvicas, as an appraisar or in anathar capacily, ragarding the progey that i the subject of this report within the three-year peiad immadiately
el Those eervices are dascilbied in the cormments below.

HAWE made a personal inspecton of the propesty thad is the subject of this report.
NOT  made & pers thal is the subjescl of this r

Unirss oiharwisa natad, no one provided significant real proparty apprassal assistance to the parson signing this canification. If aryona did provide significant assistanca, thay
are hereby identfied aloryg with & summany of the axient of tha assistance providad in the rapert.

Sonnia King is a licensed traines assigned to me. ks King assisted with the observation, measureiment and pholography of the subject property.
Shr assisted with the ariginal research about the subject property and conducted the preliminary market data rescarch and drafted the initial

reporl. However, lhe final seleclion of comparable data used, analysis condutcled and value conclusion Wese mine.

ADDITIONAL COMMENTS

Additicnal USPAR ralaled issuss requiring disclosurs andior any siate mandated requiremants:  Additional certifications reguired by Appraisal Institute:

1. The reportad analyses, opinions and conclusions were developed, and this report has baen prapared, in conformity with the reguirements of
thiz Code of Professional Ethics and Standarnds of Professional Practios of the Appraisal Institute,

2. The uze of Lhis orl is subjecl o lhe requirements of the Appraisal Institule redaling lo review by ils duly authorized repressnlatives.

3. As of the date of this report, | Nikki Griffith, MAI have compleled the continuing education program for Designated Membars of the Appraisal
Instituie,

MARKETING TIME AND EXPOSURE TIME FOR THE SUBJECT PROPERTY
A reasonable marketing lme Tor the subjecl property is 1-2 Years  day(s) ulilizing market conditions pertinent 1o the appraisal assignment.
L% | A reasonable exposure time for the subject proparty I8 1-2 Years  day(s)

APPRAISER SUPERVISORY APPRAISER (ONLY IF REQUIRED)

-
1l

s e by .
~YOruno. =t S rla
Signaturs Signatura = Ci
Marna Werohica R OWTith, WMAL CEIM Mams Sonnia Renes King [ 1
Date of Signature  _1/25/2021 Date of Signature  12/31/2020 O |
State Cortification # 1101758 S1ate Carification #
or Stade License # or State License# 20111836
Stale WA Stale
Expration Date of Cenificaten or Licanse 1101 S058021 Expration Data of Centiicatan or Licarse 1201 1/2022
Suparvisary Appraisar inspaction of Subjact Propary:
Effective Date of Appraisal 11/15/2020 EI Did Mot Euxtesiar Only fram street &l Intericr and Exterior
USPAP Compliance Addendim Page 8 of 26
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Location Map, Subject & Comps #1, #2 and #3 File No.  2020-225
Case No.
Bomrower  N/A
Propery Address 50 5 Verbena 5t
City Kennewick County Benton Slate WA Zip Code 99337
Lender!Client  Port of Kennewick Address 350 Clover lsland Dr, Kennewick, WA 99336
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA
Location Map - Assessor's Aerial (Source: County Assessor] Flle No.  2020-225

Case No.
Bomower  N/A
Propery Address 50 5 Verbena 5t
City Kennewick County Benton Slate WA £ip Code 99337
Lender!Client  Port of Kennewick Address 350 Clover lsland Dr, Kennewick, WA 99336

Produced by ClickFORMS Software 800-822-8727 Page 10 of 26

Appraisal Group SEWA LLP 150 Addenda



Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Location Map - Street {Source: STDB) File Mo, 2020-225
Case No.
Bomower  N/A
Progerly Address 50 5 Verbena St
City Kennewick County Benton Slate WA £ip Code 99337
Lender!Client  Port of Kennewick Address 350 Clover lsland Dr, Kennewick, WA 99336
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Location Map - Aerial {Source: Google Maps) File No.  2020-225
Case No.
Bomower  N/A
Progerly Address 50 5 Verbena St
City Kennewick County Benton Slate WA Zip Code 99337
Lender!Client  Port of Kennewick Address 350 Clover lsland Dr, Kennewick, WA 99336
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Location Map - Flood (Source: Riskmeter) File No.  2020-225
Case No.
Bomower  N/A
Progerly Address 50 5 Verbena St
City Kennewick County Benton Slate WA £ip Cods 99337
Lender!Client  Port of Kennewick Address 350 Clover lsland Dr, Kennewick, WA 99336

