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SCHOOL BOARD ACTION REPORT 

DATE: 10/06/2017 

FROM: Dr. Larry Nyland, Superintendent 

LEAD STAFF: Dr. Lester Herndon, Assoc. Supt Capital Facilities Enrollment 

(206) 252-0644, ltherndon@seattleschools.org

Bruce Skowyra, Director of Facility Operations, Facilities Operations

(206) 252-0609, brskowyra@seattleschools.org

For Introduction: January 3, 2017 

For Action: January 17, 2017 

1. TITLE

Adopting Resolution No. 2017/18-12 to approve the purchase of a 18 Acre Parcel located at 

13001 MLK Jr. Way S. 

2. PURPOSE

This Board Action Report seeks approval to pursue purchase of real property in the amount of 

$4,000,000 to provide a new location to house school bus parking, facilities equipment and fleet 

parking as well as a possible future location for a new district warehouse.  

3. RECOMMENDED MOTION

I move that the Board adopt Resolution No. 2017/18-12, approving the purchase of certain real 

property pursuant to the purchase and sale agreement attached to this School Board Action Report, 

with any additions, deletions, and modifications deemed necessary by the Superintendent, and to take 

any necessary actions to conduct the District’s due diligence and implement the agreement.  

4. BACKGROUND INFORMATION

Background:  The District has identified a critical need for additional real property to

serve important District needs and reduce cost.  In searching for suitable real property to

meet theses needs, the District became aware that the property located at 13001 Martin

Luther King, Jr. Way South was for sale.  The District recently negotiated and executed a

purchase and sale agreement with the seller for that property.  That agreement is

conditioned on Board approval as is proposed by this BAR.

One of the proposed uses for the additional real property is to provide a place to park

school buses.  This will allow SPS the option to provide transportation vendors school

bus parking, thereby increasing the number of businesses that will be able to bid to

provide transportation services.  Our rising contract costs associated with the recent

transportation services were discussed at the February 15, 2017 Board of Directors

meeting and it was determined that part of the reason for the increased cost was because

the lack of land in Seattle to park the busses led to only one bid being submitted in

response to the most recent Request for Proposals.  This real property purchase would

allow the District to park up to half of the 398 buses in the existing fleet.  The
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Transportation Department believes this is sufficient to increase competition for the bus 

transportation services.     

  

Additionally, purchasing the real property will also save the District the current costs 

associated with property leased for warehouse needs.  Currently, the District anticipates 

spending $137,990 per year from the General fund for the lease of the Science Materials 

warehouse and $99,024 per year from the Capital Fund for the Capital Department’s 

warehouse. Eventually placing a warehouse on this site will provide storage for both of 

these functions and would eliminate this ongoing and increasing annual cost of $237,014. 

 

If the District acquired this additional real property, will also then have space available to 

be used for storage of portables to have a better response to our capacity increase.   

 

Finally, , the site will also have the added benefit of freeing additional parking at the 

JSCEE by providing a site to relocate maintenance equipment parking. 

 

Under the terms of the Purchase and Sale Agreement, the District has a 120 day 

feasibility period to conduct its analysis of the site.  The District has begun this review 

and will closely analyze the property’s environmental conditions, land use restrictions, 

construction feasibility, and other matters.  If, during this review, the District identifies 

any reason to not go forward with the purchase, the District has the right to terminate the 

agreement. 

  

a. Alternatives:  Do not acquire this property.  This is not recommended due to the 

increased ongoing costs associated with the status quo described above. 

 

b. Research:  SPS has continuously searched for land to use in the Seattle area and have 

used several different realtor resources.  Staff reviewed the proposed site for any 

hindrances that may impact our use.  The State of Washington Dept. of Ecology issued a 

review letter stating no remedial action is necessary.  An Environmental Site Assessment 

found no consequential requirements or remediation necessary for the site.  There was a 

review of geological studies conducted by King County on the constructability of the site.  

Review of the purchase and sale agreement and environmental studies have also been 

completed by outside legal counsel.  An appraisal was completed by Kidder Mathews 

that gave the property an assessed value of $4,050,000.  

 

5. FISCAL IMPACT/REVENUE SOURCE 

 

Fiscal impact to this action will be $4,000,000 for the purchase from the Capital Fund from BEX 

IV Levy.  It is estimated that the District will save the General and Capital Funds a total of 

$237,014 per year in warehouse costs and $450,000 per year in the General Fund in 

transportation costs.  The cost of the real property is expected to be totally offset by these savings 

in under a 6-year period.   

 

The revenue source for this motion is Capital Fund as provided from the BEX IV Levy. 

 

Expenditure:  X  One-time 
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Revenue: X  N/A 

 

6. COMMUNITY ENGAGEMENT:  N/A 

 

7. EQUITY ANALYSIS:  N/A 

 

8. STUDENT BENEFIT 

 

With a reduction in costs to the General and Capital Funds the District will be able to allocate the 

savings to other projects to improve our schools. 

 

9. WHY BOARD ACTION IS NECESSARY 

 

 X  Amount of contract initial value or contract amendment exceeds $250,000 (Policy No. 6220) 

 

10. POLICY IMPLICATION 

 

This motion follows Board Policy No. 6905, Site Acquisition.  The policy states, “It may be 

necessary on occasion for the district to acquire additional or replacement property for district 

purpose.”   

 

11. BOARD COMMITTEE RECOMMENDATION 

 

This motion was discussed at the Operations Committee meeting on October 05, 2017. The 

Committee reviewed the motion and moved it forward to the full board with a recommendation 

for approval. 

 

12. TIMELINE FOR IMPLEMENTATION 

 

The property has other interested parties so timeliness is important.  Upon approval of this 

motion, the purchase and sale agreement will be signed by the Superintendent and by the 

Receiver Craig Mungus.  This will secure the District’s ownership of this piece of land. 

 

13. ATTACHMENTS 

 

• Resolution 2017/18-12 (for approval) 

• 13001 MLK Jr. Way S Purchase and Sale agreement, and addenda 

• Arial Photos 

 



Seattle School District #1 
Board Resolution 

 
Resolution No. 2017/18-12 

 
A RESOLUTION of the Board of Directors of Seattle School District No. 1, King County, Seattle, 
Washington. 
 
WHEREAS, the District has identified the need to acquire real property for several uses including bus 
parking, warehouse use, portable storage, and maintenance vehicle parking; 
 
WHEREAS, acquisition of real property for these purposes will reduce costs and increase efficiencies; 
 
WHEREAS, the District identified a property for sale that might meet the District’s needs and the 
District has negotiated a purchase and sale agreement (“Agreement”) for the property, a copy of which is 
attached to this resolution; and 
 
WHEREAS, Board approval of the Agreement is required and the Agreement is contingent on Board 
adoption of an approving resolution; and 
 
WHEREAS, the District had an appraisal conducted for this property, copy of which is attached to this 
resolution. 
 
NOW THEREFORE, BE IT  
 
RESOLVED, that the Seattle School Board of Directors does hereby approve of the purchase of property 
contemplated by the Agreement; and therefore be it further 
 
RESOLVED, that the Board approves of the appraiser and the market value appraisal conducted for the 
contemplated purchase; and therefore be it further 
 
RESOLVED, that duly certified copies of this resolution shall be presented to seller of the property in 
accordance with the Agreement.  

 

ADOPTED this ______ day of __________, 2018 

 

___________________________________ _________________________________ 
Director Leslie Harris, President Director Rick Burke, Vice President 
 
___________________________________ __________________________________ 
Director Jill Geary, Member-at-Large Director Zachary DeWolf  
 
___________________________________ __________________________________ 
Director Eden Mack Director Betty Patu 
 
___________________________________ ATTEST:  _________________________ 
Director Scott Pinkham Dr. Larry Nyland, Superintendent 
 Secretary, Board of Directors  
 Seattle School District No. 1 
 King County, WA 



 
 

Purchase of 18-Acre Parcel located at 13001 MLK Jr. Way S 
Purchase and Sale agreement, with addenda 

 
Seattle Public Schools is committed to making its online information accessible and usable to all 
people, regardless of ability or technology. Meeting web accessibility guidelines and standards is 
an ongoing process that we are consistently working to improve. 
 
While Seattle Public Schools endeavors to only post documents optimized for accessibility, due 
to the nature and complexity of some documents, an accessible version of the document may 
not be available. In these limited circumstances, the District will provide equally effective 
alternate access.  
 
For questions and more information about this document, please contact the following: 

 
Lewis Carlson 

Real Estate Supervisor, Facilities 
lacarlson@seattleschools.org 

Documents include the purchase and sale documents, Addendum 1, Addendum 2, Supplemental 
Instructions, and the A17-1059 MLK Site Appraisal  
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COMMERCIAL & INVESTMENT REAL ESTATE 
PURCHASE &SALE AGREEMENT 

This has been prepared for submission to youraltainey iorn,view and approvalpriorto 
signing. No representation Is made by liceMH as to It. sufftclency or tax consequencas 

Refe~nce Date: September 26, 2017 

Seattle Public Schools 
(uBuyer") agrees to buy and 
Craig Mungas Receiver for Joseph Anderson 
("Seller") agrees to sell, on the following terms, the commercial real estate and all improvements thereon 
(codectively, the "Property•) commonly known as 13001 Martin Luther King Jr Ways 
In the City of Seattle , King . County, Washington, 98178 , 
legally described on attached Exhibit A. The Reference Date above is intended to be used to reference this 
Agreement, and is not the date of "Mutual Acceptance." Mutual Acceptance Is defined In Sectton 23 below. 

1. PURCHASE PRJCE. The total purchase price is .;;;...Fo..;;;..u=r-=-M=l=lll=o=tl______..;..._...__________ 
_____________Dollars ($41000,000.00 ) payable as follows (check only one): 

I&] All cash at closing With no financing contingency. · 
D All cash at closing contingent on new financing in accordance with the Financing Addendum (attach CBA 
Form PS_FIN). · . 

D $ .. · . . . OR . . . . . % of the purc:hase price in cash at closing with the balance of the 
purchase price paid. as ·follows (check one or both, as applicable): 0 Buyers assumption of the 
outstanding principal balance as of the Closing Date of a first lien note and deed c:,f trust (or mortgage), or real 
estate contract, in accordance with the Financing Addendum (attach CBA Form, PS_FIN); .. D Buyers delivery 
at closing of a promissory note for the balance of the purchasca price, secured by ~ deed of trust encumbering 
the Property, in accordance with the Financing Addendum (attach CBA Form PS_FIN)~
0 Other: ____________________________ 

2. EA~NEST MONEY. The earnest money in the amount of $10,000.00 ·· shall be in the form of 0 
Cash OPersonal check ~ Promissory note (attactied CBA Form EMN) 0 Other:--------

The earnest money shall be held by .0 Selling· Firm· l&lClosing Agent. Selling Broker may, however, 
transferthee~rne,s~ money to Closing Agent · 

Buyer shall deliver the earnest money no later than: 
! - -~days aft~r l\Autµal Acceptance. . • . . . . .
b£j On the last day of the Feasibility Period defined an Section 5 below. 
[ill Other: . . . . . . . . . . . . 

If the earnest rnoney is 'to be held by Selling Firtn andis over $10,000, It shall be deposited to: 0 Selfing 
Firm's pooled trust account {with int~r~st paid to t~e State Tre~surer) .. DA separate interest ,bearing trust 
a~90.unt in,.,Selling F,lrm's.,name~ The. Interest, if any, s,f'!all ~e .crecJitecj at closing to BLiyer.:Jf this s,ale fafls to 
cl?se, who~vefis entitled to th~ earn~st ma.ney Is ~~titled to. intere~t. • , · . . . . ..· . 
Selfing Firm· ~hall deposit ~ny check to be .held by :Selling Firm within 3 days after. receipt or Mutual 
Accepumce,. whlc,heyer occurs later. ~uyer agre~s Jo pay financing and purchase costs. incurred by Buyer. 
u.nles~ otherwi~e provided hi this Agreement, the earnestmoney shall be applicable to the purchase price. 

3. EXH,1Bli"s':AND AJJbENDA: Toe following Exhibits ~nd Addenda are made a part of this Agreement: . · · 
Ix) Exhibit A - Legal De$cription : • • . . . . • ... . . . . . 
~ f:amest Money Promissory Note, CBA Form EMN . r'\ , , " ~ \, \ 

INITIALS: eUYER L-nt DATE /D/,jo saLER ~ DATE ~~'2.,1\. r+ 
BUYER DATE . SELLER DATE ______ 

Ceahlly ZlNartlswest, Ul take SL S. Sle. :ZOl Klrldaad, WA 9ffl3 . . . . . . . . PhOl')t, (425)150-331! Fax: Seat1le Public Scllools 
Nkk AleYIDtos Produced with zlpFClffl'IC by zlpLoglx 18070 Fltteen MIit Road, Frasar, Mlctirgan 48026 'ffllW zlgJ 991¥ ;gm 
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COMMERCIAL & INVESTMENT REAL ESTATE 
PURCHASE & SALE AGREEMENT 

(CONTINUED) 

and the payment of any assumpti~n fees. Seller shall cooperate with Buyer's efforts to receive ,any such 
consents but shall n~t be required to incur any out-of-pocket expenses or liabiHty In doing so. SeHer shall 
transfer the Vendor Contracts as provided In Section 17. , 
I;>. Access. Seller shall permit Buyer and Its agen(s, at Buyer's sole expense and risk to enter the Property 
at • reasonable ,times subject to the rights of and aft~u legal notice to tenants, to conduct Inspections 
coocemlng ,the Property and 'improvements, including without limitation, the structural,, .condition of 
improvements, hazardous materials, pest infestation, soils coriditlons, ·sensitive areas, wetlands, or other 
matters affecting the feasibility of the Property for Buyer's Intended use. Buyer shall schedule any entry onto 
the Property with Seller In advance and .shall,comply with Seller's reasonable requirements including those 
relating to security, confidentiality. and dlsrµptlon of Seller's tenants. 13uyer shall not perform any Invasive 
te:tsting Including environment~! Inspections beyond a phase I assessment or contact the tenants flr pro,perty 
management personnel without obtaining the Seller's prior written consent, which, shall not be unreasonably 
withheld. Buyer, S™311. r~tore, Jhe. Property. and, imprpv~ments to. Jhe same condition they were. in prior to 
inspection. Buyer shall be solely responsible for.au coshi of its inspections and feasibility ancilysis and.has no 
authority to bind the Prpperty fpr · purposes o( statutory liens~ ..Buyer agrees, to· ind~hify and deft:3nd ·Seller 
from·all Hens, gosts, claims, and. exp~nses, including attorney:s• and expE)rts' fees,· arising Jrom or relating to 
entry. onto or Jnspec,tlon of the. P~operty by Buyer and its agents~ .This. agreement to indemnify a·nd defend 
Seller shall sµrvi\/e closing. Buyer may conUnue to enter the Property in accofdance with.thl9 foregoing terms 
and c:onditions after removal or satisfaction of the. feasibility contingency only for the purpose of leasing or to 
satisfy conditions of financing. , , . . , ,· .. ·.. · . . ·, · 
c. Buyer .waives the right to receive .a seller disclosure statement ("Form 17-C?mmercial") If required by 
RCW 64.p6•.However, if Seller would othel'Vlise be required to<provlde.Buyerwith a Form 17-Comroercial, 
and ff the answer to any of the· que$Uons In the section of the Fonn 17-Commerclal entitled "Environmental" 
would be. "yes," thenBuyer 'does flOt waive the receipt of the "Environmental" section of the Fonn 17-
Commerclal which shalt be provided by Seller. . 

' 6. TITLE INSURANCE. 
r ' • • 

a•... ,Ti····tie. ,Re,.p,,ort,,··Seller a,uth.,o,rize,s ,Buyer,. its. Le·n'd,e..r,•. ·L.,is,tin,a.:.E3roker1 ,Selli'!S. Broker,, o.r Clo.. sing .Agent,, at
.Seller's ~xpense, to apply · for and deliver· to Bµyer. a . 00 standard U extended (standard, if ,not 
c;:or:r,pleteic:1}., coverage owner's policy of title insurance~ .Buyer .shall pay the increased costs, associated 
with an, extended policy incl~~hig, the excess premium ,over that charged for a standard coverage, policy. 
and Jhe cosl o.f any survey required by th~ tiUe insurer. The title report shall be iss,ued by 

·Fidelity National Title• · · (a title company .of Seller's choice,· if 
not completed).. If.Seller p~yiously received a preliminary commitment from a tiUe insLJrer that Buyer ~eclines 
to us.e, Buyer shall pay a,hy cancellation fee owing to the o.riginal titl~ insurer., .othe1Wise, the, party iiipplying 
for title in,surance shall pay any title cancellation fee. in the event such a fee is assessed., • . . 
.b. Permitted .Exceptions~ Eluyer shaH notify ,Seller of a~y, objectkln~ble, matters iri, ~e ~itle 'rep?rt or,any 
supple111ental report within .the earlier of:, (1) t'Nenty (2~) days after Mutual AccepJanc~ of this Agreement; or 

.(2) the J:1xpiration or. th~ Fea!Sibllity PerioctJhi~ 1greement shall te.,rminc1te a,r1d Buyer shall re.ceJve,, a refund of ' 
th~ .earnest rn6ney,. less any d.:,sts advanced, or committed for Buyer,• 1,1nl,ss.within fav~ (5) day~•of Buyer's 
notice of :such objectl,ns (1) ~eller ag~es, in writing, to remove all obj~ction~ble proyision,s or (2) Quyet 
notifies Seller that Buyer Waive~ ~ny objections which Seller does not agree toremove. If 1any new title matters 
are,discl<lsed In a.supplemental,tltle repprt, then the pre~dlng t~rmlnaticm, objection and \Vahier ·provisions 
.shaHapply to the hca\Y \ltle inat!er$, except that Buyer'~ I\Otic, e:>f obj~i<J~S mµst b~ ,deliverf!d within flVe (5) 
days of delivery of the supplemental report and Seller's response or Buyefs waiver·must b.e· delivered within 
two (2) days of Buyer's notice · of objections. The· closlrig date shall be e~ended to the extent necessary 

IN.!s, BUYER /-"f14;-'_ DATE /#h/17 SEi.LER ~ DATE \\\,'.l91,\,l'+-
BUYER DATE SELLER DATE~~~~~--

Suttlel'ullllc 
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permit time for these notices. Buyer shall not be required to object to any mortgage or deed of trust Dens, or 
the statutory lien for real property taxes, and the same shall not be deemed to be Permitted Exceptions; 
provldE9d, however, that the .lien. securing any ~n~ncing which Buyer. has •agreed to assume shall be a 
Permitted Exception. Except for the foregoing, those provisions not objected to or for whichBuyer waived its 
objections shall be referred to collectively as.the "Permitted Exceptions." .Seller shall cooperate with Buyer 
and the tltle company to clear objectionable 'title matters but shall not be required to incur any out-of-:pocket 
expenses or llabiUty other than payment of monetary encumbrances not assumed by Buye.r and prorl:ltion of 
real property taxes, and Seller shall provide an owner's affidavit containing the information and reasonable 
covenants requested by the title compciriy. The title. policy shall contain ne> exceptions other than the General 
Exclusions and Exceptions common to such form of policy anci the Permitted Exceptions. · 

7. CI-OSiNG OF SALE. This sale shall be closed ori ----~~~-+-----=-~-,,,--__,,.....,.,._..,._.,.....,.,,..... 
(uClosing·") by · · · . . Fidelity National Title ' ("Closing 'Agenf') (Seller shall select the 
Clo~lng Agent, if rio.t comple,ted).J3liyer and Seller shall deposit with ·Closing Agent by 12:00 p;m. on the 
~ched~led Closing .date all. ln_str~ments and monies required to complete the purchase tn accorclance with this 
Agreement. ·closing" shaU be deemed. to have occurred when the deed Is recorded and the.sale proceeds 
are availat,le ,o Seller.•. Tli:ne1 is of the Eass.enf;e in· the performance ·'# this Agreement. Sale proceeds shaH be 
considered availablta to Seller, even though. they. cannot be disburse.d to Seller until the. next.business. day 
after Closing.• Notwithstanding. the· foregoing, .if. Seller informed .Buyer during the Feasibility Period that 
Seller's underlying· financing requires that it be -defeased and may not' be paid off, then Closing 'shall be 
conducted in.accordance with the three-day closln,g process described in CSA Form PS_D. This Agreement 
is intended to constitute escrow lristructior1s to Closing Agent. Buyer and Seller wm provide any supplemental 
instructions requested by Closing Agent provided the sam~ are consistent with this Agreement. 

