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RE: Short Family Farm

Ladies and Gentlemen:

In fulfillment of our agreement, | am pleased to transmit herewith my summary appraisal report, covering the
value of the Short Family Farm as currently encumbered with a conservation easement in favor of the
Jefferson Land Trust. The primary effect of the conservation easement is to prevent selling any portion of
the property independently, limit the development of the property to certain defined areas, and preserve its
agricultural values.

The most reasonable estimate of the market value of the subject property, as of the effective date of this
appraisal, January 16, 2023, is $1,300,000.

The date of value is January 16, 2023.

My market value opinions are qualified by certain definitions, limiting conditions, assumptions, and
certifications, which are set forth on pages 1, 20, 21 and 22 of the appraisal report.

| inspected and photographed the subject property with the landowner on January 16, 2023. | took aerial
photographs of the subject and comparable sale properties on January 22, 2023.

This report was prepared for, and my professional fee billed to the Port of Port Townsend.

This appraisal is intended for use by the client, the Port of Port Townsend.

The intended use of this appraisal is to assist the Port of Port Townsend for a possible voluntary purchase.
It may not be distributed to or relied upon by others without my written permission.

If you have any questions regarding this appraisal report, please contact me at (360) 477-3015.
Sincerely,

oty e A

Greg V. Halberg


mailto:Eric@portofpt.com
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Certificate of Appraisal:
The undersigned does hereby certify that, except as otherwise noted in this appraisal report:

1.
2.

The statementsf fact contained in this report are true and correct.

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

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

Compensation is not contingent upon the reporting of a predetermined value tomiregalue that
favors the cause of the client, the amount of the value estimate, the attainment of a stipulated result, or the
occurrence of a subsequent event.

My analyses, opinions and conclusions were developed, and this report has been pregartmmity
wi th the Appr &niferm BtanBaods of Braféssional Appraisal Practice

No one provided significant professional assistance to the person signing this report.

Neither all nor any part of the contents of this report (especially any conclusions as to value, the identity of
the appraiser or the firm with which he is connectbd]l$e disseminated to the public through advertising
media, public relations media, news media, sales media or any other public means of communication
without the prior written consent and approval of the undersigned.

Greg Halberg made a personal inspmtbf the appraised property which is the subject of this report and
all comparable sales used in developing the opinion of value datkef inspectionwvasJanuary 16, 2023
and the method of inspection waesrsonal observatiohe property owner wasresenduring my initial
inspection

This appraisal firm previously appraised this property for the purpose of valuing the conservation easement.
The previous appraisal was dated April 2015.

Dated:January 24, 2023

by H= Jbac °)

Greg V. Halberg
WashingtorState Certification #102178
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Summary o f Salient Facts and Conclusions.

il
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The Short Family Farm consists of approximately 253.4 acres of land in eight separate parcels
within Sections 8, 23, and 24, Township 28 North, Range 2 West, W.M., Jefferson County,
Washington.

The existing conservation easement has the effect of combining the eight agriculturally zoned
parcels, including the improvements, into one 253.4-acre parcel.

The market value of the 253.4 acres of land being appraised is $1,300,000.
The effective date of this appraisal is January 16, 2023.
| have placed primary reliance on the sales comparison approach.

The income capitalization approach is not directly applicable in this appraisal report. Income from
leases for agricultural use and rental of the homes is not the highest and best use. Any farm
income that a potential buyer would achieve would not be the primary reason for the purchase of
the property. Derivatives of the income approach have been considered to test the
reasonableness of the market value indication found in the sales comparison approach.

The cost approach was used to determine the contribution of the improvements on the property.
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Photographs of Subject Property

Ground photos were takdry GregHalbergon January 16, 202®blique aerial photos were taken by
GregHalbergon January22, 223, Vertical aerial photos were takénom theJefferson County
websiteandthe work of ADESA LLC in developing an environmental report.

Looking westerly at the subject
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The easterly development area

The westerly development area
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The southerly development area

Aerial photography looking southerly.
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USGS topographic map of the subject,
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Jefferson County critical areas map, showing the majority of the property
would be within critical areas or buffer.
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The following pages are from ADESA LLC.

s

901233006
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901263014




Short Farm
Port of Pot Townsend
January 203

Schedule of agricultural improvements on the eastern development area.
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Looking southwesterly
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Looking southerly.