50 SVERBENA 5T KENNEWICK, WA 99337-9625

LOCATION ACCURACY:
Map

@ WATER w

Flood Zone Determination ouT -~

COMMUNITY 530237

PAMEL 06270

PANEL DATE June 15, 1994

MAP NUMBER 53023706290

Produced by ClickFORMS Software 800-622-8727 Page 13 of 26
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

COMPARABLES 1-2-3 File Mo. 2020-225
Case Mo
Bomower (&
Progedy Address 50 5 Verbena St
City Kannawlck County Banton Sl WA Zip Codg kT
Lender'Cliant__Port of Kennewick Address 360 Clover Island Or, Kennewick, WA 95536

COMPARABLE SALE # 1
Fdux Glade Morth Rd
Pasoco, WA

COMPARAEBLE SALE # 2
Foster Walls Rd § Ind’l Way
Pagoo, WA

COMPARABLE SALE # 3
SWC Foster Wells / Indl Way
Pasco, WA

Produced by ClickFORMS Software B00-622-727 Paga 14 of 26
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

COMPARABLES 4-5-6 File Mo, 2020-225
Case Mo
Bomower (&
Progedy Address 50 5 Verbena St
City Kannawlck County Banton Slate WA Zip Codg kT
Lendes!Cliant___Port of Kennewick Address 350 Clover Island Dr, Kennewick, WA 958336

COMPARABLE SALE # 4
Sec EBstat S Rd 40 E
Pasoco, WA 88301

COMPARABLE SALE # ]
E/5 5 Road 40 one lot S of E B 5t
Pagco, WA 80301

COMPARABLE SALE # ]
SIS E A StW af Rd 40
Pasco, WA 99301

Produced by ClickFORMS Software B00-B22-727 Paga 15 aof 26
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA
Legal Description (Source: Deed or Title Commitment) File No.  2020-225
Case Na.
Bomower  N/A
Progerly Address 50 5 Verbena St
City Kennewick County Benton Slate WA Zip Code 99337
Lender!Client  Port of Kennewick Address 350 Clover lsland Dr, Kennewick, WA 99336
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Port of Kennewick Land

109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

File Mo, 2020-225

Legal Description - Page 2
Case No.
Bomrower  N/A
Propery Address 50 5 Verbena 5t
City Kennewick County Benton Slate WA Zip Code 99337
Lenden/Client  Port of Kennewick Address 350 Clover Island Dr, Kennewick, WA 99336
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Zoning Map (Source: City or County Records) File No.  2020-225
Case No.
Bomower  N/A
Progerly Address 50 5 Verbena St
City Kennewick County Benton Slate WA Zip Code 99337
Lender!Client  Port of Kennewick Address 350 Clover lsland Dr, Kennewick, WA 99336

B0 5 Verbena St nnewick, WA, 99337, USA

Joom to

SAFEFo P
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Zoning Code (Source City or County) File No.  2020-225
Case No.
Bomower  N/A
Propery Address 50 5 Verbena 5t
City Kennewick County Benton Slate WA £ip Cods 99337
Lender!Client  Port of Kennewick Address 350 Clover lsland Dr, Kennewick, WA 99336
11.33.010 PURPOSE. The Light Industrial District (LI) is

designed to provide an area for the establishment of manufacturing
facilities that generally do not involve significant pollution
issues, such as: research and development, computer component
manufacturing businesses, and other businesses of a similar
nature. Such light industrial activities should be sited and
designed so as to avoid or significantly mitigate material adverse
effects to the natural environment, adjacent non-industrial areas,
and communities whenever feasible,

[Ord. €11 (2018) & 124]

Produced by ClickFORMS Software 800-822-8727 Page 18 of 26
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Plat Map (Source: County Records) File No.  2020-225
Case No.
Bomrower  N/A
Propery Address 50 5 Verbena St
City Kennewick County Benton Slate WA Zip Code 99337
Lender!Client  Port of Kennewick Address 350 Clover lsland Dr, Kennewick, WA 99336
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Appraiser's Statement of Qualifications File No.  2020-225
Case No.
Borrower MN/A
Properiy Address 50 S Verbena St
City Kennewick Caounty Benton State WA Zip Code 99337
Lender/Client Port of Kennewick Address 350 Clover Island Dr, Kennewick, WA 99336