8. CLOSING ,COSTS.AND. PRORATIONS. ·Seller shall deliver an updated rent roll to Closing Agent not later 
than two (2) days before the sc_heduled Closing date In the form required by Section 5{a) and any. other 
information reasonably. requested by Closing ~gent to allow Closing Agent to prepare a settlement sta.tement 
for Closing. Seller certifies that th.e Information contained in the rent roll is correctas of the date submitted. · 
Seller shall pay the premium forJhe owrte(s standard coverage title policy•. Buyer shall pay the excess 
premium.attrib.trtabl13 ·to 'E!"Y extended. coverage or endorsements requeste~ by. E3uyer,·c1.nd. the cost cf any 
survey required.in connection with the same. SeUer and Buyer shall each pay one-half of the escrow fees. 
Any real •state excise taxes shall be paid by the party who bears primary re,sp9nsib0lt.y for payment under the 
applicat,Je statute.Qr cod.e. Real and personal propertY taxeund a~sessme~t~ p!iyafll!! In. the year of closing; 
colle(:t~ rer1ts. on any existing tenancies; interest; utilitles;·a~d 9ther.c,p~rc1ting e~penses shall be pro~rated as 
of Closing~ If tenants pay any of the foregoing expenses directly, then Closing Ager,t ah~II only pro rate those 
expenses paid by Seller•. Buyer shall pay to Seller at Clo~ing ~ii addition.al sun1equal to any utilitydeposits or 
mortgage reserves for as~urned financing forwhlch'Bliy~r recl':liv~s the.benefit afte,r Closing. Buyer.sh,aH pay 
all costs of financing including the premium for the lender's title policy.· If the Property was taxed under a 
defe~ed. clas~ificatiop pr.lor to Glo~lng, them ·Seller. shall pay .all taxes, Jntere~t•.Perialties, deferred taxes or 
simi\ar itell'ls ''o/hlch. r~sult from removal of the Property from the deferred. classification..·At Closing, all 
refundable dep~sits.on tenanciE!s shall ~e credited to Buyer or delivereci to. Buyer for deposit in a trust .account 
if rE;iqi.dred by state or local law. Buyer sh~II pay any sales or use tax applicable to tt,e transfer of personal 
property inclu~ed. in th.e sal~t < . . · • •. : . ·.. . • • . : • ' , . . . · · • . . . • 

'a. Unpa,ld Ut11JtyC~arges. Buy~r and Seiler' ··.OWAIVe, ·.0000 NOT_'tJAIVE '(do not waive 1f neither box 
checked) the.right to have the Closing .t\g(;)nt disbu~e closing funds necessary to saUsfy unpaid utility charges 
affecting the Property p~rsuant to RCVV.60.BO. If "do not waivell is checked, then attach CBA Fo'irn UA fUtility 
Charges" Addendum) to this Agreement. 

INITIALS: BUYER L;:fi+: DATE ___{l>_(_er...,.l..,_/_,.7__ SELLE.R ~ DATE \ ~"ly\.\ \ f'\-
BUYER _______ DATE _____, ___ SELLER _____ DATE ______ 

Produced wilh zlpFa!lll® by zlploglx 18070 Fifteen Ml• Road, Fraser, Michigan 48028 WWW ;zlplllQlx com 
Seattlt PubUc 

http:RCVV.60.BO
http:addition.al
http:statute.Qr
http:required.in


C Commercial Brokers Association .1"1ni/', 
2011 \..Jll. 

ALL RIGHTS RESERVED 

CBA Fenn PS_1A 
Purchase & Sat. Alilr•ement 

Rev.1/2011 
Pages of 13 

COMMERCIAL & INVESTMENT REAL ESTATE 
PURCHASE & SALE AGREEMENT 

(CONTINUED) 

9. POST-CLOSI.NG ADJUSTMENTS, COLLECTIONS, AND PAYMENTS. After Closing, Buyer and Seller shall 
reconcile the actual. arnount of revenues or liabilities upon receipt or payment thereof to the extent those items 
w.ere prorated or credited at Cle>sing based upon estimates. Any bUlsPr invoices received by Buyer after 
Closing which re!ate to services rendered or goods deliven::td to .the Seller or. the Property prior toCl,o!:iing 
shall be paid by Seller upon presentation 'of such bill or invoice. At Buyer's option, Buyer may pay such bill or 
.invpl~e and l:!e rl:limbursed the amount paid plus Interest at the rate of 12%. per annum beginning fifteen (15) 
days frcim the date of Buyer's written demand to Seller for reimbursement until such reimbursement Is made. 
Notwithstanding the foregoing, if tenants pay certain expenses based Qn t:lstlmates s.ubJect to a post-c{osing 
reconcUiatlon to the actual amount of those ~xpenses; then Buyer shall be entitled to any surplus and shall be 
liable for any credit resulting from the reconcTiiation. · • Rents.collected from each tenant. after Closing shall be 
applied first to rentals due most recently from such tenant for the period after closing, and the balance shall 
bec:ipplled for the benefit of Seller for delinquent rentals owed for a·perlod .Prior to closing. The·am.ounts 
applied for the benefit' of Seller shall be tumed over by Buyer to Seller promptly after receipt; Seller. shall be 
~ntitled to pursul:3 any lawful.me.thods of collection of delinquent.rents but shall have no right to evict tenants 
after.Closing. · ... · . · · · · ·. . · · · 

10. OPERATION$· PRIOR TO .C~OSIHG. Prior to Closing, Seller shall contlnµe to operate. the Property in the 
ordinary course of its business. and meilntaln the Property in the sam.e or bettf3r condition than. as existing on 
ttiei date of Mut11al f\ccepta~c~ bµt shall not be required to repair.material damage from casualty except as 

· otherwise 'pr~vlded in this Agreement. After the Feasibjlity Period1 Seller shall not enter into or modify existing 
rental ~greements.or lea.ses (except that Seller rnay enter into, modify, extend, renew or terminate.residential 
rent.al agreements or residential leases In the·ordjnary course: of. its. business), service contracts, or other 
agreements affecting the Property which have terriis extending beyond Closing without first obtaining Buyer'~ 
consent, which shall not be unreasonably withheld. . ' 

11. PPSSESSION. Buyer shall be entitled to possession' l&I on closing .Q . ·{on closing, 
if not· completed). Buyer shall accept possession subject to all tenancies disclosed to Buyer. during the 
feaslbinty Period. . ·· · · · 

12. SELLER'S REP~SENTA,:19NS. Except as disclosed to or k,nown by Buyer prior. to the satisfaction or 
waiver of the fea~lbtnty contingency stated in Section 5 above; including in the books, records and documents 
made'available.to Buyer, orin.the.title!.report or any supplemental report cirdocuments•referenced therein, 
Seller represents te> Buyer that· to the best of SE!ller's actual knowledge, ..each of the folbNing is true as of the 
date'hereof: (a) SeUerJs .authorized jo enter. into the Agreement, to seUthe Property, a11d to perform its 
obligations under the Agreement; (b) The books, rec9rd$, .leases~ ~greement~ and .other ite1T1s deliv~red to 
Buyer pursuant to this Agreement comprise all material documents lr1 Seller's posses~icin.or control regarding 
the operation and condition oft.he Property; (c) Seller ha~ not received any .written notices thatlhe Property or 
·the~uslness condµctedthereon violate any applicable laws, regu1atlons,.codes and ordinances; (d) ~eUer has 
an certificate$ of occupancy, permits~ and other governmental consen~s necessary to own ancf op(:!nate.the 
Property for its current use; (e) There is no pending or threatened litigation which would adversely affect the 
Property or Bµy~r's owne~hlp ,hereof after Closing; (f) There. Is no pending or t~reatened .conden.,n111tipnor 
simnar pro~edlngs affectJng the Property, and the Property Is not Within the boundaries c,f any planned or 
auth<:>rizep loca!Jmprove01~nt distri<:t; (g) S~ller has paid (e)Ccept to.the extent prgra!ed.. at Closing) an local, 
state and federal taxes (other than real arid personal property taxes and assessm·entsde.sorlbed in Se~h:m s 

•above) attributable to th~·peric,d prior to closl.ng Which, If not paid, couid constitute~· lien on P,:operty (incl.iJ~lng 
any persc:mal property), or fonvhlch Buyer may be held liable afte,r g1~sil'.lg; (h) Seller i~ not. a'A'are, of ariy 

.concealed material defects In the Property except as disclosed to Buyer In writing during theJ=easiblHty Period; 
(l) There are no Hazardous Substances (as defined below) currently loc~te~ in, 9n, or 1Jnpe,r the pr,c,perty' Iii a 
manner or quantity . that presently violates any Environmental Law (as defined· below); there are no 
underground storage tanks located on the Property; and there Is no pending or threatened investigation or 

INITIALS: ...... DATE fO /1 /J 7 SELLER DATEBUYER __...'V-~--- ,~. \\\.'1~1'\\":\:: 
BUYER _______ OATE....__1_/___~ SELLER _______ DATE ______ 
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remedial action.by any governmental agency regarding the release of Hazardous Substances or the violation 
. of .Erivironmehtat L,aw at the Property. As .used here.in, the term "Hazardous Substances" shall mean any 
substance or material now or herer;ifter .defined .or regulated as a hazardous substance, hazardous waste, 
to?(ic subst~nc~. pollutant, or contaminant under any federal, state, or local leiw, .regulation, or ordinance 
governing any subst~lice that could .cause actual or suspected harm .to human health or the .environment 
("Environ111ental .Law"). The term "Hazardous Substances" specifically Includes, but Is not limited to, 
petroleum, petroleum by-products, and asbeste>s. · · 
If prior to Closing Seller or Buyer discovers any Information which would cause any of the representations 
above to be fats·e If the same were deemed made as of the date of.such discovery, then the party discovering 
the same shall promptly notify the other party In writing. If the newly-discovered information will result in costs 
or liat,illtyto Buyer In excess of the lesser of $100,000 or five percent (5%) of t~e purcha~e price statecl In this 
Agreememt, or will materially adve.rsely affect Buyers intended use of the Property, then Buyer shall have the 
righUo terminate the Agreement and recelve_.a refund of its earnest money. Buyer shaU give notice of 
termin~tion within f1Ve(5) days of discovering or receMng .written no~ce, of the new information~ Nothing in 
this paragraph shaU prev~nt Buyer from pursuing its remedies against Seller If Seller had actual knowledge of 
the newly-discovered ii'lfoimatlon Stich that a representation provided for above was false. · 

13. :AS-IS. Except for those: repre~entations and ·warranties. spe~lfi~aily Included in. this Agreement: (i) Seller 
makes no representa~ons or warranties regarding the Property; (ii) Seller hereby disclaims, and Buyer hereby 
waives, any and all representations or warranties of :any kind, exprt;,SS or implied, con~ming the f>rc,perty or 
ariy portlon_theteof, as to its condition, value, a.,inpliance.with laws, status of permits or approvals, existence 
or absence of hazardous material .on· site. ·occupancy rate or any other matter pf similar .or dlssimHar na,ture 
relating in any way to the Property, including the warranties.of fitness for a particular purpose, teriantabUity, 
habitability and use; (iii) Buyer otherwise takes the Property ·As IS;" and (iv) Buyer represents and warrants 
to Seller that Buyer has sufficient experience and expertise such. that it is reasonable for Buyer to rely on its 
own er~losing insp~ctions and investigations. . 

14. PERSONA,._ PROPERTY. · : .. .. 
a. •·This sale iricludes .all right, title and Interest of Seller to the folloWing tangible personal property: [&I None
DTtuat po~ion of the pers°'nal property located onand used In connection with the Property, which Seller wm 
itemize in an Exhibit to be attached to this Agreement within ten (10) days ofMutual Acceptance (None, if not 
completed)•. The value assigned to the personal property shall be$ · · · •· (if not completed,. the 
County-assessed value .if availeible, arid. if. not. available, .the .fair. market value dete~lne,d by an appraiser 
selected by .the Usting Bro~er and Selfing Broker). SeUer warrants .title to, but not the condition of, .the 
personal property and shall convey it by blH ofsale. . . •·. , . . . • · .•·· . . · · . 
b. In addition foJhe leases and Vendor Contracts assumesd. by Buyer pursuant to 8ection 5(a) above, this sale 
Includes all right. title and iriterest of Seller to the foUowing intangible .Property now or hereafter existing with 
respect to .the PropertyJnclu~ing without limitation: all rights-of-way, rights of_ ingress .or. egress or other 
~nteres.tshi, on,. ono1a~y land, highway, street, road, Qr, avenue, open or proposed; In; on, or across, in front 
of,·. abutting .. or.· adjoining .the· Property; .i:JII .rights • to. util~ies . serving t~e .Property;. >an •drawings, ·plans, 
sp~cificiations and ether architectu,ral or ~ngineering wori< product; au governmental permits,. certificates, 
licenses, authori=zatlons and approv;als; all rights, 'claims, causes of a,ction, and warranties U,nder. contracts 
With. contractors, engineers, architects, :consultants or. other. parties associated with tl'le. Property;> all. utmty, 
s~curity c:1rid ot~er deposits and. reserve accounts made as securltyJor the fulfillr.nent of any of Seller's 
obligations; any name of or ~eleph,Qne numbers for th$ Propeliy and related trademarks, service marks or 
trade dress; and guaranties, warranties or other assurances of performari~e received. . . 

INITIALS: BUYER-t-7Ji.....,'ff"· __ __ SELLER ~A}.J\ DATE..... DATE-/__,tf.....,.t,...,.·h_} 
, c:: 

SELLER _____ DATE ______BUYER DATE~_-,/~-~-
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15. CONDEMNATION AND CASUALTY. Seller bears all risk of loss until Closing, and thereafter Buyer shall bear 
the risk of loss. Buyer_ may terminate this Agreement and. obtain .a refund of the earnest money if 
Improvements on the Property are destroyed or materially damaged by casualty before Closing. or If 
condemnation proceedings are commenced against all or a portion of the Property before.Closing. Damage 
will be considered material if the cost of repair exceeds th~ lesser:of $100,000 or five percent (5%) of the 
purchase price stated In this Agreement. Alternatively, Buyer niay elect to proceed with closing, In. which 
case; at Closing,. Seller shaU assign to Buyer a11 claims and right to proceeds under any property insurance 
policy and shall credit to Buyer at Closing the amount of any deductible provided for In the policy. 