Looking northwesterly
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Equipment shed.

Shop
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Commodities shed.
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Original Barn built in the 1880's.
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Mound shed.

Mound shed.
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Milking Parlor.

Lumber shed.
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Main residence from the west.

Entrance to the main residence.
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North elevation of the main residence.

Interior view of the main residence.

18



Short Farm
Port of Potr Townsend

January 203
14
3
F =

19

Clallam County sketches of the primary improvements.
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Statement of Assumptions and Limiting Conditions

Underlying Assumptions and Contingent Conditions:

The appraiser assumes:
That any legal descriptions furnished acerect.
That the title of the property is good.
That the property will be managed efficiently and maintained properly.
That any plans furnished are correct.
That a use permit will be issued consistent with the highest and best useraitbey .

This appraisal report is submitted subject to the following contingent conditions:

That no guarantee is made, nor liability assumed for inaccuracies or errors in estimates or opinions
identified in this report as being furnished by others.

That ro survey of the property has been made by your appraiser and no liability is assumed on matters
of a legal character affecting the property, such as title defects, overlapping boundaries, etc.

Any sketches in this report are included to assist the readeualizing the property.

Testimony or attendance in court is not required by reason of this appraisal, with reference to the
property in question, unless arrangements have previously been made therefore.

This report, or any parts thereof, may not beadpced in any form without permission of the
appraiser.

Hazardous Materials:

Unless otherwise stated in this report, the existence of hazardous material, which may ortraay not
present on or in the subject property, was not observed by the appraisgppfdieer has no
knowledge of the existence of such materials on or in the property. The appraiser, however, is not
gualified to detect such substances. The presence of substances such as asbdstosaldeta/de

foam insulation or other potentially ferdous materials may affect the value of the property.

Our market value estimate is predicated on the assumption that there is no such material on or in the
property that would cause a loss in value. No responsibility is assumed for any such conditions, o
any expertise or engineering knowledge required to discover Famappraisal is reliant on the
environmental work performed BADESA LLC for the Port of PorTownsend.
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Scope of the Appraisal

The scope of work for this appraisal assignment included a personal inspection of tbie ambgn
analysis of the highest and best use of the progetiject to the conservati@asement.

GregHalberg inspected the propedy Januaryl6, 223

Mr. Halberg conducted an aerial reconnaissance of the subject and comparable Jatesigd2,
2023.

Mr. Halbergconductedhnanalysisof comparable sales pfopertieswith similar conservation
easementen the Olympic Peninsuland Whidbey Islanavithin atwenty-mile radiusover the past six
years.

Market data was researched usingNorthwest Multiple Listing Servicand conversations with
Realtors and others active in thgricultural and conservation easemmiarketin the market area
Comparable sale properties of similar lame@astern Jefferson Courttgve been weighted more
heavily inmy analysis. Comparable sale properties in other parts of Clalkffersonand Island
Countiesand western Washingtdrave also been considered.

Comparable sales selected were confirmoetthe extent possibleith one or more parties to the
transaction. All comparable sales used in our analysis were inspected by the appraiser

The cost approadhes beenappliedto determinghe contributory vale of theimprovements

| researched various agricultural leases in the Chimacunicareamparison by the income approach
before conalding that the income approach is not applicable to the subject

Theappraisal report compliesitly the Uniform Standards of Professional Appraisal Practice
(USPAB.

Purpose of This Appraisal:

The purpose of this appraisal is to provide an opinion of the market @aldefined belowaf the
subject property, as dhnuary 24, 2023

Intended Users of This Appraisal:
This appraisal is intended for use bg tclientthe Port of Port Townsend

Intended Use of This Appraisal:

The intended use of this appraisal is to assesPort of Port Townsenfbr possible purchas@his
appraisal is not intended for any other use.

Personal Property:

The valuation of the subject property involves the value of real propertyndlincludes no personal
property, trade fixtures, or intangible items.