Statement of Qualifications for

Veronica R. (Nikki) Griffith, MAL, CCIM

EDUCATION
Mav. 1988 St Louis University Giraduated Cum Loude: Major in Business Management
gty St Louls, MO with Minor in Communications

ESSION . B

Sandollar LLC | Appraisal Group

2014 - Now SEWA Chaner/Principal

Private practice firm specializing in appraival, appraisal review and consulting tor all types of commercial real
APPRASAL GROUP estate property for a variety of institutional, governmental and other private party clients. Firm is the successor
Sperd, LLF entity of Ms, Griffith’s firm (see below) and Chamberlin & Associmtes, In, (Gary Chamberlin, MAL Owner, now
retired).

Sandollar Realty Advisors

2004 - Now Tri-C e ok, Pases & Rickisnil, WA

thwner/Principal

Private practice specializing in (1) appraival, appraisal review and lifigation support for all types of commercial
real estaie property for a vanety of msiituional and atiorney clients; (2) commercial real estaie brokerage (siles
and leasing) for office, industral, retail propenty including short sale and REO property; and {3 ) edwcation,
currricnlnm devel i  anenal regnlant ry i Wance for the I1u||lun;, real estate brokerage and np{uuiul
industries. Firm initioted operstions in Arizona; relocated to Washington State in md 2007,

1991 — 2004 Bank One Corporation (now SVP, Chicf Appraiser, National Manager

JPMaorgan Chase), Phoenix, AZ Real Extate Appraisal Growp (REAG)

Management and oversight responsibility for the commercial real estate valustion functions of a 520 Rillion

commercial real estate portfolio for a 5300 Billion national (5" largest U.S.) bank including direction of 45+ full

time employees with 4+ Million annual budget. Reported to Senior Credit (NTicer, Supervised B direct reports

Major scoomplishmens included development and maintenance of’

*  Bank policies for Board of Director action in response 1o a changing regulatory environment,

®  Procedures for engagement of independent fee appraisers on o comract basis with anneal comracts wialing
S12MM 10 515MM annually,

& Procedures for review of 37 panty appraisals 1o determine regulatory compliance with bank policy, federal
and stwte regulation, and USPAP for commercial real property collmteral valued in excess of 520 Billion
annuwally;

#®  Iniernet (for 3 party vendor use) and intranct ( for intermnal bank usc);

®  Appradsal management tracking ditabase software;

*  Company wide training program for all bankers, underwriters, credit administration stafl, cte.; and

®  Engineenng of post merger strategy Tor Nive sepante legacy banking institutions’ appradsal departiments
including nightsizing over the years Crom an initial stafl of 72 full ume employees (legacy institutions incleded
Bank One, 15t Chicago, American National, NBD Detroit, and NBD Indiana),

1990 - 1991 RTC (Western Savings & Loan), VI, Chief Appraiser
Phoenix, AL Real Extate Appraisal Department

Management and oversight responsibility for re-appraisal of all commerciil and agricultural real estme sssets for the
combined $150 Billion real estate portlolios of four msolvent linancial institutions during their recesvership /
liguidation phase, Facilitated orderly transfer of assel files (o privale sector assel management firms, Served on
Credit Review Committes o determine disposition of assets, Reporied directly o RTC Managing Agent / Financial
Institutional Specialist in charge of nstitutions,
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Appraiser's Statement of Qualifications File No.  2020-225
Casa Ma.
Borrower MN/A
Properiy Address 50 S Verbena St
City Kennewick Caunty Benton State WA Zip Code 99337
Lender/Client  Port of Kennewick Address 350 Clover |sland Dr, Kennewick, WA %3336

1988 - 1990 ;‘I":.";f e n— Principal, Senior Appraiser & Broker

Private appraisal consulting practice including product development, marketing. staff training. and management.
Specialized in preparation of narmative commercial appraisal reports, appraisal review and litigation support on a
wide vaniety of commercial, retail, office, industrial and multi-family propertics, for banking, institutional,
govermmental and private sector clients. Qualified to testify in federal, state and bankruptcy venues.