16. FIRPTA •.TAX WITHHOLDING AT CLOSING. Closing Agent is .instructed to prepare·a certification (CBA or 
NWMLS Form 22E, or equivalent) that SellE!r is not a "foreign person" within the meaning of the Foreign 
Investment in Real Property_ Tax Act, and Seller shaH sign it on or before Closing. If Seller is a foreign person, 
and this transaction is not otherwise exempt from FIRPTAi Closing Agent is instructed to withhold and pay the 
required amount to thij Internal Revenue Sen,ice~ 

17. CONVEYANCE. Title shaH be conveyed by a Statutory Warranty Deed subject Qnly to the Permitted 
Exc~ptlons. If .this Agreement is for conveyance of S.eller's vendee's i11_terest in a Real Estate Contract, the 
Statutory Warranty Deed.shall include a cont1c1ct_vendee's assignment sufficient to convey after acquired title. 
At Closing, s.eller and Buyer sha_ll execute ~nd deliver to Closing Agent CBA Form No. PS-AS Assig~ment 
and Assumption AgreE!ment transferring all lea$es and Vendor Co_ntracts assumed by Buyer pursuant to 
S~on S{a} and all intangible property transferred pursuant to Section_ .14,(b). · 

18. NOTiCES .AN'o.COf,IPUTATION OF TIME. Unless otherwise specified,· any.notice required or perm'itted In, or 
related to, this Agreement. (including revocations of. offers and counteroffers) must. be in writing.. Notices to 
Seller must be signed by at least one Buyer and must be delivered _to Seller and Listing Broker With a 
courtesy copy to any other party identified as a recipient of notices In Section 28. A notice to Seller shall be 
deemed .delivered only when received by Seller, Listing Broker, or the licensed office. of Listing. Broker. 
Notices to Buyer must be signed by at least one Seller and must.be delivered to Buyer, with a copy to Selling 
Broker and with a courtesy copy to any other party identified as a recipient of notices in Section 28, • A notice 
tc;, Buyer shall be deemed delivered only. when received by _Buyer, Selling Broker, or the licensed office of 
Selling Broker. Selling .Broker and. Listing Broker ~ave no responsibjlity to advise, or receipt of a notice 
beyond either. phoning the .rep~sented. party or causing .. acopy. of the ri~tice to be delivered to the party's 
address provided in thi,s Agreement. Buyer and.Seller shall keep Selling Broker and Ustlng Broker advised of 
their whereabouts in order to ~cei'le promptnotificatlon pf_recelpt of a notice. If ariy party_is not represented 
by a licens~, then_ noticesm'-'sl be delivered to and shalJ be effective when received by that party at the 
address, fax number, or ~mall ind_icated In Section_ .28. · 
Unless otherwise specifiedIn this Agreement, any period of time In this Agreement shall mean Pacific Time 
and_shallbegin the day after the event starting th,e perlcdar,d_shall expire at 5:00 p.m. of the la_st calendar 
day of thE! specffied period of time;. unless the last day is a Saturday, Sunday or legal holiday as defined in 
RCW 1•.16.050, iri which case the specified period of time shall):1><pire on the next day that is not a Saturday, 
Sunday or legal holiday. Any specified period of five (5) days or less shall not inch,1deSatL1r~ays; Sundays or 
legal holidays. Notwith~tandlng the foregoing, references tc·speclflc dates or times or number of hours shafl 
mean those c:tates, t1rnes or number of hours; provided, however, th~t if the Closing Date falls on a Saturday, 
Gundiay, orJegal ~plklay as defined in,RCvV 1.16;05P, or a date when the county recording office i$ closed. 
then the Closing Date shaH be the next regular busim~ss day.. · · 

INITIALS: BUYER _/rl,:;_,a.......,___ OATE--:/.....,0 ,_/'f_h_..7.____ SELLER ~ DATE \\\'29\\ (+--
BUYER ~ DATE_~'_/____ SELLER _______ DATE ________ 
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19. AGENCY D1$C~OSURE. At the signing of this Agreement, 
Selling Broker Nick Alevizatos 
Represented Seattle Publlc Schools 
and the Listing Broker=N=lc=k____evizat_____________________....,.._,....--:----------Al________os 
represented Craig Mungas Receiver for Joseph Anderson 
SeUing Firm, Selling Flrm's·oesignated Broker, Se1ling Broker's Branch M11mager (if any) and Selling Brokers 
Managing Broker (if any) represent the same party that Selling Broker represents•. Listing Firm, Listing Firm's 
Designated Broker, Listing Broker's Branch Manager (if any), and Listing Broker's Managing Broker (If any) 
represent.t11.e same party that the Listing Broker represents. If Selling Broker and Listing Broker are different 
persons ·affiliated .with the same Firm, theIi both Buyer .al'ld Seller confirm their .consent to the Brokers' 
Designated Broker, Branch Manager (if any), arid Managing Broker {if any) representing both parties as a 
dual agent. i'f Selling 13roker and Listing .Broker are the same person representing both parties, thEan both 
Buyer and Seller confirm their consent to that person and his/her Designcited Elroker, 13ranch Manager (if 
any), and Managing 13roker (if any) representing both parties as dual agents. All parties acknowledge receipt 
of the pamphlet entitled 0The Liaw of Real Estate Agency: 

20. ASSIGNl'AENT. Buyer Dmay Ix! niay not (may not. if not completed) assign this Agreement, or Buyer's 
·rights herelllider, without Seller's prior written consent,· unless provided o~eiwise herein. If the 11may not" 
option is selected arid the words "and/or assigns" oi' similar.words are used to identify the Buyer, then this 
Agreernent may be assigned wittrnotlce to Seller but without Seller's ·consent only.to an entity which is 
.controlled by ·or under common· control with the Buyer identified in t.his Agre~ni~nt. Any other assignment 
requires .SeUer's consent The. party identifi~d as the . lnitiat Buyer shall remain responsible for .those 
obligations of Buyer stated In this Agreement notwithstanding any assignment and, if this Agreement provides 
for Seller t,o finance a portion of the purchase price, then the party identified as the initial Buyer shatl 
guarantee payment oft.he Seller financing. 

21. DEFAULT.ANDATTORNEY'S FEE.: 
(a) Buyer's default. In the event Buyer fails, without. legal excuse, to complet~ the purchase of the Property, 
then (check ,,:,ne): 
Ii] S~Her 1T1ay:termlr:iate this Agreement and keep the earnest money as liquidated damages as the sole and 
exclusive rem,~dy available to Seller for such failure; or 
D Seller may, at Its option, {a) terminate this Agreement and k,eep as liquidated darnages the earnest money 
as the. sole art~ exclusive rem,edy avall~ble to Seller for such failure, (b) bring.suit againet Buyer for Sel)er's 
actual damages,' (c) bring suit to specifically enforce this Agreement c!nd recover any incidental damages, or 
(d) purs~e ariy othe'r rights or remedies available at lavv. or equity. · 
(b) Sailer's default. In the event Seller fails, without legal excuse, to complete th.e sale of the Property, 
then (check one): , . · . . . . . .. . . • . . . 
00 As Buyet's sqle. re?medy, Buyer may either (a) terminate. this Agreemel'lt and recover all etarnest.money or 
fees paid by Buyer vvhether or not.the sarne are. identified as refundallle or applicab1e to the purchase price; 
or (b) bri,,ng suit to spec.ifically enforc~ this Agreement and r~cover in~idental d~m.ages, provided, however, 
·Buyer mu~t fUe. suit within sixty (60) days from the sched1.1led date of. clqsing or from the date Seller has 
informed Buyertn·wrlHng that Sellerwillnot proc~edwith clO$ing, whichever ls 8EJrlier; or . .• 
0 Buyer may; at its opt\ori; (a) bring suit agia1nst SeUer for B,uy~~s actual damages, (b) bring suit to 
specifically !/!~force this Agreement and recover any incidental. damages, o·r (c) pursue any other rights or 
remedies available at law or equity. · 

INITIALS: BUYER 

BUYER 

L1JI/: 
• 

DATE 

DATE 

/':4//7
t7 

SELLER~ 

SELLER 

DATE ~\\':\--

DATE ------
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Neither Buyer nor Seller may recover consequential damages such as lost profits. If Buyer or Seller institutes 
suit against the other concerning this Agnaement, the prevailing party is entitled to reasonable attorneys' fees 
and expenses. In the· event of trial, the amount of the attorney's fee shall be fixed by jhe court. The venue of 
any suit shall be the county in which the Property is located, and this Agreement shall be governed by the 
laws of the state where the Property is located. . , 

22. MISCELLANEOUS PROVISIONS. 

a. ~ompleJe Agre,ement. This Agreement and any addenda and exhibits thereto state the entire 
understanding of Buyer and Seller regarding the sale of the Property. There are no verbal or other written 
agreements which modify or affect the Agreement. 

l>. ,C::ounterpart Signatures. This Agreement may be signed In counterpart, eac~ signed counterpart shall 
be deemed an,origlnal, and all counterparts together shall constitute one and the same agreement. 

c. , Electr~nlc Delivery. Electronic delivery of doc:uments (e.g~, transrnl~slOh by facsinille or email) including 
signed offers or counteroffers and notices shall be legally sufficient to bind the party the same as delivery of 
an original. At the request c:,f eith~r party, or the Closlng Agent, the parties wiU replace electronically delivered 
offers,or counteroffers with original documents·~ , , ·, , 

. . . " . . . .. 

d., .=3ection 1031 Lll~e~KiJJd):xchange.lf either Buyer or Seller intefr1ds for this tramsaction to be a part of a 
S~ctlon 1031 like:-klnd exchange. then the other party agreesJo cooperate in the completion of the like-kind 
exchange so long as t.he cooperating party incurs, no ,additional .liabiUty in doing so, and so long c:1s any 
expenses (including attorneys fees and costs) incurred by the cooperating party that are related only to the 
exchange ,are paid or reimbursed to the cooperating party at· or prior to.Closing. Notwithstanding Section 20 
above, ariy party completing a Section 1031 like'.'kind exchange may assign this Agreement to its qualified 
Intermediary or any entity set up for the purposes of completing a reverse exchange. · 

23. ACCEPTANCE; COUNlEF,tOfFERS. Seller has'until midnight of (lf not filled In; the 
third business day) following the day Buyer delivers the offer to accept this offer. unless sooner withdrawn. If 
this offer is not timely accepted. it. shall lapse, and, the earnest money. shall bet refund~d to Buyer. If either 
party,makes a future· counteroffer; the other party shall have until 5:00 p.m. on the _,•,__•• business day (if 
not.filled in, the second business day) follow1ngrecelpt to accept the counteroffer, unless ~oonerwithdrawn. If 
the ~ounteroffer is not timely accepted or countered, this Agreement sh!:111 lapse and the earnest money shall 
be refunded to the Buyer. No, acceptance, offer or counteroffer from the Buyer is effective until a si9ned copy 
is received by the SeHer, the Listing Broker or the licensed office of the Listing Broker. No acceptance, offer or 
counterofferfrom ,th~ Selleds e9ffective until a signed copy is received ..bY the Bw~r. the SelUng Broker,or the 
licemsecl office of the Selling Broker., "Mutual Acc,eptance" ~hall c:,ccur when the last counteroffer is signed by 
the offeree, and the fuJly;.signed coi.mteroffer has been received by the offerer, his or' her broker. or the 
Ucensed office of the broker.. If any party is not repres~nted by a broker, then, notices must be deliverecl to
and thall be effective when received by thatparty. , · '. 

24. INFOt:WATION TRANSFER. In the event this Agreement is terminated, Buyer agrees to deliver to Seller 
within ten (10) days, of Seiters written request copies of all materials received from Seller ,and any non~ 
prlvilegE!d plans, .studies~ reports, Inspections, appraisals, surveys, c;frawlngs, permits, applications, or other 
development woM< product relating to the Property in Buyers possession or control as of the date this 
Agreement Is terminated. 

INITIALS: BUYER _...,l.;nt...=.......___ DATE ___/ 0....,[_'i-+-h._7___ SELLEi:l ~ ,DATE. \~\\ >,.-
BUYER DATE / SELLER _____ DATE__,...-,-----

Produced With zlpFarm® by zlpLQ!llx 16070 Flftffll Mila Raad, Fraser, Mlehlgan 4B028 www ;ipl.gm 
Sntuel'ubllc 

http:Lll~e~KiJJd):xchange.lf


Cl Cammercfal Brokers Assael;~~~ __c:!B('.. 
ALL RIGHTS RESERVED . 

CSA Farm PS_1A 
Purchase &Sale Agreement 

Rev.1/2011 
Page 10 of13 

COMMERCIAL & INVESTMENT REAL ESTATE 
PURCHASE &SALE AGREEMENT 

(CONTINUED) 

25. CONFIDENTIALITY. Until and unless closing has been consummated, Buyer and ~eller shall follow 
reasonable measures to prevent unnecessary disclosure of informa~ion obtained in connection with the 
negotlatrcm and performance of this Agreement. Neither party shall use or ~nowingly permit ~he use of any 
such information fn any manner detrimental to th~ other party. 

28. SELLER'S ACCEPTANCE ANO BROKERAGE AGREEMENT. Seller agrees to sell the Property on the 
terms and con.diticms herein, and further agrees to pay a commission In a total amount computed in 
accordance with the listing or commission agreement. If there is .no writtenUsting or. commission agreement, 
Seier agr~es to pay a commission of 4.000 % of the sates price or $4,000,000.00 . The commission 
shall be apportioned .between Listing Firni and Selling Firm as. specified in the listing or any co-brokerage 
agreement. If there i$ no listing or written co-brokerage agreement, then Listing Firm shaU pay to Selling Firm 

.a. commission of 2.000 % of the sales price or $4,000,000.00 . Seiler a~slgns to Listing Firm and 
Selling Firm a portion of the sales prc:i'cee~s equal. to the commission. If ttie earp~st money is ~tal~ed as 
1iqL1idated damages, any (?osts advanced or.committed by Listing Firm. or Selling Firm for B1,1yer or Seller shall 
be reimbursed or paid therefrom, and the balance shall be paid one-half to Seller and one-half fo Listing Firm 
and Selling Firm according to the listing agreement and any ca~brokerage agreement. Jo any action by Listing 
Firm or Selling Firm to enforce this Section, the prevailing party Is entitled .to reasonable a~orneys' fees .and 
expenses. Neither Listing Firm nor SeUing Flrrnare receiving compensation from more than one party to this 
transaction unless dlsclqse.d on. an attached addertdum, in which ~se Buyer and. Seller cor,sent to. such 
compensation. The Property described in. attached Exhibit A is commercial real estate. Notwithstanding 
Section 25 above, the pages containing this Section, the parties' signatures and an attachment describing the 
Property may be recorded. . . ' • 

27. LISTING .BROKER ANO SELLING BROKER. DISCLOSURE. EXCEPT.AS OTHERWISE DISCLOSED IN 
WRlTING TO BUYER OR SELLER, THE: SELLING BROKER, LISTING BROKERi AND FIRMS HAVE NOT 
MADE ANY REPRESENTATIONS OR·•• WARRANTIES. OR CONDUCTED ANY . INDEPENDENT 
INVESTIGATION CONCERNING THE.LEGAL_EFFECT.OF,THIS AGREEMENT, BUYER'S OR SELLER'S 
FINANCIAL STRENGTH, BOOKS, RECORDS, REPORTS; STUDIES, OR. OPERATING .STATEMENTS; 
THE.. CONDITION ••oF THE PROPERTY OR ITS. IMPROVEMENTS; .THE FITNESS ·oF THE PROPERTY 
FOR BUYER'S INTENDED USE; OR OTHER MATTERS RELATING TO THE PROPERTY, INCLUDING 
WITHOUT LIMITATION; tHE PROPERTY'S ZONING: .BOUNDARIES, AREA, ·COMPLIANCE WITH 
APPLICABLE LAWS (INCLUDING LAWS REGARDING ACCESSIBILITY FOR DISABLED PERSONS), OR 
HAZAROOUS OR TOXIC MATERIALS INCLUDING MOLD OR OTHER ALLERGENS. SELLER AND BUYER 
ARE EACH ADVISED TO ENGAGE QUALIFIED EXPERTS TO ASSIST WITH THESE DUE DILIGENCE 
ANO FEASIBILITY MATTERS, AND ARE FURTHER ADVISED TO SEEK INDEPENDENT LEGAL AND TAX 
ADVICE RELATED i'OTHIS AGREEMENT. . .. . . 

INITIALS: BUYER_/__111- 0ATE {~!'101 SELLER ~___ DATE 

BUYER DATE __/____ SELLER ____ DATE ______ 
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28. IDENTIFICATION OF THE PARTIES. The followlng·is the contact Information for the parties Involved In this 
Agreement 

&YYfil: 

Contact: Seattle Public Schools 
Lewis Carlson 

Address: ________________ 

Business Phone: 
Mobile Phone: ------------

Fax=--------------~ 
Email: 

Selling Firm 
Name: Century 21 Northwest 
Assumed Name (if applicable): -----­
Seiling Broker: Nick Alevizatos 
Address: · 

Business Phone: ___________ 
Mobile Phone: ='2~0=6)=9=-54.::..-6.;;.4.:.;;5_9_______ 
Email: nlck.alevizatos@c21nwr.com 
Fax:
CBAO_ffi_c_e~N~o-.:-----------

Licenl@d Office of Selling Broker 

Address: --------,-------,..-

Business Phone:.,._(4__2=5),_2__50__-__33__0__1.&..)·---'----­
Fax: (425)629-9998)· 
Email: 
CBA Office No.:__10=0;;.;.3=32=7-----------

Courte&y Copy of Notices to Buyer to; 

Name: 
Address: 

Business Phone:------------
Mobile Phone:------------
Fax: ----------------Email:----------------
INITIALS: BUYER--"'L;.=11/r .......... 7______ DATE __.l" t_~_,_A.:...1....__ 

7BUYER DATE ______ 

~ 

Contact: Craig Mungas Receiver for Joseph Anderson 

Address:______________ 

Business Phone:___________ 

Mobile Phone:-------------
Fax: --------------
Email: 

Listing Firm 
~a.me: Century 21 Northwest 
Assumed Name (if applicable):-----­
listing Broker:Nick Alevizatos 
Address:_______________ 

Business Phone: 
Mobile Phone: .._(2=06"'"')________ 9954-64,__5_________ 
Ema11: nlck.alevizatos@c21 nwr.corn 
Fax: . 
CBA Office No.: ----------

u,ensed Office of Listing Broker 
Address:______________ 

Business Phone:....(4_2_.5)_______25o-33_0_1______ 
Fax:(425)629-9998
Email: ________________ 
CBA Office No.: .....________________1003327 

courtesy Copy of Notices to Seller to; 

Name: 
Address:. 

Business Phone: 
NlobHe Phone: -------------

Fax=--------~---~~~~ 
Emall: 

SELLERQ~ DATE 
. ,,. \ 

SELLER __. --- DATE ______ 

Produced Vlllh ZipFll!Tld by zlpl.agbc 18070 Flftun Miia l'load, Fniser, Mlr;higan 4e02e www zlplgglx com 
Suttle Publlc 

mailto:nlck.alevizatos@c21
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COMMERCIAL & INVESTMENT REAL ESTATE 
PURCHASE & SALE AGREEMENT 

(CONTINUED) 

IN WITNESS WHEREOF, the parties have·signed this Agreement intending to be bound. 

Buyer Seattle Public Schools 
Printed ame and type of entity 

.,ts~IJt,\~ 

Buyer ~ -tr.,i (Qvfeuyer ____~;_--------

Date signed ___/o_,_f;.,._,_~_,_/....,7______ 

7

Seller Craig Munga• Receiver for Joseph Anderson Seller _______________

(!'$naMSeller ~ Spllf!l'__:ted name and type al entity 

Signature and tiu~=Q;;--~~ Signature and title 

Date signed \\\29\,\'{)...... Date signed ________'--'------

INITIALS: BUYER_..... /_11.,._A..... ....7+--.- SELLERl.;_~"'-'-'+-- DATE_... 1.,..,ft_ \JS--. DATE 
BUYER DATE ___'_/___ SELLER _____ DATE ______ 

Procl!cad wlth tlpFclrmtD by zlpl.oglx 18070 Flfteen Mile Road. Fraser, MIChlgan 48026 YfflW zlPb9Pb< GPro SaltlePllhlk 
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COMMERCIAL & INVESTMENT REAL ESTATE 
PURCHASE &SALE AGREEMENT 

(CONTINUED) 

EXHIBIT A* 
(Legal Description] 

* To ensure accuracy Jn the legal description, consider substituting the legal description contained In the 
preliminary. commitment. forJHle Insurance ·or a copy of the Property's. last vesting. d~ed for this page; .Do not 
neglect to label the substitution ·exhibit A.• You should.avoid transcribing the legal de$crlption because any error 
in transcription may render the legal description lnaccu~ta and thltl Agreement void and unenforceable. 