Property Rights Appraised:

This appraisal is made with the understanding that the present ownerslapuoipbrtyis subject to a
conservation easement vesiedheJefferson Land TrustThe primary effect of the conservation
easement is tprohibit any division)imit the development of the property to certain defined amras
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preserve its agriculturaalues.The easement @vailable through the Jefferson Land Trust or
Jefferson County recordss Audi t or 668053i | e Number

The subjecincludes water rights at 600 adeet per year ndb exceed 550 gallons per minute from
two wells under terms a@rconditions of Certificate of Ground Water Right found in VolumenS,
page 3843A under Ground Water Permit No. 4183, with confirmed dates from April 27, 1956.

Definition of Market Value:

Market Value is defined in the Dictionary of Real Estate gélition, as follows:
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 affelsyedndue 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;
1 Both parties are well informed or well daded, and acting in what they consider their
best interests;
1 Avreasonable time is allowed for exposure in the open market;
1 Paymentis made in terms of cash in United States dollars or in terms of financial
arrangements comparable thereto; and
The price repesents the normal consideration for the property sold unaffected by special or
creative financing or sales concessions granted by anyone associated with the sale.

Legal Description:

Thelength metes and bountiggal descriptions included in the consertian easemerdvailable
through Jefferson CounF#600531.

Area, City, and Neighborhood Data:

The Short Family Farnis located in eastern Jefferson County, on tbegiNOlympic Peninsula, in the
State of WashingtonThe market area comprispgmarily agricultural areas south from Port
Townsend to QuilceneThe east boundary of the market area is Hood Canal and Puget Sdwend.
westboundary is the Olympidountains butould include agricultural areas of eastern Clallam
Countyand Whidbey Island

The area enjoys mild weathéttle rainfall due to the Olympic rain shadow, viewafsthe Olympic
Mountairs, andeasyaccess to mountaingvers,and saltwater.

Land use in the market area includesidences generally on lotsfife acresor larger, some
agricultural land, and timber land.
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In my opinion, other agricultural areas in northwest Washington such as Snohomish, 8idagit,
Whatcom counties have significantly different physical, economic, and transportation characteristics
and do not compare waeillith the subject.

Theestimated2022 population oflefferson County wa33,605 an increase of 3% from 2@0. This
area has exgriencedl0.4%6 growth in population from 21D to 2020, greater than the state as a whole.
This trend is expected to continue. Medical facilities, churches and shopping are founeigiiout
miles north of the subject property in the town of Port Towngeoplylation10,148

The 2020 average annual wage for Jefferson Count.y
$76,801 Per capita personal income in Jefferson County in 2020 was $56,585 compared to $67,126

for the state and $59,510 for the natibhe median household income in Jefferson County was

$57,693 during the period surveyed between 2016 ¢
stateds ($77,006) and the nationds ($64,994) over

The general neighborhood includes an unipoaated area of Jefferson Coustyrounding
ChimacumThe subject is locatetl 7 miles south of Chimacum

Center Road is a major county road connecting Chimacum with Quilcene and Highway 101.

Highway 101 is a major US highwapnnectinghe Olympic Penisulato Olympia andhesouthern
Puget Sound regiorHowever, as it winds around Hood Canal, it is a slow road.

The unincorporated town of Chimacum consists of Chimactt2 Kchools, and some neighborhood
convenience stores and gas statigmsudinga local farm store

Within the market area there are several areas where agriculture has hestoriz use.

The Olympic Peninsula has seen a resurgence of agricultural production, particularly in the Dungeness
and Chimacum areas. The local food mogaethas provided a market for locally grown organic
agricultural products as well as regional export to the greater Puget Sound area. In the Chimacum area
several organic farms are in existence. Some examples are the 160 acre Glendale Farm, which raises
organic Black Angus beef; the Red Dog Farm, which began operation in the spring of 2008 as an
organic row crop farm on 23.10 acres; the Sunfield Farm School, a private school on a working farm
located between Port Townsend and Chimacum; Finn River Fammnganic blueberry and fruit
operationadjacent to the southf the subject, as well as several other farms operating on 5 to 160

acres.