Buckles & Associates
St. Louis, MO
Assisted in start-up of private appraisal practice. Responsible for preparation of narrative appraisal reports on a
wide vanety of commercial, retail, office, industrial, multi-family, special purpose, and single family subdivision
properies.

1984 - 1988 VP, Senior Commercial Appraiser

PROFESSIONAL MEMBERSHIPS & AFFILIATIONS

Licensed Washington State Certified General Real Estate Appraiser (1101758)

*  Appraisal Institute (National Organization) - MAI Designee qualificd/licensed 1o appraise all varieties of commercial
real estaie; Former Chair and Member, Commercial Appraisal Repon Standards (CARS) Project Team; Former Member
of Al's National Client Advisory Committee (CAC) which includes Chief Appraisers from all major banking institutions

& Appraisal Institute — Past President (2017-18) and Member of the local Columbis Basin Chapler

«  Appraisal Institute - Candidate for Appraisal Review Designation; education completed

Licensed Washington State Real Estate Broker (9118)

& Member of the CCIM Institute - CCIM Designes { Certified Commercial Investment Member) for commercial real
estate brokerage, management and investment analysis

¢ Member of the National Association of Realtors (NAR)
*  Member of the Tri-Cities Association of Realtors (TCAR)

OTHER

o  Commissioner, Kennewick Housing Authority (KHA), Kennewick, WA — Assist in pro
housing for the City of Kennewick
*  Faculiy Member, Appraisal Institute (Al) - Qualificd by Al {the premicr education provider to the appraisal indusiry) o develop
cumiculum and teach several appraisal courses and seminars at the national level including
1. Appraisal Principles;
2. Appraisal Procedures; and
3. Highest and Best Use Analysis;
4. Curmiculum developer and instructor for new seminar entitled Appraisal Engagement and Review for Bankers, launched
Spring, 2016 1o replace earlier seminar launched in 2012,
*  Faculty Member, Risk Managemen! Associates (RMA) - Qualified by RMA (the premier education provider 1o the banking
mhstr:.'} 1o develop curriculum snd teach several courses/seminars at the national level to bankers and regulators including:
Develop and host 1-1/2 day Real Estate Appraisal Manager s Forum, twice yearly,
Real Estate Fundamentals (REF, | -day seminar);
Intermediate Real Extate Lending (IREL, |-day seminar);
Problem Real Estate Loans (PREL, |-day seminar),
Advanced Cash Flow and Valuation for Commercial Real Estate (ACFVCRE, |-day seminar);
Understanding & Interpreting Real Estate Appraisals (UIREA, |-day seminar); and
Curriculum developer for several new products including RELA; UTREA for the banking regulatory agencies; and
UIREA for financial institutions.
=  Faculty Member, Washington Association of Realtors; Tri-Cities Association of Realtors — qualificd by WAR and TCAR 10
develop and teach real estate related cumiculum for Washington Siate Realtors.
= Approved Instructor, WA State Department of Licensing — Qualificd by WA DOL to teach a wide varicty of real estate related
curmiculum for licensing and continuing education requirements for real estate related trades.
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Appraiser's License File No.  2020-225
Case No.
Bomower  N/A
Progerly Address 50 5 Verbena St
City Kennewick County Benton Slate WA Zip Code 99337
Lender!Client  Port of Kennewick Address 350 Clover lsland Dr, Kennewick, WA 99336
7 STATE OF WASHINGTON d CicininG
| I\Q / THES RTINS THAT Thi RECH O BUEHETENAMED N R —
CIRTIFIED CUNPRAL EEAL ISTATE APPRAISIR
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Supervisor Certificate File No.  2020-225
Case No.

Borrower N/A

Properiy Address 50 S Verbena St
City Kennewick Caounty Benton State WA Zip Coda 99337

Lender/Client Port of Kennewick Address 350 Clover Island Dr, Kennewick, WA 99336

Certificate of Completion

This is to certify that
Veronica R Griffith - 1101758

has successfully completed the course

Supervisor-Trainee Course for Washington

for 4.00 hours of continuing education for recertification in the slate of
Washington.