INITIALS: BUYER_fWd: DATE_._/0 ..........__ SEUER DATE........._____ ...,.A_f-+h7 eAP:::::
1 SELLER ____ DATE ______BUYER OATE~__./------~-

Pnkllctd wilh2lpf'Dnllll by zlpll:lgix 18070 Fll!au!l PM• Road, Fram, Michigan 48028 www gfploql,t.egm 



·exHIBITA 

For APN/Parcel ID(s): 2172000515, 2172«)00518, 2172000563, 2172000560, 2172000551, 
2172000545,2172000540,1423049048,0001400007,0001400017, 
0001400041 and 0001400008 

PARCEL A: 

THAT PORTION OF TRACTS 98, 99 AND 100, SECOND ADDITION EAST RIVERTON. GARDEN 
TRACTS, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79, 
IN KING COUNTY.WASHINGTON; 
EXCEeT A PORTION NORTHEASTERLY OF A LINE RUNNING FROM THE NORTHWEST CORNER 
OF TRACT 98 TO A POINT ON THE SOUTHEASTERLY LINE OF TRACT 100, A DISTANCE 150 
FEl;T. SOUTHWESTERLY FROM THE SOUTHEASTCORNER THEREOF; 
AND EXCEPT THAT PORTION OF TRACT 98, 99 AND 100, WHICH LIES SOUTHWESTERLY OF A 
LINE WHICH IS 75 FEET NORTHEASTERLY AND PARALLEL TO THE NORTHEASTERLY RIGHT 
OF WAY MARGIN OF THE BEACON COAL MINE ROAD AS MEASURED AT ANGLES TO SAID 
MARGIN; . 

TOGETHER WITH A PARCEL OF LAND SITUATE IN, THE NORTH HALF°.OF SECTION 14, 
TOWNSHIP 23 NORTH, RANGE 4 EAST, W~M. BEING PORTIONS OF TRACTS 93 THROUGH 102, 
SEC.O~D ADDITION EAST RIVERTON. GARDEN TRACTS, ACCORDING TO THE PLAT THEREOF 
RECORDED IN VOLUME 12 OF PLATS, PAGE 79, IN KING COUNTY, WASHINGTON, DESCRIBED 
AS FOLLOWS:~. . . . . . . 

COMMENCING AT THE NORTHWESTERLY CORNER OF TRACT 81 OF SAID ADDITION, WHICH 
CORNER IS ON Tl-IE NORTH LINE OF SAID SECTION 14 APPROXIMATELY 990 FEET WESTERLY 
FROM THE NORTH QUARTER CORNER OF SAID SECTION;. . . . 
THENCE SOUTHWESTEijLY, ALONG THE NORTHWESTERLY BOUNDARY LINE OF SAID TRACT 
81, 39.85 FEET, MORE OR LESS, TO A POINT ON THE NORTHEASJERLY RIGHT OF WAY LINE 
OFBEACON COf\L MINE ROAD, SAID POINT .BEING 30.0 FEETDISTANT NORTHEASTERLY, 
MEASUR.ED AT RIGHT ANGLES, FROM THE CENTERLINE.OF SAID ROAD; .• 
THENCE SOUTHEASTERLY, ALONG SAID NORTHEASTERLY RIGHT OF WA.Y LINE, 144.43 FEET, 
MORE OR LESS, TO/\N ANGLE POINT IN SAID RIGHT OF WAY; . . . 
THENCE CONTINUING SOUTHEASTERLY, ALONG SAID NORTHEASTERLY RIGHT OF WAY LINE, 
988.67 FEET, N(QRE OR LESS, TO J\N ANGLE POINJ IN §A!D RIGHT OF WAY LINE; . • . . 
TH~NCE CQNTINUiNG SOUTHEAStERLY1 ALONG, ~AIDNQ~TH.EASTERLY RIGHT OFWAY LINE, 
236.89 FEET, NIORE 0~ L1~S$, TO.A POINTON THE S0UTHEA$TERL.Y LINE; OF. TRACT 92 .OF 
SAID ADDITION, SAID POINT BEING THE TRUE POINT OF BEGINNING; . . •.. 
THENCE NORTHEASTERLY, ALONG'sAto SOUTHEASTERLY LINE, 7M FEETi TOA POINT THAT 
IS 105,0 FEET DISTANT NORlliEASTERl.Y, MeA~URED AT RIGHT ANGLES, FROM SAID 
CENTERLINE OF BEACON COAL MINE ROAD; . . . • . . 
THE~CE SOUTHEASTERLY, PARALLEL WITH. SAiC)CENTERLINE, 603.74 FEET, MORE OR LESS,
TO AN ANGLE POlf'JT; .···· . . .... 
THENCE CONTINUING SOUTHEASTERLY, PARALLEL WITH SAID CENTERLINE, 365.58 FEET, 

http:CENTERLINE.OF
http:MEASUR.ED
http:HALF�.OF


EXHIBIT A 
(continued) 

MORE OR LESS, TO A POINT ON THE NORTH LINE OF THE C;E. BROWNELL DONATION LAND 
CLAIM; . 
THENCE WESTERLY,ALONG SAID NORTH LINE OF SAID DONATION LAND CLAIM, 140.49 FEET, 
MORE OR LESS, TO A POINT ON SAID NORTHEASTERLY RIGHT OF WAY LINE OF BEACON 
COAL MINE ROAD; . . 
THENCE NORTHWESTERLY, ALONG SAID NORTHEASTERLY RIGHT OF WAY LINE, 254.16 
FEET, MORE OR LESS, TO AN ANGLE POINT IN SAID RIGHT OF WAY LINE; 
THENCE CONTINUING NORTHWESTERLY, ALONG SAID NORTHEASTERLY RIGHT OF WAY 
LINE, 615.38 FEET, MORE OR LESS, TO THE TRUE POINT OF BEGINNING. 

PARCEL 8: 

THAT PORTION OF TRACTS 98, 99,100,101 AND 102, SECOND ADDITION EAST RIVERTON 
GARDEN TRACTS, ACCORD1NG TO THE PLAT THEREOF ~ECORDED IN VOLUME 12 OF PLATS, 
PAGE 79., IN KING COUNTY, WASHINGTON, DESCRIBED AS FOLLOWS~ 

BEGINNING AT THE INTERSECTION .OF THE SOUTHWESTERLY MARGIN OF PRIMARY STATE 
HIGHWAY NO. 2 "EMPIRE WAY SOUTH'' AND THE EASTERLY LINE OF SAID TRACT 99; 
THENCE SOUTHERLY ALONG THE EASTERLY LINES OF TRACTS 99., 100, 10.1 AND 102 TO THE 
SOUTHEAST.CORNER OF SAib TRACT 102; . . . 
THENCE WESTERLY ALONG THE SOUTH LINE OF SAID TRACT 102 TO AN INTERSECTION 
WITH A LINE WHICH IS PARALLEL TO AND 75 FEETNORTHEASTERLY OF THE 
NORTHEASTERLY RIGHT OF WAY MARGIN OF BEACON COAL MINE ROAD MEASURED AT 
RIGHT ANGLES TO SAID 
~~ ... . . . . 
THENCE NORTHWESTERLY ALONG SAID PARALLEL LINE TO AN INTERSECTION WITH THE 
NORTHWESTERLY LINE OF SAID TRACT 101; 
THENCE NORTHEASTERLY ALONG SAID NORTHWESTERLY LINE TO A POINT 150 FEET FROM 
THE MOST NORTHERLY CORNER OF SAID TRACT 101; , 
THENCE· 1N A STRAIGHT LINE TO A CORNER OF SAID TRACT 98, BEING THE INTERSECTION 
OF THE NORTHWESTERLY LINE-AND THE NORTH LINE OF SAID TRACT 98; 
THENCE EASTERLY ALONG SAID NORTH LINE TO AN INTERSECTION WITH THE 
SOUTHWESTERLY MARGIN OF SAID STATE HIGHWAY; 
THENCE SOUTHEASTERLYALONG SAID MAf1GIN TO THE POINT OF BEGINNING. 

PARCELC: 

THAT PORTION OF TRACTS 108 ANO 114, SECOND ADDITION EAST RIVERTON GARDEN 
TRACiS, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79, 
IN KING COUNTY, WASHINGTON, LYING SOUTHWESTERLY OF SR 900 ALSO KNOWN AS 
STATE ROAD NO 2. 

PARCEL 0: 

NOFffH 65 FEET OF LOT 107, SECOND ADDITION EAST RIVERTON GARDEN TRACTS, 
ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79, IN KING 
COUNTY, WASHINGTON,. LYING WESTERLY OF SR 900 ALSO KNOWN AS STATE ROAD NO 2. 

PARCE_LE: 

THE SOUTH 35 FEET OF LOT 107, SECOND ADDITION EAST RIVERTON GARDEN TRACTS, 
ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, P~GE 79, IN KING 



EXHIBIT A 
(~ohtinued) 

COUNTY, WASHINGTON, LYING WESTERLY OF SR 900 ALSO KNOWN AS STATE ROAD NO 2. 

PARCE:LF: 

THAT PORTION OF LOT 106, SECOND ADDITION EAST RIVERTON GARDEN TRACTS, 
ACCORDING TO THE PLAT THEREOF RECORDED lN VOLUME 12 OF PLATS, PAGE 79, IN KING 
COUNTY, WASHINGTON, LYING SOUTHWESTERLY OF STATE ROAD NO 2, AS CONVEYED TO 
THE STATE OF WASHINGTON BY DEED RECORDED UNDER RECORDING NO. 2455528; 
ALSO THE WEST 200 FEET OF LOT 105; 
THE WEST 200 FEET OF LOT 104; 
AND THE WEST 250 FEET OF LOT 103, ALL IN SAID PLAT OF SECOND ADDITION TO EAST 
RIVERTON GARDEN TRACTS. 

PARCELG: 

THAT PORTION OF TRACTS 103, 104 and 105, SECOND ADDITION EAST RIVERTON GARDEN 
TRACTS, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79, 
RECORDS OF KING COUNTY, WASHINGTON, DESCRIBED AS FOLLOWS: 

' ' 

BEGINNING AT THE SOUTHEAST CORNER OF SAID LOT 103; 
THENCE NORTHERLY ALONG THE EAST LINE OF SAID LOT 103 TO THE SOUTHWEST.ERLY 
LINE OF STATE ROAD NO. 2, AS CONVEYED TO THE STATE OF WASHINGTON BY DEED 
RECORDED UNDER RECORDING NO. 2455528; 
THENCE NORTHWESTERLY ALONG SAID SOUTHWESTERLY LINE TO THE NORTH LINE OF 
SAID LOT 105; 
THENCE WESTERLY ALONG SAID NORTH LINE TO THE EAST LINE OF .THE WEST 200 FEET OF 
SAIDLOT105; ... , . 
THENCE SOUTHERLY ALONG THE EAST LINE OF THE WEST 200.00 FEET TO SAID LOT 105 
AND LOT 104 TO THE NORTH LINE OF SAID LOT 103; 
THENCE EASTERLY ALONG SAID NORTH LINE TO THE EAST LINE OF THE WEST 250.00 FEET 
TO SAID LOT 103; .. 
THENCE SOUTHERLY ALONG SAID LAST MENTIONED EAST LINE TO THE SOUTH LINE OF SAID 
LOT103; 
THENCE EASTERLY ALONG SAID SOUTH LINE TO THE POINT OF BEGINNING. 

PARCELH: 

THAT PORTION LYING SOUTHWESTERLY OF STATE HIGHWAY NO. 2 OF THE FOLLOWING 
DESCRIBED TRACT: 

THE WEST HALF OF GOVERNMENT LOT 17, SECTION 14, TOWNSHIP 23 NORTH, RANGE 4 
EAST, W1LLAMETTE MERIDIAN, IN KING COUNTY, WASHINGTON: 
EXCEPT THE WEST 165.27 FEET LYING NORTHEASTERLY OF STATE HIGHWAY NO. 2; AND 
EXCEPT STATE HIGHWAY NO. 2; AND 
EXCEPT COUNTY ROAD. 

PARCELi: 

THAT PORTION OF THE DONATION LAND CLAIM OF C.L. BROWNELL, DESIGNATED AS CLAIM 
""NO. 41 AND BEING PARTS OF SECTION 13 AND 14, TOWNSHIP 23 NORTH, RANGE 4 EAST,. 
W.M.• IN KING COUNTY, WASHINGTON, DESCRIBED AS FOLLOWS: 



EXHIBIT.A 
(continued) 

BEGINNING AT THE IRON PIPE ON THE NORTH LINE OF SAID DONATION CLAIM AT A POINT 
3735.56 FEET WEST OF THE NORTHEAST CORNER THEREOF (THE SAID NORTH LINE BEING 
ASSUMED TO BE EXACTLY EAST AND wesn; ... . . 
THENCE SOUTH 0"01'50" WEST 100 FEET TO A SECOND IRON PIPE; 
THENCE SOUTH 0"01i50" V\/EST 80 FEET TO THE NORTH LINE OF A TRACT DESCRIBED IN 
90UNTY TRJ::ASURER'S DEED NO. 34588 RECORDED JANUARY 13, 1953 UNDER AUDITOR'S 
FILE NO. 4306427; . . . . . 
THENCE 81 °32'30" WEST TO THE NORTHEAST MARGIN OF PRESENT BEACON COAL MINE 
COUNTY RPAD; . 
THENCE NORTHWESTERLY ALONG SAIO NORTHEAST MARGIN TO SAID NORTH LINE OF 
DONATION CLAIM; . 
THENCE EAST ALONG SAID NORTH LINE 605 FEET MORE OR LESS TO THE POINT OF 
BEGINNING. 

PARCELJ: 

A TRACT OF LAND SITUATED IN THE C.E. BROWNELL DONATION CLAIM NO. 41, KING COUNTY, 
WASHINGTON, DESCRIBED AS FOLLOWS: 

BEGINNING AT THE SOUTHWEST CORNER OF THE NORTHEAST QUARTER OF THE 
NORTHEAST QUARTER OF SECTION 14, TOWNSHIP 23 NORTH, RANGE 4 EASTi W.M., IN KING 
COUNTYi WASHINGTON, BEING THE SOUTHWEST CORNER OF S_OUTH SEATILE GARDENS, 
ACCORDII\I.G JO THE PLAT RECORDED IN VOLUME 19 OF PLATS,'PAGE 17, IN KING COUNTY, 
WASHINGTON; • . . . .. •. .· . . .. . . . 
THENCE SOUTH 0"43'35" WEST ALONG THE WEST LINE OF THE SOUTHEAST QUARTER OF 
THE NORTHEAST QUARTER OF. SAID SECTION, A DISTANCE OF 413.81 FEET TO THE TRUE 
POINT OF BEGINNING; 
THENCE NORTH 81°32'30" EAST 336.93 FEET; 
THENCE NORTH 8°59130" WEST 62 FEET TO THE MOST NORTHERLY CORNER OF A TRACT OF 
LAND DESCRIBED IN INSTRUMENT RECORDED UNDER,RECORDING NO. 5057187; 
THENCE SOUTH 67°38'0011 EAST 112.33 FEET TO AN INTERSECTION WITH THE BOUNDARY OF 
PRIMARY SlAiE HIGHWAY NO. 2; 
THENCE NORTH 22°24'00" EAST; 10 FEeT TOAN INTERNAL ANGLE POINT IN THE 
SOUTHWESTERLY.BOUNDARY OF SAID STATE HIGHWAY; . 
THENCE NORTHWESTERLY ALONG SAID SOUTHWESTERLY BOUNDARY TO THE NORTH LINE 
OF S~ID C.E~ BROWNELL DONATION CLAIM; . . 
THENCE WESTERLY ALONG SA1D NOflTH LINE TO A POINT WHICH IS 3,735.56 FEET WEST OF 
THE NORTHEAST CORNER THEREOF; 
THENCE SOUTH 0°01'50"WEST 180 FEET, MORE OR LESS, TO A POINT WHICH BEARS SOUTH 
81 °32'30" WEST OF THE TRUE POINT OF BEGINNING; 
THENCE NORTH 81a32'30i' EAST TO THE TRUE POINT OF BEGINNING. 

PARCELK: 

BEGINNING AT THE SOUTHWEST CORNER OF THE NORTHEAST QUARTER OF THE 
NORTHEAST QUARTE~ OF SECTION 14, TOWNSHIP 23 NORTH, RANGE 4 EAST, WILLAMETIE 
MERIDIAN, IN KING COUNTY, WASHlNGTON, BEING THE SOUTHWEST CORNER OF SOUTH 
SEAme GARDENS; ' , . . , . 
THENCE SOUTH 0°43'351' WEST ALONG THE WEST LiNE OF THE SOUTHEAST QUARTER OF 
THE NORTHEAST QUARTER 413.81 FEET TO THE TRUE POINT OF BEGiNNING; 
THENCE NORTH 81°32'30" l:AST 336.93 FEET TO THE NORTHEAST CORNER; 
THENCE SOUTH 08~27'30" EAST 300 F_EET TO THE SOUTHEAST CORNER; 

http:3,735.56


EXHIBIT A 
(continued) 

THENCE SOUTH 81 °32'30" WEST 450 FEET; 
THENCE NORTH 32°28'40" WEST 147.85 FEET; 
THENCE NORTH 79°19'50" WEST 177.79 FEET; . . . 
THENCE NORTH 52°45'501

' WEST 149.26 FEET TO THE NORTHWEST CORNER; 
THENCE NORTH 81 °32'30" EAST 445.4 FEET TO THE BEGINNING. 
BEING IN CHARLES E. BROWNELL DONATION CLAIM NUMBER 41. 