The majority of the agricultural land is centereghrChimacum, bubther areas also hawerking
farms.The area &s a history of agricultural use and much of the valley is designated prime farmland
by Natur al Re s our c eSsil Sareey of Eeffeks@ntCouatyy Waskingtori ¢ e 6 s

In my opinion, the market for agricultural land is local. The geographic isolation, transportation costs,
high residential land values, and lack of agricultural infrastructure make developinmahistrial

scale agriculturgery unlikely. Most agriculturalgrcels are purchased by individuals who first

decide they want to live on the Olympic Peninsala] therfind the right property, which almost

always includes the right to build a home.

The aerial photographs show the relationship between the subjeettgrapd other neighborhood
land uses.
Economic Impact on property being appraised:

Market Conditions: The period from 2P0to 2@3 wastumultuous in the national, regional, and
local real estate markeT he pandemic has had the overall effect of increpdemand for properties
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in rural areas such as Jefferson County. However, the recent increase in interest sitestas
demand.

Analyzing recent sales similar to the subject indicitatdarge agricultural properties in eastern
Jefferson County haveaintained a consistent value over the past five years. This is due to the
general scarcity of similar properties, and the fact that relatively few sales have ocGenedally,
buyers who purchase similar properties anticipdtegtermcommitment.

In my opinion, the available data does not support an adjustment for market conditions, and
agriculturalland prices appear to be relatively stable from lat6260 the present.

Site Description:

The subjectonsists o253.4acresn eightparcels
The parcels are summarized in the following table

Parcel Size Zoning | Mapped Critical Areas

901224001 | 61.52 | AP

901233011 | 30.31 AP All wetland

901233008 | 3.24 AP

901233005 | 4.74 AP

901233002 | 41.71 | AP 80% wetland

901233010 | 16.63 | AP

901262002 | 51.27 AP Almost all wetland

901262003 | 59.01 | AL

total 253.4

Access to the property is fro@enter RoadAccess is also available from West Valley Road which
forms a portion of the west boundary of the property.

Topography is best described as a,l8at valley. The ridge othe east side is about 190 feet
elevation. The west ridge varies from a higl2d® feet in the northern corner to about 185 feet in the
southern cornefThe center of the valley is 120 feet.

The topography allows for a view of the Olympic Mountains from the eastern portion of the property,
and a pastoral view of the Chimacum Valsnd farmland from the western portion of the property.

The property is dividg by Chimacum Creek, a Class Il salmon bearing stream thatfflomsouth
to north through the property.

Most of the property is designated critical areas by Jefferson CoWgstands comprise the majority
of thevalley floor, mostly along Chimacum Creek and the northwestern porfibis portion of the
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property is often seasonally flooded during wieter. Based on my site visit on January 16, 2023, and
conversation with MrShort, the seasonal flooding has gotten worse over the past severdugesiars

a combination of factors. The reasons include continued infestation with invasive canary grass, the
difficulty of clearingthe drainage chokepoints annualline longterm effect of the longer flooding
season is detrimental to the health of the soil for agricultural purposes.

Seismic soils are contained on nearly the remaining portion of the property. Only a portocedf p
901-224-001 is free of critical area restrictions.

Power and telephone are available al@egterRoadand West Valley Roadndareconnected to the
property

Water is available frontwo privatewells. Rights to the water are establistsdalceApril 27, 1956.

The water right usage fis ha600acrefeetpergeardoetbted 550 g a
irrigation of 200 acres and for domestic suppl
appemlix.

I I ¢
y . C

There are three existing mamade ponds on the property that were previously used as manure ponds
when the property was used as a dairy. The ponds now provide an attractive visual amenity as well as
habitat for waterfowl. The Washington Fish anddlife has an agreement with the Shorts to provide
hunting access, including disablaccessand hunting opportunities

Sewageis treated by septic system

The soils on the property are as follows:
Se= Semiahmoo muclpredominant) prime farmland if dreed
Sh= Semiahmoo muck, moderately shallow variant prime farmland if drained
So= Snohomish silty clay loam prime farmland if drained
EvC= Everett gravelly sandy loam
SnC= Sinclair gravelly sandgam farmlandf statewide importance
KsD= Kitsap gravellyjoam (vest side of Center Rd.) farmland of statewide importance
StB= Swantown gravelly sandy loam
AIC= Alderwood gravelly sandy loam farmland of statewide importance
CfC= Cassolary sandy loam farmland of statewide importance

Description of Improvements:

The subject is improved with primary residence, a manufactured hoamelfourteenagricultural
outbuildings, as shown in the photographSection 6

Power and telephoraeavailable to theesidentialas well as the agricultural buitdis.
Water is provided through two private wells.