Approval Number: AP3300

Given at: http://www.mckissock.com

Date: 5/14/2015

DAY T

Richard D. McKissock
Education Director
100% Education by McKissock

AQB Certified USPAP Instructor: Dan Bradley, #10328

McKissock * P.O.Box 1873 * Wamen * Pennsylvania * 18365 = 814-723-8878
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

Sandollar LLC | Appraisal Group SEWA

Appraiser Trainee License File Mo, 2020-225
Case No.
Bomower  NIA
Propery Address 50 S Verbena St
City Kennewick County Benton Slale WA Zip Code 98337
Lendes/Client  Port of Kennewick Address 350 Clover Island Dr, Kennewick, Wa 99336

STATE OF WASHINGTON

i
DEPARTMENT OF LICENSING - BUSINESS AND PROFESSIONS DIVISION LICENSING
THIS CERTIFIES THAT THE PERSON OR BUSINESSNAMED BELOW IS AUTHORIZED AS A

STATE RHASTERED REAL ESTATE APPRAISER TRAINEE

SONNIA RENEE KING
190506 E Mth Ave
Kennewick WA 993375712
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Port of Kennewick Land
109 N Oak St et al, Kennewick, Benton County, Washington

E&0 Insurance File No.  2020-225
Case No.
Borrower N/A
Properiy Address 50 S Verbena St
City Kennewick Caounty Benton State WA Zip Code 99337
Lender/Client Port of Kennewick Address 350 Clover Island Dr, Kennewick, WA 99336

THIS IS A CLAIMS MADE INSURANCE POLICY.
THIS POLICY APPLIES ONLY TO THOSE CLAIMS THAT ARE FIRST MADE AGAINST AN
INSURED DURING THE POLICY PERIOD. ALL CLAIMS MUST BE REPORTED IN WRITING TO
THE COMPANY DURING THE POLICY PERIOD OR WITHIN SIXTY (80) DAYS AFTER THE END OF
THE POLICY PERIDD.
Insairance s afforded by the company indicated helow: (A capital stock corporation )
B Great Amenican Assurance [ ompany

Note: The Insurance Company selected above shall herein be referned 10 as the Company

Policy Number.  RABMNTIZO-20 Renewal of RABINTI2N19
Program Administraor Herbert H. Landy bnsunusce Agency Inc.
100 River Ridge Drive, Sulie 01

frem | Named fasured Sandollar LLC dba Sadollar Bealty Advison; dha A pprisal Goroup SEW A

lem 2. Addres Ml 5 Washington St
Cry, Stare, £ip Code Kenmewick, WA 99137
Adtn

hem 3, Policy Periad | rom WINN 1,  GW2INIOZI
iamek, Dav, Yoar) ihdamd, Daw, Your)
i Bty dhates an 1200 am Standund Time a1 the sddress of the Samed lnsrvd as stited in lem 2

bem 4. Limits of Linbility: | jorjuive of claim expenses):
Ao 5 1000000 Lioit of Lisbility - Each Claim
B, S 1,000,000 Limit of Lishility - Pelicy Aggregaie
C. S 500,000 Limit of Liability - Fair Housing Claims
D. § 500,000 [Limitof Lisbility - Fungl Claims

ltem §, Deductible:  (nclisive of Claim Expense): § 5,000 Each Claim
liem 6. Premium: § 104600
iem 7. Retroactive Date (f apphcable) 12312008

lem 8 Forms, Sotices and b adorsemints smehed

Mese. a LT
D100 (08/19) DIII00 WA (OV15) 4

D2 SN DA BVTT) DT (DRS1T) iuh:mm.l Reproscmtanye
DS (0617 DM 0518 DAMLG (B513) 17324 (08712)

AT R Page | ol |
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451 Diamond Drive | Ephrata, WA 98823

Cities Insurance Association of Washington

e "
. R L j&-a_-ﬁ' ‘ﬁﬂf‘

January 28, 2021

VIA ELECTRONIC MAIL &
CERTIFIED MAIL- RETURN RECEIPT REQUESTED

Lucinda Luke

Carney Badley Spellman, PS
701 - 5 Avenue, Ste #3600
Seattle, WA 98104
luke@carneylaw.com

RE: Insured: Port of Kennewick
Claim #: c1127
MOC: CIAW181951408

Dear Ms. Luke:

On behalf of Cities Insurance Association of Washington (CIAW), this letter acknowledges
receipt of the following documents that you forwarded to us to review: 1.Investigator Tara
Parker's August 6, 2019 Report (note Exhibits include the complaint and Port Rules), 2.
Recommend Action, 3. Minutes of August 13, 2019 and August 27, 2019 meetings and
4. Copies of a couple of the briefs filed during the appeal process. This letter serves to
advise the Port of Kennewick of CIAW's position with respect to coverage for the matter
under MOC #CIAW181951408. Our purpose is to call your attention to certain coverage
issues that may limit or preclude defense or indemnity available from CIAW.