SITUATE IN THE COUNTY OF KING, STATE OF WASHINGTON 

For APN/Parcel ID(s): 217200-0605-07 

Parcel L: 
That portion of Lot 115, SECOND ADDITION EAST RIVERTON GARDEN TRACTS, according to the 
plat thereof recorded in Volume 12 of Plats, Page 79, records of King County, Washington, described 
as follows: · 

Beginning at the Southeast corner of said Lot 115; . . 
Thence North 0°23 East, along the East line thereof, n.70 feet to the Southwest margin of Martin 
Luther King Jr. Way;· · · 
Thence North 4.1°06'30" West, along said margin, 7.00 feet; 
Thence South s1•.1s·1s" West, 32~00 feet; 
The.nee .South 11°40'36" West 64.0ci feet to the ~outh line of said Lot 115; 
Thence South 8911 3T East, ~long said south Une 42.00 feet to the Polnt of Beginning, .as contained in 
the King County Boundary Line Adjustment number L93L0034, recorded under Recording No. 
9305059001, records of King Co~nty, Washington. 

Situate in the County of King, State of Washington. 
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EARNEST MONEY PROMISSORY NOTE 

$10.000.00 Place: Seattle 

Date: September 26, 2017 

FOR VALUE RECEIVED, .:;S=ea=t=tle;;;....;;..;Pu=b=li=c...;;S__ho=o--lsc...... __________________ 
________________________ ("Buyef') agrees to pay to 
the order of _______...;F:..::i~de:::.l.:.:.ity,1,..N::.::.a=t=io=n=al._T:.:.lt=le___________ ciiHolder") the sum of 
_________....;;T...;;;e.....n____ou=s"""a"'"'n=d_________Dollars ($10,000.00 )Th__ 
as follows: 

D ______days (3 days If not filled In) following mutual acceptance of the Purchase and 
Sale Agreement. 

[&I Upon satisfaction or waiver of the feasibility. contingency stated In the Purchase and Sale 
Agreement.

0 Other ____________________________ 

*' 
This Note is evidence of the obligation to pay earnest money under the purchase and sale agreement 

(the "Agreement") between the Buyer and Craig Mungas Receiver for Joseph Anderson 

("Seller'') dated July 25, 2017 for the property located at 
13001 Martin Luther King Jr Way S, Seattle, WA 98178 . Bµyer's failure 1o 

pay the earnest money strictly as above shall constitute default on the Agreement as well as on this Note. 

If Holder retains ari attorney for collectlon of amounts due pursuant to this Note, or If Holder brings 
suit to collect any amounts due on this Note, Buyer promises to pay a reasonable attorney's fee and 
costs. This Note shall bear interest at the rate of twelve percent (12%) per annum after default. 

BUYER ~By:20~ 
Seattle Public Schools ~oc.~ frvfev-~ 
Printed Nc1me and Title: Lawis A. Carlson Real Estala Supervisor 

. " 

* po not en.ter-"on cfosing" as the date this. Not~ bl!CQmes due and P,ayable, be~use closing under the 
Purchase Agreemert is not.certain to occur, Instead .los,ct a specific date or an event that is certain to 
~ 

CClltu)'ll NartJiwut, l%t Lake St. S. SIL 201 Klrklamt. WA 91033 Phone: (425)2S0-330l Fax; 
NickAmiiz1ltas Produced with zlpFC!l!\11 by zlplaglx 18070 Flll111n MIia ~aad, Fraser, Mlchlgln 48026 WWW zlplogjx SAm 
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FIRST ADDENDUM 
TO 

COl\tilVIERCIAL & INVESTMENT 
REAL ESTATE PURCHASE & SALE AGREE1\1ENT 

This Addendum (this "Addendum") is part of the Commercial & Investment Real Estate Purchase 
and Sale Agreement ("Agreement") with a Reference Date of July 25, 2017, between Craig 
Mungas, Receiver for Joseph Anderson, as Seller, and Seattle School District No. 1, a Washington 
municipal corporation, as Buyer. 

Seller and Buyer hereby modify the Agreement as set forth below. The section numbers 
indicated below correspond with the sections of the Agreement being modified hereby. Except as 
modified below, the terms and conditions of the Agreement remain in full force and effect. 

Section 2 (Earnest Money) 

The third sentence of Section 2 is modified to indicate that Buyer shall deliver the earnest 
money no later than on the last day of the Feasibility Period defmed in Section 5. 

The following is added to Section 2: 

Following the expiration of the initial 60 days of the Feasibility Period (defined 
below), upon the request of Seller and provided that this Agreement remains in 
effect at the time of such request, Buyer agrees to convert the Earnest Money 
Promissory Note to cash and authorize use of the earnest money by Seller to 
defray a portion of the cost to Seller of removing material from the Property 
pursuant to Section 11. Should this Agreement subsequently be terminated due to 
Buyer's failure to give notice of its satisfaction or waiver of its feasibility 
contingency, or otherwise under circumstance entitling Buyer to a return of its 
earnest money, Seller will return to Buyer an amount equal to the released earnest 
money. 

Section 3 (Exhibits and Addenda) 

Section 3 is modified to indicate that, in addition to Exhibit A, an Earnest Money 
Promissory Note (CBA Form EMN) and this Addendum are made part of the Agreement. 

Sections 4 (Seller's Underlying Financing) and 7 {Closing of Sale} 

The second and third sentences of Section 4 and the penultimate sentence of Section 7 are 
deleted. Seller warrants and represents to Buyer that the Property is not subject to any 
lien the elimination of which requires a defeasance. 

Section 5 (Feasibility Contingency): 

Buyer~ 

Sell~ 
Addendum - Page 1 



The second sentence of the introductory language of Section 5 is deleted and replaced 
with the following: 

This Agreement shall terminate and Buyer shall receive a refund of the earnest 
money unless Buyer gives written notice to Seller within 120 days (the 
"Feasibility Period") of Mutual Acceptance stating that this condition is satisfied; 
provided that, by written notice to Seller, Buyer may extend the Feasibility Period 
for an additional 60 days in the event the findings of a Phase 1 environmental 
study conducted by Buyer during the Feasibility Period includes a 
recommendation, either in the Phase 1 report or in related correspondence from 
Buyer's consultant, that a Phase 2 study be conducted to further investigate 
matters identified during the Phase 1 study; and further provided that, by written 
notice to Seller and deposit into escrow with the Closing Agent for the account of 
Seller on or before expiration of the Feasibility Period $2,500 (the "Extension 
Payment"), Buyer may extend the Feasibility Period for an additional 60 days. 
The Closing Agent shall release the Extension Payment to Seller immediately 
upon Buyer's deposit of the Extension Payment into escrow. By its execution of 
this Addendum, Buyer authorizes the Closing Agent to release the Extension 
Payment to Seller in accordance with this section without any further instruction 
or authorization from Buyer. The Extension Payment shall be credited to the 
Purchase Price. Buyer shall pay the Extension Payment as consideration for 
Seller's extension of the Feasibility Period, and the Extension Payment shall be 
deemed fully earned and belong to Seller and shall not be refunded to Buyer 
except in the event this transaction fails to close as the result of a default by Seller 
and except as otherwise specifically provided herein. No part of the Extension 
Payment shall constitute earnest money under this Agreement. 

The following is added to the introductory language of Section 5: 

Notwithstanding anything to the contrary in this Agreement, $100.00 of the 
earnest money deposit shall be paid to Seller if Buyer exercises its right under 
Section 5 to terminate, as independent consideration for such right of termination. 

Section 5a (Books, Records, Leases, Agreements} 

Without limiting the generality of the list of items to be made available under Section Sa, 
Seller shall include among the items in the possession or subject to the control of Seller 
that Seller makes available for inspection by Buyer and Buyer's agents within five days 
after Mutual Acceptance the items set forth in the list appended to this Addendum as 
Attachment A. 

Buyer shall have the right, at Buyer's expense, to copies of any and all items made 
available by Seller to Buyer. If this Agreement terminates without a Closing, Buyer shall 
return all such copies to Seller. 

Buyer __ 

Selle~ 
Addendum - Page 2 



Section 5b (Access) 

The third sentence of Section 5b is deleted and replaced with the following: 

Buyer shall have the right to conduct a Phase 2 study, including sampling of soil, 
groundwater or other media or conveyance systems, as determined in the sole 
discretion of Buyer. Seller shall fully cooperate with Buyer's conduct of Phase 1 
and Phase 2 studies, including providing a person with knowledge of the Property 
for an interview during the Phase 1 study and in making all reasonable 
accommodations to facilitate drilling activities (such as moving obstructions) 
should Buyer conduct a Phase 2 study. 

The last sentence of Section 5b is modified to provide that Buyer may continue to enter 
the Property after waiver or satisfaction of the feasibility contingency subject to the 
foregoing restrictions. 

Section 6b (Permitted Exceptions) 

The initial three sentences of Section 6b are deleted and replaced with the following: 

Buyer L~ 

Sell~ 

Notwithstanding Section 6b, the following process shall be utilized with respect to 
matters in any title report or supplemental title report: Buyer shall have until the 
end of the 20th day following the Buyer's receipt of the title report and copies of all 
recorded documents referenced in it (the "Buyer Objection Deadline") to notify 
Seller in writing of any objection (the "Buyer Objection Notice") that Buyer may 
have to any such matters. If Buyer delivers the Buyer Objection Notice, then Seller 
may deliver, in Seller's sole and absolute discretion, a response (the "Seller 
Response") no later than 5 days after the date of the Buyer Objection Notice (the 
"Response Deadline"), indicating what, if any, action Seller commits to take to 
eliminate, cure or otherwise address the matters set forth in the Buyer Objection 
Notice. If Seller fails to deliver the Seller Response on or before the Response 
Deadline, Seller shall be deemed to have elected not to address or cure any of the 
matters set forth in the Buyer Objection Notice. Unless Seller gives Buyer a timely 
Seller Response in which Seller unconditionally commits to eliminate or cure all 
matters objected to by Buyer in the Buyer Objection Notice, Buyer shall have the 
right to terminate this Agreement by notice in writing given to Seller prior to the 
end of the 5th day following the due date of the Seller Response. If Buyer gives a 
written termination notice to Seller within such five-day period, then this 
Agreement shall terminate automatically and be of no further force or effect and 
neither party shall have any further rights or obligations hereunder ( other than 
pursuant to any provisions hereof which expressly survive the termination of this 
Agreement), and all earnest money and the Extension Payment, if any, shall be 
refunded to Buyer less any costs advanced or committed for Buyer. If Buyer fails 
to timely exercise its right of termination under this section, then Seller's 
commitment to undertake such actions as are set forth in the Seller Response shall 
be an additional Seller covenant and also a condition precedent to Buyer's 
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obligations to close. If the title report is re-issued or updated after the Buyer 
Objection Deadline, Buyer shall have the right to object (each, a "New Buyer 
Objection") to any additional matter disclosed or contained in any such re-issuance 
or update of the title report ( each, a ''New Title Document Matter"). 

If Seller is unwilling or unable to eliminate any such New Title Document Matter 
or to cure or otheiwise address such New Title Document Matter to the satisfaction 
of Buyer (in Buyer's sole and absolute discretion) prior to the Closing Date, Buyer 
shall have the right either to (i) waive such New Title Document Matter and 
proceed to Closing, or (ii) terminate this Agreement and receive a return of all 
earnest money and the Extension Payment, if any, less any costs advanced or 
committed for Buyer (in addition to any other remedies as Buyer may have under 
this Agreement if the New Title Document Matter was caused by a breach of a 
covenant or representation of Seller under this Agreement). 

The owner's affidavit referenced in the second-to-last sentence, to be provided 
upon request of the Title Company, shall be the form attached hereto as 
Attachment B. If the Title Company is unwilling to insure on the basis of such 
form of owner's affidavit ( either on the basis of standard coverage if Buyer elects 
not to purchase extended coverage, or on the basis of extended coverage if Buyer 
elects to purchase extended coverage) and Seller fails to provide to the Title 
Company a form of owner's affidavit acceptable to the Title Company, then 
Buyer shall have the right to terminate this Agreement, in which case the earnest 
money and the Extension Payment, if any, shall be refunded to Buyer. 

Section 7 (Closing of Sale) 

The initial sentence of Section 7 is deleted and replaced with the following: 

This sale shall be closed ("Closing") by Fidelity National title ("Closing Agent") 
within 3 0 days of Buyer giving timely written notice to Seller that the feasibility 
contingency set forth in Section 5 is satisfied. 

The penultimate sentence of Section 7 is modified to permit Buyer and Seller to provide 
their own escrow instructions to the Closing Agent in lieu of the Closing Agent's 
preprinted standard instructions. 

Section 11 (Possession) 

The following sentence is added to Section 11: 

Buyer~ 

Sell~ 
\ 

Prior to closing, Seller shall remove from upper portion of the Property all 
equipment and other personal property that does not constitute fixtures as well as 
all scrap material, construction and other debris, and the retention block wall that 
is street side along Martin Luther King Jr. Way, with the upper portion of the 
Property graded to a flat and smooth condition. Seller shall use its best efforts 
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and take all reasonable steps to remove the earthen berm fronting alongside of 
Martin Luther King, Jr., Way. The gas station, mobile home/office and scale 
shack shall remain but shall be emptied of all contents. Any scrap material, 
construction and other debris remaining on the lower portion of the property at 
closing shall be subject to the terms of the Supplemental Instructions to Escrow 
and Holdback Agreement referenced in the Second Addendum to this Agreement. 

Section 15 {Condemnation and Casualty) 

The second sentence of Section 15 is deleted and replaced with the following: 

Buyer may terminate this Agreement and obtain a refund of the earnest money if 
improvements on the Property are destroyed or materially damaged by casualty 
before Closing, or if, before Closing, condemnation proceedings are cori1menced, 
or either of the parties becomes aware that a governmental entity with powers of 
condemnation plans to commence condemnation proceedings, against all or a 
portion of the Property. 

Section 18 {Notices and Computation of Time) 

Notices to Seller will be effective only if such notices are delivered to Seller at the 
address, fax number or email indicated in Section 28 and to G. Richard Hill, 
McCullough, Hill Leary, P.S., 701 Fifth Avenue, Suite 6600, Seattle, WA 98104, 
facsimile 206-812-3389., or rich@mhseattle.com. 

Section 22a (Complete Agreement) 

Section 22a is deleted in its entirety and replaced with the following: 

Complete Agreement; Modification. This Agreement and any addenda and 
exhibits hereto state the entire understanding of Buyer and Seller regarding the 
sale of the Property, supersede all prior discussions and agreements, and may not 
be modified, amended, assigned or otherwise changed in any manner except by 
written instrument executed by both parties thereto. 

Section 23 (Acceptance; Counteroffers) 

Section 23 is deleted in its entirety and replaced with the following: 

Buyer l-...'ic,i 

Sell~ 

Mutual Acceptance; Board Approval. "Mutual Acceptance" shall occur when 
both parties have executed the Agreement and this Addendum. The Agreement 
( and this Addendum) shall be null and void and Buyer shall receive a refund of 
the earnest money unless Buyer shall, on or before the date that is ninety (90) 
days following Mutual Acceptance, notify Seller in writing that the Board of 
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Directors of Buyer has adopted a resolution approving the transaction 
contemplated by the Agreement and this Addendum. 

Section 26 {Seller's Acceptance and Brokerage Agreement) 

The figure "$160,000.00" is substituted for the figure "$4,000,000.00" in each of the two 
instances where it appears in Section 26. 

New Section. The following new section is hereby added to the Agreement: 

Survival All provisions of this Agreement that provide for any performance following 
the Closing, or that reasonably should be construed to apply following Closing, shall 
survive the Closing. 

Buyer~ 

Selle~ 
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Attachments to Addendum: 

A Additional Documents 
B Owner's Affidavit 

EXECUTED by the parties as of the dates set forth below. 

Seller: Buyer: 

Receiver for Joseph Andersson Seattle School District No. 1 

By. C ;r yY\ vVf-c-
Craig Mungas 

By. 1f6~ 
Its: f:l!f ttu-nJv,-.. 

Dated signed: \\ \1 9t t \ q-' ... Dated signed: )Z J, ':f / , 7 
I I I 

Buyer .l:1Jtr. 
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Attachment A 

DUE DILIGENCE MATERIALS 

1. Tenant fuformation: 

( a) Leases/ Amendments/subleases/lease proposals 

(b) List of security deposits/prepayments 

( c) Rent delinquencies 

( d) Leasing status report 

2. Operating fuformation: 

(a) Contracts regarding property (service contracts, parking contracts, construction 
and architect contracts, management contracts, etc.) 

(b) Real estate tax bills and assessments and documents pertaining to any prior or 
pending appeal of taxes or assessments 

3. Property and Building Information: 

(a) Plans and Specifications 

(b) Prior title work ( title policies and commitments and all instruments affecting title) 

( c) Prior surveys, subdivisions, site plans, etc. 

( d) Existing engineering reports 

( e) Existing environmental reports (including Phase 1 and Phase 2 studies and 
asbestos/hazardous building survey reports) 

(f) Other existing property reports (geotechnical, soils, and/or seismic), including 
reports characterizing fill on the property its nature and elevation/thickness) 

(g) Existing property inspection reports (including but not limited to seismic, 
structural, ADA) 

(h) Copies of warranties 

(i) Insurance policies and claims 

G) Governmental permits, licenses or other authorizations, all documents with 
respect to any pending applications for any governmental permits, licenses, or 

Buyer_m--

Sell~ 
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other authorizations, all documents reflecting any denial of any past application 
for any governmental permit, license, or other authorizations, and all documents 
relating to any alleged violation of conditions or requirements of any 
governmental permit, license, or other 

(k) Certificates of Occupancy 

(1) All agreements, notices and correspondence from/with governmental or quasi­
governmental entities or agencies, including without limitation the USEP A, the 
Washington State Department of Ecology, the Washington State Department of 
Natural Resources, the City of Seattle, and King County. 

(m) Litigation ( copies of relevant documents, status summary), including proceedings 
for appointment of receiver for the Property 

Buyer~ 

Seller~ 
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Attachment B 

OWNER'S AFFIDAVIT 

The undersigned hereby certifies/certify to Fidelity National Title Insurance Company, 
Inc. ("Title Company11

), as follows: 

1. (herein referred to as 110wner") owns fee simple title to that certain real property 
(the "Property - Exhibit A11

), located in King County, Washington, and identified as 
the land to be insured under commitment no. (the "Commitment"), issued by the 
Title Company. 

2. Owner is duly organized and validly existing under the laws of the State of 
Washington, and Is In good standing to do business in the state where the Property 
is located. Owner has taken all necessary action, and has full power and authority to 
execute and deliver this Certificate and all of the instruments that are to be recorded 
and Insured in connection with the transaction contemplated under the Commitment. 