Water from the existing0 foot domestievell is used for the existing agricultural and residential uses,
The water volume has been adequate for the existing uses.

The 100-foot irrigation wellhas an attached water right.
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Fixtures:

The valuation of the subject property involves the value of real property only and inclysesoaal
property, trade fixtugs, or intangible items.

Use History:

The subject propertigas historically been used for agricultural purpodéd® originalfarmhouseand
barn date from the 18800s.

Sales History:

The subjecproperty is currently owned goger and Sandy Shphusband and wifeand the Valley
View Trust, theprincipalmembers are the Short familfhe propertywaspurchaseint he 193 006 s .

Rental History:

The subjecpropertyhasnot been rented tmy knowledge.

Assessed Value and Annual Tax Load:

The 2022 assessedalueand taxes are enumerated in the table below:

Parcel Size Improvement Improved Unimprove d Total Taxable Tax
Value land land Value Value Amount
901224001 61.52 $2916 $0 $212000 $214916 | $14,841 | $164.52
901233011 30.31 $0 $0 $121,240| $121,240 $6,820 $96.10
901233008 3.24 $0 $0 $24,120 $24,120 1,357 $44.69
901233002 41.71 $0 $21,271 $70,000 | $242,831| $99,796 | $790.31
901233010 16.63 $0 $20,000 $118,216 | $252,236 | $141,744 | $1,133.90
901262002 51.27 $3,798 $57,500 $110,858 | $172,156( $72,384 | $632.39
901262003 59.01 $0 $0 $5,832 $203,277 $7,588 [ $162.51
Total 263.69 $6,714 $98,771 $662,266 | $1,230,776 | $344,530 | $3,024.42
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Zoning and Other Land Use Regulations:

The subject property monedPrime Agricultural Lands (AR20) which allows ae home per twenty
acres. The APdesignation is described extensively below

Prime Agricultural Lands (AP -20). The purpose of the prime agricultural lands district is to protect
and preserve areas of prime agricultural soils for the continued production of commercial crops,
livestock, orother agricultural products requiring relatively large tracts of agricultural land. It is
intended to preserve and protect the land environment, economy, and lifestyle of agriculture in
Jefferson County. These lands must be protected as "agriculturabfdondg-term commercial
significance." Land designated as Prime Agricultural Land shall meet the following criteria:

1 Consist, in substantial proportion, of land with prime agricultural soils as defined by the
Natur al Re s our c e s SdlSBunveyetJeffarson GonntySVéashingtamee 6 s
1 Bein regions of the county where commercial agriculture is the current and historically
predominant use including but not limited to the following areas
0 Quimper Peninsula
Beaver Valley
Chimacum Valley
Discovery Bay Valley
Quilcene River Valley
Tarboo Valley
Dosewallips Valley
West Jefferson County Valleys; and,;
T I's not currently served by Aurban government a
9 Isinan area characterized by a substantial proportion of undeveloped palaets2i acres
or greater in size; and
1 Is outside of any area designated as Master Planned Resort (MPR) or Urban Growth Area
(UGA); and
1 Isin an area where no existing land uses are present, which will seriously interfere with the
successful long term prao of a range of agricultural activities; and
9 Does not include land currently designated Rural Foresd@presently in a parcel size 40
acres or larger, or Commercial Forest {&F or Inholding Forest (IF).
The Prime Agricultural zoning designatiolfoavs a variety of agricultural and closely relatedsusk
restricts most noagricultural uses. A complete list of Permitted, Conditional, and Prohibited uses is
outlinedbelow.