The definition of a claim is a written or oral notice, including a Suit, demanding payment
of money to compensate for damages and the definition of a Suit is a civil proceeding in
which damages because of Bodily Injury, Property Damage, Personal Injury, Advertising
Injury, or Wrongful Act to which the applicable Coverage Part applies. A Suit does not
include administrative hearings or proceedings. If a claim was submitted the policy
contains exclusions regard any liability arising out of any Claim by a Covered Party
against any other Covered Party and any Claims, including Claims for attorney fees,
arising out of administrative hearings.

Based on the above-referenced policy definition and exclusions, we regret to inform you
that there will not be any coverage for defense or indemnity through the MOC for the
above-referenced matter. Based on this determination, we will not be able to assist you,
at this time, with this matter.

office (509) 754.2027 | toll-free 800.407.2027 | fax (509) 754.3406 | www.ciaw.us
Program Administrator: Clear Risk Solutions



This determination is based on the documents provided to us to date and we ask that you
forward any documents that you subsequently receive, for further review. Please be
advised that if you disagree with this coverage determination, your appeal process is
described in the Association By-Laws. If you have any questions, please contact our
office.

Sincerely,

iy (Wenema)

Tammy Wiersma
Claims Representative
Clear Risk Solutions
on behalf of CIAW

/kes

cc: Nick J. Kooiker, CFO, Port of Kennewick
Basin Pacific Insurance, Kennewick



Memorandum

To: Commission

From: Tim Arntzen, POK CEO
Date: February 9, 2021

Re: Governance Audit

The commission has directed the CEO to prepare a governance audit. When setting CEO
goals this past fall, discussion took place related to this topic and the possibility of that
item being added to the list of other goals at a later date. It now appears that the
commission desires to not only formalize the directive for a governance audit, but also to
direct the CEO to make it a priority.

At the commission meeting of January 26", the commission shared various thoughts related
to the audit. However, no clear consensus was reached on what an audit might encompass,
who might conduct it, timing of the audit, etc. However, the higher level discussion was
quite helpful and follows the process used for many successful projects. Indeed, higher level
conversation is usually how most of the port projects start--with unfettered discussion. Ideas
are aired and notes taken. Subsequent discussion and staff work usually results in
refinement of a proposed project. In my opinion, that is exactly where we are with this
project. And that’s not bad.

Following commission recommendation, | have discussed the audit with port directors. And
based on that discussion, coupled with the commission discussion, | offer the following
observations:

e Both commission and staff recognized the yet undefined nature of the task. More
information needs to be formulated for staff to move the process forward

e Both commission and staff recognized the need for neutrality and transparency
e The project should be a process with a logical progression

e The process should be as straight forward as possible

e The process should be thorough

e The product delivered should be of value and useful

As a result of the discussion and feedback, | suggest the process could be divided into two
main parts:

First, the creation of a quality scope of work (SOW). Second, formulation of an RFQ/RFP
solicitation, and production of the work.

Most projects follow this same course. The commission identifies its objectives, staff
provides insight, and a third party (consultant) provides a scope of work which forms the
basis of an RFQ or RFP. The RFQ/RFP process is where the firm providing the actual project
work is selected.



Thus, | suggest that this is where we start. Identify a person or firm to develop the SOW.
Perhaps, as was suggested by commission, this could be a person with some human
resources experience.

I might also suggest that in defining this SOW, the consultant could follow the same process
that was used to develop the Waterfront Master Plan scope, and include interviews with each
commissioner. This will allow each commissioner’s objectives to be identified and folded
into the SOW. Staff could also be interviewed.

Once the SOW is formalized, staff will work up an acceptable RFQ/RFP to publicly solicit.
From there, the commission would review firm qualifications and select the firm best suited
to perform the work described in the SOW.

| hope to discuss this matter with the commission in the meeting of February 9" to determine
whether this appears to be an acceptable process and a good path forward.

Thank you for your comments and input.