3. Except as disclosed by the Commitment, there are no leases, tenancies, or any 
claims or interests based on possession of the Property, except those listed below or 
set forth on the attached rent roll: 

A) 
B) 
C) 

4. Except as disclosed by the Commitment, there are no rights of first refusal or options 
to purchase the Property, or any part thereof or interest therein, except: 

If none, check here D 

5. Except as disclosed by the Commitment, there are no deeds, mortgages ( or other 
security interests), easements, contracts, covenants, or servitudes affecting the 
Property or any part thereof or interest therein, except: 

If none, check here D 

6. No labor or materials have been furnished to the Property for improvements 
authorized or contracted for by or on behalf of Owner within the last 120 days, nor 
have any contracts been entered into for such improvements, except: 

If none, check here D 

7. Except as disclosed by the Commitment: (i) there are no taxes or assessments which 
are not now payable but which could become a lien on the Property; (ii) there are no 
proceedings currently pending by a public agency which may result In the imposition 
of such taxes or assessments; and (iii) the Owner has not received notice of the 
commencement of any such proceedings. 
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8. Except as disclosed by the Commitment, each property is owned and operated in 
compliance with all applicable zoning codes and ordinances. 

9. The corners and boundary lines of the Property are established, and there are no 
disputes or third party claims with respect to the location of such corners and 
boundary lines. 

10. There are no defects, liens, encumbrances, adverse rights, claims, interests, or other 
matters created, suffered or permitted by Owner which affect the Property, and 
which could become a lien or attach to the Property after the effective date of the 
Commitment, but prior to the date the proposed insured will acquire, for value, the 
estate or interest to be insured under the Commitment. 

11. All service, installation, connection, maintenance or construction charges for sewer, 
water, electricity or garbage collection or disposal, or other utilities which are due or 
which accrue before the day of closing will be paid by Seller directly either at the 
closing or upon subsequent notification by the Purchaser. 

12. To the best of the Owner1s knowledge, the following utilities or services are available 
to the Property: 

D 

D 

Water service 

Electrical power 
service 

D 

D 

Natural gas service 

Sanitary sewer 

D 

D 

Telephone service 

Storm water 
drainage 

The undersigned executes and delivers this Certification on behalf of Owner for the 

purpose of inducing the Title Company to issue a title insurance policy on the day of 

closing in conformance with the Commitment. Owner agrees to indemnify, defend and 

hold the Title Company harmless from and against any loss or liability it may suffer or 

incur under any title insurance policies issued in reliance upon this Certificate and which 

loss or liability results from the inaccuracy of any of the representations made herein. 

DATED: ______ , 2016 

By:------------
(please print name here) 

Its:------------
Buyer~ 

Selle~ 
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EXHIBIT A 

PARCEL A: 

THAT PORTION OF TRACTS 98, 99 AND 100, SECOND ADDITION EAST RIVERTON GARDEN 
TRACTS, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79, 
IN KING COUNTY, WASHINGTON; 
EXCEPT A PORTION NORTHEASTERLY OF A LINE RUNNING FROM THE NORTHWEST CORNER 
OF TRACT 98 TO A POINT ON THE SOUTHEASTERLY LINE OF TRACT 100, A DISTANCE 150 
FEET, SOUTHWESTERLY FROM THE SOUTHEAST CORNER THEREOF; 
AND EXCEPT THAT PORTION OF TRACT 98, 99 AND 100, WHICH LIES SOUTHWESTERLY OF A 
LINE WHICH IS 75 FEET NORTHEASTERLY AND PARALLEL TO THE NORTHEASTERLY RIGHT 
OF WAY MARGIN OF THE BEACON COAL MINE ROAD AS MEASURED AT ANGLES TO SAID 
MARGIN; 
TOGETHER WITH A PARCEL OF LAND SITUATE IN THE NORTH HALF OF SECTION 14, 
TOWNSHIP 23 NORTH, RANGE 4 EAST, W.M. BEING PORTIONS OF TRACTS 93 THROUGH 102, 
SECOND ADDITION EAST RIVERTON GARDEN TRACTS, ACCORDING TO THE PLAT THEREOF 
RECORDED IN VOLUME 12 OF PLATS, PAGE 79, IN KING COUNTY, WASHINGTON, DESCRIBED 
AS FOLLOWS: 
COMMENCING AT THE NORTHWESTERLY CORNER OF TRACT 81 OF SAID ADDITION, WHICH 
CORNER IS ON THE NORTH LINE OF SAID SECTION 14 APPROXIMATELY 990 FEET WESTERLY 
FROM THE NORTH QUARTER CORNER OF SAID SECTION; 
THENCE SOUTHWESTERLY, ALONG THE NORTHWESTERLY BOUNDARY LINE OF SAID TRACT 
81, 39.85 FEET, MORE OR LESS, TO A POINT ON THE NORTHEASTERLY RIGHT OF WAY LINE 
OF BEACON COAL MINE ROAD, SAID POINT BEING 30.0 FEET DISTANT NORTHEASTERLY, 
MEASURED AT RIGHT ANGLES, FROM THE CENTERLINE OF SAID ROAD; 
THENCE SOUTHEASTERLY, ALONG SAID NORTHEASTERLY RIGHT OF WAY LINE, 144.43 FEET, 
MORE OR LESS, TOAN ANGLE POINT IN SAID RIGHT OF WAY; 
THENCE CONTINUING SOUTHEASTERLY, ALONG SAID NORTHEASTERLY RIGHT OF WAY LINE, 
988.67 FEET, MORE OR LESS, TO AN ANGLE POINT IN SAID RIGHT OF WAY LINE; 
THENCE CONTINUING SOUTHEASTERLY, ALONG SAID NORTHEASTERLY RIGHT OF WAY LINE, 
236.89 FEET, MORE OR LESS, TO A POINT ON THE SOUTHEASTERLY LINE OF TRACT 92 OF 
SAID ADDITION, SAID POINT BEING THE TRUE POINT OF BEGINNING; 
THENCE NORTHEASTERLY, ALONG SAID SOUTHEASTERLY LINE, 75.0 FEET, TO A POINT THAT 
IS 105.0 FEET DISTANT NORTHEASTERLY, MEASURED AT RIGHT ANGLES, FROM SAID 
CENTERLINE OF BEACON COAL MINE ROAD; 
THENCE SOUTHEASTERLY, PARALLEL WITH SAID CENTERLINE, 603.74 FEET, MORE OR LESS, 
TO AN ANGLE POINT; 
THENCE CONTINUING SOUTHEASTERLY, PARALLEL WITH SAID CENTERLINE, 365.58 FEET, 
MORE OR LESS, TO A POINT ON THE NORTH LINE OF THE C.E. BROWNELL DONATION LAND 
CLAIM; . 
THENCE WESTERLY, ALONG SAID NORTH LINE OF SAID DONATION LAND CLAIM, 140.49 FEET, 
MORE OR LESS, TO A POINT ON SAID NORTHEASTERLY RIGHT OF WAY LINE OF BEACON 
COAL MINE ROAD; 
THENCE NORTHWESTERLY, ALONG SAID NORTHEASTERLY RIGHT OF WAY LINE, 254.16 
FEET, MORE OR LESS, TO AN ANGLE POINT IN SAID RIGHT OF WAY LINE; 
THENCE CONTINUING NORTHWESTERLY, ALONG SAID NORTHEASTERLY RIGHT OF WAY 
LINE, 615.38 FEET, MORE OR LESS, TO THE TRUE POINT OF BEGINNING. 

PARCEL B: 

THAT PORTION OF TRACTS 98, 99,100,101 AND 102, SECOND ADDITION EAST RIVERTON 

Buyer L~ 

Se~ 
Addendum - Page 12 



GARDEN TRACTS, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, 
PAGE 79, IN KING COUNTY, WASHINGTON, DESCRIBED AS FOLLOWS: 
BEGINNING AT THE INTERSECTION OF THE SOUTHWESTERLY MARGIN OF PRIMARY STATE 
HIGHWAY NO. 2 "EMPIRE WAY SOUTH" AND THE EASTERLY LINE OF SAID TRACT 99; 
THENCE SOUTHERLY ALONG THE EASTERLY LINES OF TRACTS 99, 100, 101 AND 102 TO THE 
SOUTHEAST CORNER OF SAID TRACT 102; 
THENCE WESTERLY ALONG THE SOUTH LINE OF SAID TRACT 102 TO AN INTERSECTION 
WITH A LINE WHICH IS PARALLEL TO AND 75 FEET NORTHEASTERLY OF THE 
NORTHEASTERLY RIGHT OF WAY MARGIN OF BEACON COAL MINE ROAD MEASURED AT 
RIGHT ANGLES TO SAID 
MARGIN; 
THENCE NORTHWESTERLY ALONG SAID PARALLEL LINE TO AN INTERSECTION WITH THE 
NORTHWESTERLY LINE OF SAID TRACT 101; 
THENCE NORTHEASTERLY ALONG SAID NORTHWESTERLY LINE TO A POINT 150 FEET FROM 
THE MOST NORTHERLY CORNER OF SAID TRACT 101; 
THENCE IN A STRAIGHT LINE TO A CORNER OF SAID TRACT 98, BEING THE INTERSECTION 
OF THE NORTHWESTERLY LINE AND THE NORTH LINE OF SAID TRACT 98; 
THENCE EASTERLY ALONG SAID NORTH LINE TO AN INTERSECTION WITH THE 
SOUTHWESTERLY MARGIN OF SAID STATE HIGHWAY; 
THENCE SOUTHEASTERLY ALONG SAID MARGIN TO THE POINT OF BEGINNING. 

PARCEL C: 

THAT PORTION OF TRACTS 108 AND 114, SECOND ADDITION EAST RIVERTON GARDEN 
TRACTS, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79, 
IN KING COUNTY, WASHINGTON, LYING SOUTHWESTERLY OF SR 900 ALSO KNOWN AS 
STATE ROAD NO 2. 

PARCEL D: 

NORTH 65 FEET OF LOT 107, SECOND ADDITION EAST RIVERTON GARDEN TRACTS, 
ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79, IN KING 
COUNTY, WASHINGTON, LYING WESTERLY OF SR 900 ALSO KNOWN AS STATE ROAD NO 2. 

PARCEL E: 

THE SOUTH 35 FEET OF LOT 107, SECOND ADDITION EAST RIVERTON GARDEN TRACTS, 
ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79, IN KING 
COUNTY, WASHINGTON, LYING WESTERLY OF SR 900 ALSO KNOWN AS STATE ROAD NO 2. 

PARCEL F: 

THAT PORTION OF LOT 106, SECOND ADDITION EAST RIVERTON GARDEN TRACTS, 
ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79, IN KING 
COUNTY, WASHINGTON, LYING SOUTHWESTERLY OF STATE ROAD NO 2, AS CONVEYED TO 
THE STATE OF WASHINGTON BY DEED RECORDED UNDER RECORDING NO. 2455528; 
ALSO THE WEST 200 FEET OF LOT 105; 
THE WEST 200 FEET OF LOT 104; 

.. --AND THE WEST 250 FEET OF LOT 103, ALL IN SAID PLAT OF SECOND ADDITION TO EAST 
RIVERTON GARDEN TRACTS. 

PARCEL G: 

THAT PORTION OF TRACTS 103, 104 and 105, SECOND ADDITION EAST RIVERTON GARDEN 
TRACTS, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79, 
RECORDS OF KING COUNTY, WASHINGTON, DESCRIBED AS FOLLOWS: 

Buyer l....~ 
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Addendum - Page 13 



BEGINNING AT THE SOUTHEAST CORNER OF SAID LOT 103; 
THENCE NORTHERLY ALONG THE EAST LINE OF SAID LOT 103 TO THE SOUTHWESTERLY 
LINE OF STATE ROAD NO. 2, AS CONVEYED TO THE STATE OF WASHINGTON BY DEED 
RECORDED UNDER RECORDING NO. 2455528; 
THENCE NORTHWESTERLY ALONG SAID SOUTHWESTERLY LINE TO THE NORTH LINE OF 
SAID LOT 105; 
THENCE WESTERLY ALONG SAID NORTH LINE TO THE EAST LINE OF THE WEST 200 FEET OF 
SAID LOT 105; 
THENCE SOUTHERLY ALONG THE EAST LINE OF THE WEST 200.00 FEET TO SAID LOT 105 
AND LOT 104 TO THE NORTH LINE OF SAID LOT 103; 
THENCE EASTERLY ALONG SAID NORTH LINE TO THE EAST LINE OF THE WEST 250.00 FEET 
TO SAID LOT 103; 
THENCE SOUTHERLY ALONG SAID LAST MENTIONED EAST LINE TO THE SOUTH LINE OF SAID 
LOT 103; 
THENCE EASTERLY ALONG SAID SOUTH LINE TO THE POINT OF BEGINNING. 

PARCEL H: 

THAT PORTION LYING SOUTHWESTERLY OF STATE HIGHWAY NO. 2 OF THE FOLLOWING 
DESCRIBED TRACT: 
THE WEST HALF OF GOVERNMENT LOT 17, SECTION 14, TOWNSHIP 23 NORTH, RANGE 4 
EAST, WILLAMETTE MERIDIAN, IN KING COUNTY, WASHINGTON: 
EXCEPT THE WEST 165.27 FEET LYING NORTHEASTERLY OF STATE HIGHWAY NO. 2; AND 
EXCEPT STATE HIGHWAY NO. 2; AND 
EXCEPT COUNTY ROAD. 

PARCEL I: 

THAT PORTION OF THE DONATION LAND CLAIM OF C.L. BROWNELL, DESIGNATED AS CLAIM 
NO. 41 AND BEING PARTS OF SECTION 13 AND 14, TOWNSHIP 23 NORTH, RANGE 4 EAST, 
W.M., IN KING COUNTY, WASHINGTON, DESCRIBED AS FOLLOWS: 
BEGINNING AT THE IRON PIPE ON THE NORTH LINE OF SAID DONATION CLAIM AT A POINT 
3735.56 FEET WEST OF THE NORTHEAST CORNER THEREOF {THE SAID NORTH LINE BEING 
ASSUMED TO BE EXACTLY EAST AND WEST); 
THENCE SOUTH 0°01'50" WEST 100 FEET TO A SECOND IRON PIPE; 
THENCE SOUTH 0°01'50" WEST 80 FEET TO THE NORTH LINE OF A TRACT DESCRIBED IN 
COUNTY TREASURER'S DEED NO. 34588 RECORDED JANUARY 13, 1953 UNDER AUDITOR'S 
FILE NO. 4306427; 
THENCE 81 °32'30" WEST TO THE NORTHEAST MARGIN OF PRESENT BEACON COAL MINE 
COUNTY ROAD; 
THENCE NORTHWESTERLY ALONG SAID NORTHEAST MARGIN TO SAID NORTH LINE OF 
DONATION CLAIM; 
THENCE EAST ALONG SAID NORTH LINE 605 FEET MORE OR LESS TO THE POINT OF 
BEGINNING. 

PARCELJ: 

A TRACT OF LAND SITUATED IN THE C.E. BROWNELL DONATION CLAIM NO. 41, KING COUNTY, 
WASHINGTON, DESCRIBED AS FOLLOWS: 
BEGINNING AT THE SOUTHWEST CORNER OF THE NORTHEAST QUARTER OF THE 
NORTHEAST QUARTER OF SECTION 14, TOWNSHIP 23 NORTH, RANGE 4 EAST, W.M., IN KING 
COUNTY, WASHINGTON, BEING THE SOUTHWEST CORNER OF SOUTH SEATTLE GARDENS, 
ACCORDING TO THE PLAT RECORDED IN VOLUME 19 OF PLATS, PAGE 17, IN KING COUNTY, 
WASHINGTON; 
THENCE SOUTH 0°43'35" WEST ALONG THE WEST LINE OF THE SOUTHEAST QUARTER OF 
THE NORTHEAST QUARTER OF SAID SECTION, A DISTANCE OF 413.81 FEET TO THE TRUE 

Buyer L7lt-

Seli&- Addendum - Page 14 



POINT OF BEGINNING; 
THENCE NORTH 81°32'30" EAST 336.93 FEET; 
THENCE NORTH 8°59'30" WEST 62 FEET TO THE MOST NORTHERLY CORNER OF A TRACT OF 
LAND DESCRIBED IN INSTRUMENT RECORDED UNDER RECORDING NO. 5057187; 
THENCE SOUTH 67°36'00" EAST 112.33 FEET TO AN INTERSECTION WITH THE BOUNDARY OF 
PRIMARY STATE HIGHWAY NO. 2; 
THENCE NORTH 22°24'0011 EAST, 10 FEET TO AN INTERNAL ANGLE POINT IN THE 
SOUTHWESTERLY BOUNDARY OF SAID STATE HIGHWAY; 
THENCE NORTHWESTERLY ALONG SAID SOUTHWESTERLY BOUNDARY TO THE NORTH LINE 
OF SAID C.E. BROWNELL DONATION CLAIM; 
THENCE WESTERLY ALONG SAID NORTH LINE TO A POINT WHICH IS 3,735.56 FEET WEST OF 
THE NORTHEAST CORNER THEREOF; 
THENCE SOUTH 0°01'50" WEST 180 FEET, MORE OR LESS, TO A POINT WHICH BEARS SOUTH 
81 °32'30" WEST OF THE TRUE POINT OF BEGINNING; 
THENCE NORTH 81 °32'30" EAST TO THE TRUE POINT OF BEGINNING. 