O O O0OO0OO0OOo0oOo

Permitted
Residential Uses:

Accessory dwellings unitgp-housing/interibnal communities (subject to PRRD overlay in
RR districts);single-family residencedransient rental of residence or accessory dwelling
unit; andduplexes (subject to meeting underlying density requirements).

Accessory Uses:
Home businessesopttage indistry; hobby kennel.

Commercial Uses:

Bed and breakfast inn (4 to 6 rooms3d and breakfast residence (1 to 3 roommi)geral
extraction activities (without MRL overlayinineral extraction activities (ith MRL overlay)
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(10-acre min. lot size)nineral processing accessory to extraction operatioitls fARL
overlay).

Conditional Uses

Cottage industry; commercial day camneral processing accessory to extraction operations
(without MRL overlay);animal shelter emergency services (police, fire, EMS); parks and
playfields;public works maintenance/equipment storage shops; recreational facilities;
permanentultural festival and historic sitesequestrian centerpublic display gardens; park
and ride lots/transit facilities; major and minor utility developments.

Prohibited
Residential Uses

Caretaker residence (public parksgnufactured/mobile home parks (subject to PRRD
overlay in RR districts)multifamily residential units (3+ unitsjesidential care facilities with
up to 5 personsgsidential care facilities with 6 to 20 persoms;sing/convalescent/assisted
living facilities; unnamed residential uses.

Commercial uses:

Automotive service and repaautomotive service and repair (with subordinate auto sales);
boat storage, commercial (outside of SMBat building and repair; commercidinics
(medical, dental, and visiondpnvenience and video starerinking establishmengating
establishmentsmall equipment repair; sales and rental services (non agriculture related);
construction contractor; commercfalod and beverage standss stationsgolf courses and
driving rangesgrocery stores and fgishops;hotel/motel;indoor entertainment or recreational
facility; liquor storesjumber yards/building supply and materialsni-storage facilities;
personal and professional servicessorts, master planned (newgtail sales and services;
vehiclesales; new and used retail (auto and RMjgerinary clinics and hospitalsnnamed
commercial uses.

Industrial Uses

Bulk plant or terminal facilitiesasphalt and concrete batch plartsavy equipment sales and
rental servicesheavy industrial, resouregased]ight industrial/manufacturingpod or
beverage bottling and/or packagimgtdoor storage yardsecycling centergutomobile);
wrecking yards and junk (or salvage) yandsnamed industrial uses.

Essential Public Faciliies

Airports (wio airport EPF overlayeducational facilities (state ownedargescale regional
transportation facilities (state owne@®.g., freeways, ferry terminajorrectional facilities
solid waste handling and disposal facilitie@gpatient substance abusmed mental health
facilities; unnamed essential public facilities

Public Purpose Facilities

Government officedibrary; museum post office visitor/interpretive center
water/wastewater treatment facilijeemeteriesreligious assembly facilgs;unnamed
institutional uses

Small-Scale Recreation and Tourist Uses

Aerial recreational activities (e.g., balloon rides, glidemsimnal preserves and game farms
with dangerous wild animalsutdoor archery rangeeecreational vehicle parksutdoor
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shooting rangesgcreational offfoad vehicle (ORV) and aterrain vehicle (ATV) parks and
recreational areas.

Residential Density and Planned Rural Residential Development

The underlying residential density is one home per twenty acres. Plannaésidahtial

developments (PRRD) are allowed within the-20Pzoning. A twenty percent density bonus is

allowed for cluster developments with density bonuses possible for preservation of Natural, Historical
and Cultural Features; Public Service and Fachitailability; Energy Efficiency; Public Recreation
Facilities; Environmental Design; Affordable Housing; and other items believed to be suitable by the
county.

Where a density bonus is requested under Jefferson County Cod& (CC520), the average density
allowed in the underlying district may be exceeded by up to 20 percent of the allowed density for that
district and an additional 20 percent for the area in the reserve tract that are designated critical areas.
An additional bonus may be granted for the buffer area(s) associated with environmentally sensitive or
critical areas that are included within the rgsdract, the bonus shall not exceed 20 percent of the
allowed density in the buffer area; and provided further, that the area of land contained in access
easements, access panhandles orgti@m configurations shall not be included in the area

computatbns.
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