PARCEL K: 

BEGINNING AT THE SOUTHWEST CORNER OF THE NORTHEAST QUARTER OF THE 
NORTHEAST QUARTER OF SECTION 14, TOWNSHIP 23 NORTH, RANGE 4 EAST, WILLAMETIE 
MERIDIAN, IN KING COUNTY, WASHINGTON, BEING THE SOUTHWEST CORNER OF SOUTH 
SEATTLE GARDENS; 
THENCE SOUTH 0°43'35" WEST ALONG THE WEST LINE OF THE SOUTHEAST QUARTER OF 
THE NORTHEAST QUARTER 413.81 FEET TO THE TRUE POINT OF BEGINNING; 
THENCE NORTH 81 °32130 11 EAST 336.93 FEET TO THE NORTHEAST CORNER; 
THENCE SOUTH 08°27'30" EAST 300 FEET TO THE SOUTHEAST CORNER; 
THENCE SOUTH 81 °32'30" WEST 450 FEET; 
THENCE NORTH 32°28'40" WEST 147.85 FEET; 
THENCE NORTH 79°19'50"WEST 177.79 FEET; 
THENCE NORTH 52°45'50" WEST 149.26 FEET TO THE NORTHWEST CORNER; 
THENCE NORTH 81 °32'30" EAST 445.4 FEET TO THE BEGINNING. 
BEING IN CHARLES E. BROWNELL DONATION CLAIM NUMBER 41. 
SITUATE IN THE COUNTY OF KING, STATE OF WASHINGTON 

Parcel L: 

That portion of Lot 115, SECOND ADDITION EAST RIVERTON GARDEN TRACTS, according to the 
plat thereof recorded in Volume 12 of Plats, Page 79, records of King County, Washington, described 
as follows: 
Beginning at the Southeast comer of said Lot 115; 
Thence North 0°23 East, along the East line thereof, 77.70 feet to the Southwest margin of Martin 
Luther King Jr. Way; 
Thence North 41°06'30" West, along said margin, 7.00 feet; 
Thence South 51°16'15" West, 32.00 feet; 
Thence South 11 °40'36" West 64.00 feet to the South line of said Lot 115; 
Thence South 89°371 East, along said south line 42.00 feet to the Point of Beginning, as contained in 
the King County Boundary Line Adjustment number L93L0034, recorded under Recording No. 
9305059001, records of King County, Washington. 
Situate in the County of King, State of Washington 

Buyer J •• :fit 
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SECOND ADDENDUM 
TO COMMERCIAL & INVESTMENT REAL ESTATE 

PURCHASE AND SALE AGREEMENT 

The Commercial & Investment Real Estate Purchase and Sale Agreement by and 
between Seattle Public Schools, (individually and collectively referred to as 
"Purchaser" or "Buyer") and Craig Mungas, Receiver for Joseph Anderson, 
(individually and collectively referred to as "Seller") regarding the real property located 
in King County, State of Washington, commonly known as 13001 Martin Luther King 
Jr. Way S, Seattle, WA 98178, is hereby amended as follows: 

1. The costs of the receivership, including attorney's fees, receiver's fees and all taxes 
and assessments shall be paid out of the proceeds of the sale at closing. The remaining 
proceeds shall remain in escrow and shall be subject to the provisions of the attached 
hold back agreement between Seller and Purchaser. 

2. The Seller's Representations set forth in Paragraph 12 are revised as follows: 

(a) Seller's right to enter into this Agreement is subject to the approval of the 
King County Superior Court in King County Cause No. 02-2-07034-SKNT. Seller 
agrees to file a motion with the court seeking approval of this Agreement and the 
transactions contemplated herein within thirty (30) days following the date of 
Mutual Acceptance and to exercise its best efforts thereafter to secure such 
approval. 

(c) Seller cannot represent that the Property in its current state complies with all 
applicable laws, regulations, codes and ordinances. Seller has been operating 
pursuant to King County Superior Court Cause No. 02-2-07034-SKNT. Seller 
shall fully cooperate with Buyer during the Feasibility Period to assist Buyer in 
determining the status of the property regarding compliance thereof. 

(d) Seller is currently operating under a temporary wind-down permit, and 
Seller's current business operations shall cease on or before Closing. 

(e) The property is currently the subject of King County Superior Court Cause 
No. 02-2-07034-SKNT 

3. Paragraph 17 of the Purchase and Sale Agreement is modified to provide that title 
shall be conveyed by a Special Warranty Deed. 
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SUPPLEMENTAL INSTRUCTIONS TO ESCROW 
AND HOLDBACK AGREEMENT 

This Supplemental Instructions to Escrow and Holdback Agreement is by and between 
Seattle Public Schools, (individually and collectively referred to as "Purchaser" or "Buyer") 
and Craig Mungas, Receiver for Joseph Anderson, (individually and collectively referred to as 
"Seller") and Fidelity National Title, ("Fidelity"), regarding the real property located in King 
County, State of Washington, commonly known as 13001 Martin Luther King Jr. Way S, 
Seattle, WA 98178. Fidelity has been appointed as escrow agent to close the transaction. 

1. Parties. Seattle Public Schools has agreed to buy and Craig Mungas, Receiver for Joseph 
Anderson has agreed to sell real property commonly known as 13001 Martin Luther King Jr. 
Way S, Seattle, WA 98178, and Fidelity National title. ("Fidelity'') has been appointed as 
escrow agent to close said transaction. 

2. Disbursement of Net Proceeds. Seller and Buyer hereby instruct escrow to pay out of the 
proceeds of the sale at closing all attorney's fees, receiver's fees and delinquent taxes, 
assessments and other governmental impositions incurred during the receivership and 
applicable to the subject property. The remainder of the proceeds shall be held by escrow for 
use by the Seller first to remove all equipment and other personal property that does not 
constitute fixtures, scrap material and debris, as provided for in Paragraph 11 of the Purchase 
and Sale Agreement, as modified by the parties, with the remainder only disbursed after 
Seller and Buyer certify that this obligation has been fulfilled by the Seller. If Seller is unable 
to accomplish this obligation within sixty (60) days of closing, Buyer shall have the right to 
unilaterally control the remainder of the removal, and to unilaterally instruct escrow to 
release the remaining funds accordingly. 

3. Marketable Title. Nothing in this section shall limit Seller's obligation to pass marketable 
title, as provided for in the purchase and sale agreement. 

4. No Merger. The terms of this Agreement shall not merge into the deed and shall survive 
closing. 

5. Miscellaneous. Time is of the essence of this Agreement. This Agreement represents the 
entire agreement of the parties regarding this matter, and may only be amended in writing. 
This Agreement shall be binding upon and inure to the benefit of the parties and their 
respective heirs, successors and assigns. The waiver of any default by either party shall not 
be construed as a continuing waiver or a waiver of any subsequent default of the same or any 
other provision of this Agreement. If any provision of this Agreement is found to be invalid, 
the remaining provisions shall not be affected. The terms of this Agreement shall be governed 
by and construed under the law of the State of Washington, and venue shall lie in the county 
in which the subject property is located. In the event any action or proceeding is brought by 
either party against the other party by reason of the breach or enforcement of this Agreement, 
the prevailing party shall be entitled to recover from the other party all costs and expenses of 
the action, including reasonable attorneys' fees. 
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October 20, 2017 

 

Lewis Carlson 

Real Estate Supervisor – Property Management 

Seattle School District 

M/S 23-365 

PO Box 34165 

Seattle, WA  98124 

 

Re: Vacant Land, MLK Jr. Way Site – Seattle School District 

 Seattle, WA 

 

Dear Mr. Carlson: 

 

At your request, we have prepared a restricted appraisal of the referenced property.  The intended 

user of this appraisal includes yourself and the Seattle School District.  The intended use of this 

appraisal is for internal decision making, pertaining to the potential purchase of the subject property.  

The intended user of this report is considered to be a regular consumer of appraisal reports and 

understands the limited nature and limited transferability of an appraisal that is less than a more 

comprehensively presented appraisal document.  This report may not be suitable for other uses 

and we are not responsible for unauthorized use of this report.  

 

This Restricted Appraisal has been prepared in conformance with the current Uniform Standards 

of Professional Appraisal Practice (USPAP) under the scope outlined below.  Our services 

comply with and are subject to the Code of Professional Ethics and Standards of Professional 

Practice of the Appraisal Institute.  The appraisal complies with the reporting requirements of 

USPAP for restricted report presentation.  Data, reasoning and analysis are simply stated with all 

the necessary and supporting documentation retained in our files.   

 

 

Market Value As Is, as of October 16, 2017 ............................................................. $4,000,000 

 

 

Respectfully submitted, 

 

 

David Chudzik, Ph.D., MAI, CRE Keven A. Russell, MAI 

State-certified General Real Estate Appraiser #1102099 State-certified General Real Estate Appraiser #1102079 

DMC-KAR/sh 
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Ownership History 

The subject consists of 13 individual parcels of varying but similar ownership.  King County 

Assessor records illustrate the following ownerships for each parcel.  Notably, the property owner 

is behind on taxes, delinquent from 2015 to the present.   

 

APN Ownership 

217200-0605 Joseph & Mary Anderson 

217200-0563 Joseph Anderson 

217200-0515 Joseph Anderson 

217200-0518 Joseph Anderson 

217200-0560 Joseph Anderson 

217200-0551 Joseph Anderson 

217200-0545 Joseph Anderson 

217200-0540 Sunco Recoveries LTD (Joseph Anderson) 

142304-9048 North Frances (Agent) 

000140-0041 Joseph Anderson 

000140-0017 Calvin Anderson 

000140-0007 Sunco Recoveries LTD (Joseph Anderson) 

000140-0008 Joseph Anderson 

Source:  KC Assessor Records 

 

The parcels have been under the same ownership for at least three years.  The property has 

been periodically marketed since mid-2007 with an original asking price of $12,000,000 falling to 

$8,999,000 by early-2008.  It was taken off the market for a period of time, and then brought back 

on in mid-2010 at $10,000,000 before reducing the price to $6,000,000 by early-2011 and 

expiring in mid-2011.  The property was brought back to the market in late-2011 at $8,000,000.  It 

went pending in mid-2012, although the buyer backed out in the feasibility period and the listing 

expired in mid-2013.  More recently the property was listed for sale in late-2015 at $4,000,000, 

and the listing expired in early 2013.  It was quickly put back on the market by a different agent at 

the same price in mid-2016.  The listing again went pending, although the buyer backed out in 

early-2017.  The property is currently listed for $4,000,000 with a long time on market.  The listing 

agent noted the legal difficulties with the property being in receivership as the issue hindering 

procurement of a buyer, although other’s in the market noted the steep topography as a 

significant factor.   

 

Most recently Seattle Public Schools made an offer to purchase the property at the full list price of 

$4,000,000.  The Purchase and Sale Agreement has been signed by the school district as an 

offer, although it has yet to be accepted and signed by the seller.  The listing agent noted they are 

waiting on some approvals by the lawyers to sign and accept the offer.  There are no other offers 

that we are aware of, nor is the property under contract to sell. 
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Purpose of Appraisal 

The purpose of this appraisal is to determine the property’s market value.  The term “Market 

Value” is defined as: 

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 the buyer under conditions whereby: 

a. the buyer and seller are typically motivated; 

b. both parties are well informed or well advised, and acting in what they consider their 

own best interests; 

c. a reasonable time is allowed for exposure in the open market; 

d. payment is made in terms of cash in U.S. dollars or in terms of financial 

arrangements comparable thereto; and 

e. 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 [g]. 

 

Scope of Appraisal 

The valuation process involved: 

 

1. Exterior inspection of the subject property.  

2. A sale comparison approach was developed for the property.  Comparable land sale data 

was researched using a combination of data sources including CoStar, Loopnet, 

Commercial MLS, NWMLS, public records and Kidder Mathews’ in-house databases.  The 

search focused on multi-family zoned lots with sloping topography, focused on the 

immediate area.  

3. Knowledgeable market participants were interviewed including real estate brokers and 

property owners. 

       4.    Public records, a P&S Agreement, ESA Phase 1, and other documents were reviewed 

for property specific data. 
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Extraordinary Assumption 

The property currently functions as a contractor’s yard and concrete recycling plant.  It is my 

understanding the seller will remove all rock product, equipment, clear and grade the actively 

used portions of the site prior to closing.  As such, we have applied an extraordinary assumption 

that these conditions will be met prior to closing. 

 

The property owner is currently behind on property taxes, delinquent from 2015 to the present.  It 

is an assumption of this report, that the taxes will be cleared at closing and at a cost to the seller. 

 

Hypothetical Condition 

None 

 

Effective Date of Appraisal 

October 16, 2017 

 

Date of Appraisal Report 

October 20, 2017    

 

Property Description 

The subject is an 18.88 acre 13 parcel assemblage south of Seattle and north of Renton in an 

area of unincorporated King County known as the Skyway neighborhood.  The north portion of 

the property is accessed from Martin Luther King Jr. Way, and the south from Beacon Coal Mine 

Road.  The zoning promoted multi-family development at a density of 24 units per acre.   

 

The site slopes considerably to the southwest with a generally level area consisting of 

approximately 4.99 acres on the north and another approximately 3.01 acres on the south.  The 

buyer noted another area they intend to use along a driveway extending into the northeast portion 

of the property from MLK Jr. Way S.  The area is too narrow to be considered developable based 

on the highest and best use, although notably may work for the buyer’s intentions.  The two 

usable areas are separated by steep slopes of more than 40%, which would be classified as a 

critical area within King County jurisdiction.  A parcel map with elevation contours illustrating 

steep slopes and the corresponding usable areas is included in the Addenda of this report.  

Notably, the elevation contours include a rock pile, which will be removed prior to sale, thus the 

northwest corner is actually more level than it appears on the elevation contours map.  

Development within areas of steep slopes may require a 50’ buffer and 15’ building setback when 

slopes are greater than 40% and higher than 20’ as is the case of the subject.  Removal of any 

vegetation from a steep slope or buffer is generally prohibited.  The County may allow reduction 

in buffers if appropriately supported through a critical area alteration exception.  Given the 
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relatively narrow usable areas, especially to the south, we would expect a developer to attempt to 

mitigate steep slope hazards through CAAE, resulting in higher development costs but hopefully 

smaller buffers.   There are few allowed alterations in the steep slope critical areas.  Those 

important to the subject include trails and viewing platforms, and maintenance and/or creation of 

view corridors through very limited trimming and pruning.   

 

The slope reduces usable acreage for both buildable area and utility, although offset to some 

degree by natural amenity associated with extensive views including Mt. Rainier to the southeast, 

the Duwamish River Valley and Fosters Golf Course to the south.  Additionally, a creative 

developer may be able to create walking trails through the sloped terrain adding to the scenic 

amenity.  Furthermore, the sloping topography increases development costs with stabilization 

requirements, while the somewhat narrow usable areas impact density likely including single-

loaded lots.   

 

Highest & Best Use 

The highest and best use is for a multifamily development, likely stacked apartments due to site 

constraints associated with topography.  

 

Property Valuation 

There are six multi-family zoned land sale comparisons attached to this report for the reader’s 

review.  Three are currently pending, including the subject’s pending offer to purchase at full ask 

price.  All of the sales are located in the subject’s immediate neighborhood.  Three of the six 

sales (L-1, L-2 & L-5) included critical areas associated with steep slopes, moderately to 

significantly reducing the usable site area.  In each case, the usable areas were calculated and 

associated densities applied.  Four of the six are located along moderate to high traffic arterials 

like the subject, conveniently accessible albeit impacted by traffic noise.  Five of the six are zoned 

R-24, like the subject.  Another is zoned R-14, although the buyer proposed a PUD concept 

allowing bonus densities closer to 18 units per acre.  The subject sale L-1 and sale L-2 are being 

purchased for alternative uses, the subject being bus storage and L-2 being a church.  The 

remaining sales were purchased for multi-family development, favoring townhouse units.  Given 

the subject’s size and somewhat constrained usable areas, higher intensity apartment 

development would likely be necessary to maximize density.  The planned use doesn’t typically 

impact price per square foot, while lower density projects typically produce higher prices per unit.  

Apart from the subject sale, all of the comparables are smaller than the subject, predominantly 

due to the lack of sizeable development land in a neighborhood that is largely built-out.  Size 

tends to have a modest impact on analysis price.  Smaller lots attract a greater pool of buyers, 

while larger sites are attractive to the big developers.  We would expect the smaller sales to 

produce slightly higher prices per unit and square foot.     
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Both price per square foot and price per unit are considered.  Developers typically focus on price 

per unit, although when developers utilize different densities the price per square foot analysis 

can be more useful.  With similar densities, we’ve focused on price per unit.   

 

The price per unit ranges from $7,979 to $30,294/unit.  The low end of the range is set by L-4, a 

somewhat awkward site with easement access to be developed and another easement limiting 

usable area.  The property was marketed as capable of supporting 48 units (24 units/acre), 

although this seems difficult given the site conditions.  Even at a lower density, the price per unit 

is far less than the remaining comparables.  L-3 sets the high end of the range.  The property is 

under contract with some planning in place.  Notably, the property sold for $16,441/unit in early 

2016, although under contract in mid-2015.  Market conditions have improved considerably from 

mid-2015, although as a pending sale the earlier sale is analyzed as well.  The subject’s pending 

sale is toward the middle of the more range of more recent transactions at $23,011/unit.  It is 

consistent with the steep topography and limited usable areas of L-5 at $24,306/unit, which sold 

for an alternative use as a church rather than multi-family development.  Significant weight is 

attributed to the subject’s pending sale price, while Comparables L-2, L-3 (both sales) and L-5 are 

attributed significant weight as well.  Recognizing the subject’s size and difficulties in topography, 

we conclude to a ready to develop value of $4,050,000.  Deducting the demolition costs of the 

abandoned gas station, we conclude to an as is value of $4,000,000, consistent with the offer.     

 

The subject offer is toward the high end in terms of price per square foot with the comparables 

ranging from $4.39 to $12.72/sq ft, although relatively consistent with the most comparable 

transactions of L-2, L-3 and L-5 ranging from $6.90 to $12.72/sq ft.   

 

Overall, we conclude to a market value as is of $4,000,000.  

 

Respectfully submitted, 

 

 

David Chudzik, Ph.D., MAI, CRE Keven A. Russell, MAI 

State-certified General Real Estate Appraiser #1102099 State-certified General Real Estate Appraiser #1102079 

DMC-KAR/sh 
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Certification 
We certify that, to the best of our knowledge and belief: 
 

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

2) The reported analyses, opinions, and conclusions are limited only by the reported 

assumptions and limiting conditions, and is our personal, impartial, and unbiased professional 

analyses, opinions, and conclusions. 

3) We have no present or prospective interest in the property that is the subject of this report, 

and no personal interest with respect to the parties involved. 

4) We have no bias with respect to the property that is the subject of this report or to the parties 

involved with this assignment. 

5) Our engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 

6) Our 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. 

7) The reported analyses, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with the Uniform Standards of Professional Appraisal Practice. 

8) Keven A. Russell, MAI has made a personal inspection of the property that is the subject of 

this report.  David Chudzik, Ph.D, MAI, CRE inspected the property from the street, fully 

reviewed this report and concurs with its findings. 

9) We have provided professional appraisal or consulting services concerning the subject 

property once within the past three years, with an effective date of April 23, 2014.   

10) No one provided significant real property appraisal assistance to the persons signing this 

certification. 

11) The reported analyses, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with the requirements of the Code of Professional Ethics and Standards 

of Professional Appraisal Practice of the Appraisal Institute and the reporting requirements of 

the Financial Institutions Reform, Recovery, and Enforcement Act of 1989. 

12) The use of this report is subject to the requirements of the Appraisal Institute relating to 

review by its duly authorized representatives. 

13) As of the date of this report, David Chudzik, Ph.D., MAI, CRE, and Keven A. Russell, MAI, have 

completed the continuing education program for Designated Members of the Appraisal Institute. 

 

    

David Chudzik, Ph.D., MAI, CRE Keven A. Russell, MAI 

State-certified General Real Estate Appraiser #1102009 State-certified General Real Estate Appraiser #1102079 
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Limiting Conditions 

Limiting conditions specific to this appraisal are: 

 

1) The appraisers have made no survey of the property and assume no responsibility in 

connection with such matters.  Any sketch or identified survey of the property included in 

this report is only for the purpose of assisting the reader to visualize the property. 

2) It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or 

structures (including asbestos, soil contamination, or unknown environmental factors) that 

render it more or less valuable.  No responsibility is assumed for such conditions or for 

arranging the studies that may be required to discover them. 

3) No responsibility is assumed for the legal description or for matters including legal or title 

considerations. 

4) The information identified in this report as being furnished by others is believed to be 

reliable, but no warranty is given for its accuracy. 

5) The appraisers are not required to give testimony or attendance in court by reason of this 

appraisal unless arrangements have previously been made. 

6) The allocation of total value to land, buildings, or any fractional part or interest as shown in 

this report, is invalidated if used separately in conjunction with any other appraisal. 

7) Valuation Advisory Services is a subsidiary of Kidder Mathews, a full service commercial 

real estate brokerage firm.  On occasion, employees or agents of the firm have interests in 

the property being appraised.  When present, interests have been disclosed, and the report 

has been made absent of any influence from these parties. 

RESTRICTION UPON DISCLOSURE & USE: 

Neither all nor any part of the contents of this report (especially any conclusions as to value, the 

identity of the appraisers or the firm with which he is connected, or any reference to the Appraisal 

Institute or to the MAI designation) shall be 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 appraiser.  No part of this report or any of the 

conclusions may be included in any offering statement, memorandum, prospectus, or registration 

without the prior written consent of the appraisers. 
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line 
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Subject Photographs 

Facing east from mid-point of 

generally level usable area at 

northwest portion of property, 

rock pile near western property 

line 

 
   

Steep sloping topography 

between usable areas, also 

illustrates extensive views 

 
  

Abandoned gas station 
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Subject Photographs 

Roughed in road connecting 

usable areas 

 
   

Northwest along Beacon Coal 

Mine Road at access point to 

the southern usable area 

 
  

Southeast along Beacon Coal 

Mine Road at access point to 

the southern usable area 
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Subject Photographs 

Western portion of southern 

usable area 

 
   

Central portion of southern 

usable area, including another 

rock pile just past trailers 

 
  

Narrow eastern portion of 

southern usable areas 
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Usable Areas Map - Parcel Map with Elevation Contours  

Rock pile to be removed 

Buyer included in usable area 
but too narrow for development 

Former rock pile 

Rock pile to be removed 
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Land Sale Comparison Summary

 

Land - Gross

Land - Usable # of Units $/sf-Site

No. Location/APN Buyer/Seller Zone Land Area-Ac Density Sale Date Analysis Price $/Lot Comments

1 MLK Jr. Way Site Seattle Public Schools R-24 822,416 176 Pending Offer $4,000,000 $11.62

13001 MLK Jr. Way S Craig Mungas Receiver for Joseph Anderson King Co. 348,480 22 Demo $50,000 $23,011

South of Seattle Nick Alevizatos, Broker, 8.00 $4,050,000
APN: 217200-0605+ 206-954-6459    

2 Minter's Nursery NA - Pending R-14 180,827 60 Pending $1,550,000 $11.03

13043 Renton Ave. S Minter, LLC Renton 145,055 18 Demo $50,000 $26,667

Renton, WA Peter Hiatt, Broker, 3.33 $1,600,000

APN: 214480-0500+ 206-505-9408    

3 Inhabit SkyRidge NA - Pending R-24 40,502 17 Pending $600,000 $12.72

13105 64th Ave. S Inhabit Skyridge, LLC King. Co. 0.93 18 Plans -$85,000 $30,294

South of Seattle Joey Ferrick, Broker/Owner, $515,000

APN: 788720-0420 425-502-2928    

Feb-16 $279,500 $6.90

$16,441

4 Skyway Land Zia Investments, LLC R-24 87,300 48 Mar-17 $350,500 $4.39

6950 S 123rd St. Crista Ministries King. Co. 2.00 24 Off-Site $32,500 $7,979

South of Seattle Arvin Vander Veen, Broker, $383,000

APN: 768960-0975 206-223-0866    

5 Seattle Word of God Church Seattle Word of God Church R-24 170,136 33 Nov-16 $800,000 $12.28

12401 MLK Jr. Way S Alice Young King Co. 65,170 22 $24,306

South of Seattle Dulce Mason, Fromer Broker, 1.50

APN: 018200-0310+ 206-291-5656    

6 Sky Ridge Development Venturas Investment Group, LLC R-24 78,843 38 Feb-15 $420,000 $7.86

6500 S 133rd St. Northwest Technical Investments, LLC King Co. 70,959 23 Off-Site $137,500 $14,671

South of Seattle Debby Smith, Broker, 1.63 $557,500
APN: 142304-9006 425-830-0586    

Sbj MLK Site R-24 822,416 176 Oct-17 $4,050,000 $11.62

13001 MLK Jr. Way S King Co. 348,480 22 Less Demo ($50,000) $23,011

South of Seattle, King Co., WA 8.00 As Is $4,000,000

Ready to develop land value concluded at $4,050,000 less 

demolition costs estimated at $50,000 results in an as is land 

value of $4,000,000.

The subject is currently marketed at $4,000,000, and the seller 

has received a full price offer from Seattle Public Schools.  The 

buyer intends to use the property for overnight bus parking, 

somewhat benefitting from the existing use, using more of the 

property than a developer would be allowed.  Analysis price 

includes $50,000 for gas station demolition.

Small proposed development located north of MLK Jr. Way but 

accessed from S 133rd St., requiring 550 lineal feet of off-site 

road.  The broker did not estimate an off-site cost, although 

recognized this as the best access point.  We've adjusted the 

sale $250/lf to account for the atypical development cost. 

Listing agent stated pending price somewhat less than $1.65M 

asking price.  Long listing with other deals falling through.  

Operating Minter's Nursery to be demolished with development, 

adjusted $50,000.  Buyer proposed a PUD with bonus densities 

allowing 60 townhouse units.  Slopes moderately to the south, 

although Renton regulates steep slopes between 15% and 25% 

limiting the 4.15 acres to a net usable of 3.33 acres.    

Partially planned development setback from MLK Jr. Way S 

accessed from side street.  Current seller purchased property in 

2016 but pending in May 2015.  Believes a good purchase, 

market conditions and about $85,000 of preliminary planning 

work increased value.  Plans for 17 townhouse units with single-

loaded road layout influencing density due to shape.

Significant areas of steep slopes make multi-family 

development difficult.  Difficult access from the south, not on 

MLK Jr. Way S, due to slopes.  Church leased the property at 

the time of sale utilizing a small building and recreational land.  

Purchased for future church development.  We estimated a 

relatively inefficient 65,170 sq ft of usable area outside of slopes 

and buffers with a moderate density recogning the likely single-

loaded street design.  Assessor also notes landslide hazard 

areas.  Same user purchased easily developable 1.348 ac for 

$1.2M across the street, or $20.43/sq ft and $37,085/unit.

Setback from side street accessed from a modestly developed 

easement.  Modest upward adjustment for off-site development 

costs.  Site slopes to the southeast, although not steep slope 

critical areas.  Easements influence usable area.  Marketed as 

fully usable with potential development of 48 units.
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COMMERCIAL & INVESTMENT REAL ESTATE
PURCHASE & SALE AGREEMENT

This has been prepared for submission to your attorney for review and approval prior to
signing. No representation is made by licensee as to its sufficiency or tax consequences

Reference Date: September 26, 2017

Seattle Public Schools
(‘Buyer”) agrees to buy and
Craig Mungas Receiver for Joseph Anderson
(“Seller”) agrees to sell, on the following terms, the commercial real estate and all improvements thereon
(collectively, the “Property”) commonly known as 13001 Martin Luther King Jr Way S
in the City of Seattle , King County, Washington, 98178
legally described on attached Exhibit A. The Reference Date above is intended to be used to reference this
Agreement, and is not the date of “Mutual Acceptance.” Mutual Acceptance is defined in Section 23 below.

1. PURCHASE PRICE. The total purchase price is Four Million

___________________________________

Dollars ($4,000,000.00 ) payable as follows (check only one):

All cash at closing with no financing contingency.

LI All cash at closing contingent on new financing in accordance with the Financing Addendum (attach CBA
Form PS_FIN).

LI $_______________
OR

_________%

of the purchase price in cash at closing with the balance of the
purchase price paid as follows (check one or both, as applicable): LI Buyer’s assumption of the
outstanding principal balance as of the Closing Date of a first lien note and deed of trust (or mortgage), or real
estate contract, in accordance with the Financing Addendum (attach CBA Form PS_FIN); LI Buyer’s delivery
at closing of a promissory note for the balance of the purchase price, secured by a deed of trust encumbering
the Property, in accordance with the Financing Addendum (attach CBA Form PS_FIN).

LI Other:

2. EARNEST MONEY. The earnest money in the amount of $10,000.00 shall be in the form of LI
Cash LI Personal check Promissory note (attached CBA Form EMN) LI Other:

_______________________

The earnest money shall be held by LI Selling Firm Closing Agent. Selling Broker may, however,
transfer the earnest money to Closing Agent.

Buyer shall deliver the earnest money no later than:

______

days after Mutual Acceptance.
On the last day of the Feasibility Period defined in Section 5 below.

[_1 Other:

If the earnest money is to be held by Selling Firm and is over $10,000, it shall be deposited to: LI Selling
Firm’s pooled trust account (with interest paid to the State Treasurer) LIA separate interest bearing trust
account in Selling Firm’s name. The interest, if any, shall be credited at closing to Buyer. If this sale fails to
close, whoever is entitled to the earnest money is entitled to interest.

Selling Firm shall deposit any check to be held by Selling Firm within 3 days after receipt or Mutual
Acceptance, whichever occurs later. Buyer agrees to pay financing and purchase costs incurred by Buyer.
Unless otherwise provided in this Agreement, the earnest money shall be applicable to the purchase price.

3. EXHIBITS AND ADDENDA. The following Exhibits and Addenda are made a part of this Agreement:
Exhibit A - Legal Description
Earnest Money Promissory Note, CBA Form EMN

INITIALS: BUYER LJ714 DATE /t3/,// 7 SELLER

____________

DATE

________________

BUYER DATE / SELLER DATE________________

Century 21 Northwest, 121 Lake St. S. Ste. 201 Kirkland, WA 98033 Phone. (425)250-3301 Fax; Seattle Public Schools
Nick Atevizato Produced with zipForm® by zipLogix 18070 Fifteen Mile Road. Fraser Michigan 48026 www.zioLooix.com
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Promissory Note, LPB Form No. 28A
Short Form Deed of Trust, LPB Form No. 20
Deed of Trust Rider, CBA Form DTR
Utility Charges Addendum, CBA Form UA
FIRPTA Certification, CBA Form 22E
Assignment and Assumption, CBA Form PS-AS
Addendum/Amendment, CBA Form PSA
Back-Up Addendum, CBA Form BUA
Vacant Land Addendum, CBA Form VLA
Financing Addendum, CBA Form PS_FIN
Tenant Estoppel Certificate, CBA Form PS_TEC
Defeasance jddendum, CBA Form PS_D
Other AckJMditm

4. SELLER’S UNDERLYING FINANCING. Unless Buyer is assuming Seller’s underlying financing, Seller shall
be responsible for confirming the existing underlying financing is not subject to any “lock out” or similar
covenant which would prevent the lender’s lien from being released at closing. In addition, Seller shall
provide Buyer notice prior to the end of the Feasibility Period if Seller is required to substitute securities for
the Property as collateral for the underlying financing (known as “defeasance”). If Seller provides this notice
of defeasance to Buyer, then the parties shall close the transaction in accordance with the process described
in CBA Form PS_D or any different process identified in Seller’s defeasance notice to Buyer.

5. FEASIBILITY CONTINGENCY. Buyer’s obligations under this Agreement are conditioned upon Buyer’s
satisfaction in Buyer’s sole discretion, concerning all aspects of the Property, including its physical condition;
the presence of or absence of any hazardous substances: the contracts and leases affecting the property; the
potential financial performance of the Property; the availability of government permits and approvals; and the
feasibility of the Property for Buyer’s intended purpose. This Agreement shall terminate and Buyer shall
receive a refund of the earnest money unless Buyer gives written notice to Seller within 45 days (30 days
if not filled in) (the “Feasibility Period”) of Mutual Acceptance stating that this condition is satisfied. If such
notice is timely given, the feasibility contingency stated in this Section 5 shall be deemed to be satisfied.

a. Books, Records, Leases, Agreements. Seller shall make available for inspection by Buyer and its
agents within

________

days (2 days if not filled in) after Mutual Acceptance all documents in Seller’s
possession or control relating to the ownership, operation, renovation or development of the Property,
excluding appraisals or other statements of value, and including: statements for real estate taxes,
assessments, and utilities for the last three years and year to date; property management agreements and
any other agreements with professionals or consultants; leases or other agreements relating to occupancy of
all or a portion of the Property and a suite-by-suite schedule of tenants, rents, prepaid rents, deposits and
fees; plans, specifications, permits, applications, drawings, surveys, and studies; maintenance records,
accounting records and audit reports for the last three years and year to date; and ‘Vendor Contracts” which
shall include maintenance or service contracts, and installments purchase contracts or leases of
personal property or fixtures used in connection with the Property. Buyer shall determine within the
Feasibility Period: (i) whether Seller will agree to terminate any objectionable Vendor Contracts: and (ii)
whether Seller will agree to pay any damages or penalties resulting from the termination of objectionable
Vendor Contracts. Buyer’s waiver of the Feasibility Contingency shall be deemed Buyer’s acceptance of
all Vendor Contracts which Seller has not agreed in writing to terminate. Buyer shall be solely
responsible for obtaining any required consents to such assumption

INITIALS: BUYER

_____________

DATE

________________

SELLER DATE

_____

BUYER DATE I SELLER DATE

_____
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and the payment of any assumption fees. Seller shall cooperate with Buyer’s efforts to receive any such
consents but shall not be required to incur any out-of-pocket expenses or liability in doing so. Seller shall
transfer the Vendor Contracts as provided in Section 17.
b. Access. Seller shall permit Buyer and its agents, at Buyer’s sole expense and risk to enter the Property
at reasonable times subject to the rights of and after legal notice to tenants, to conduct inspections
concerning the Property and improvements, including without limitation, the structural condition of
improvements, hazardous materials, pest infestation, soils conditions, sensitive areas, wetlands, or other
matters affecting the feasibility of the Property for Buyer’s intended use. Buyer shall schedule any entry onto
the Property with Seller in advance and shall comply with Seller’s reasonable requirements including those
relating to security, confidentiality, and disruption of Seller’s tenants. Buyer shall not perform any invasive
testing including environmental inspections beyond a phase I assessment or contact the tenants or property
management personnel without obtaining the Seller’s prior written consent, which shall not be unreasonably
withheld. Buyer shall restore the Property and improvements to the same condition they were in prior to
inspection. Buyer shall be solely responsible for all costs of its inspections and feasibility analysis and has no
authority to bind the Property for purposes of statutory liens. Buyer agrees to indemnify and defend Seller
from all liens, costs, claims, and expenses, including attorneys’ and experts’ fees, arising from or relating to
entry onto or inspection of the Property by Buyer and its agents. This agreement to indemnify and defend
Seller shall survive closing. Buyer may continue to enter the Property in accordance with the foregoing terms
and conditions after removal or satisfaction of the feasibility contingency only for the purpose of leasing or to
satisfy conditions of financing.
c. Buyer waives the right to receive a seller disclosure statement (‘Form 17-Commercial”) if required by
RCW 64.06. However, if Seller would otherwise be required to provide Buyer with a Form 17-Commercial,
and if the answer to any of the questions in the section of the Form 17-Commercial entitled “Environmental”
would be “yes,” then Buyer does not waive the receipt of the “Environmental” section of the Form 17-
Commercial which shall be provided by Seller.

6. TITLE INSURANCE.
a. Title Report. Seller authorizes Buyer, its Lender, Listin Broker, Selling Broker or Closing Agent, at
Seller’s expense, to apply for and deliver to Buyer a X standard extended (standard, if not
completed) coverage owner’s policy of title insurance. Buyer shall pay the increased costs associated
with an extended policy including the excess premium over that charged for a standard coverage policy,
and the cost of any survey required by the title insurer. The title report shall be issued by

Fidelity National Title (a title company of Seller’s choice, if
not completed). If Seller previously received a preliminary commitment from a title insurer that Buyer declines
to use, Buyer shall pay any cancellation fee owing to the original title insurer. Otherwise, the party applying
for title insurance shall pay any title cancellation fee, in the event such a fee is assessed.
b. Permitted Exceptions. Buyer shall notify Seller of any objectionable matters in the title report or any
supplemental report within the earlier of: (1) twenty (20) days after Mutual Acceptance of this Agreement; or
(2) the expiration of the Feasibility Period. This Agreement shall terminate and Buyer shall receive a refund of
the earnest money, less any costs advanced or committed for Buyer, unless within five (5) days of Buyer’s
notice of such objections (1) Seller agrees, in writing, to remove all objectionable provisions or (2) Buyer
notifies Seller that Buyer waives any objections which Seller does not agree to remove. If any new title matters
are disclosed in a supplemental title report, then the preceding termination, objection and waiver provisions
shall apply to the new title matters except that Buyer’s notice of objections must be delivered within five (5)
days of delivery of the supplemental report and Seller’s response or Buyer’s waiver must be delivered within
two (2) days of Buyer’s notice of objections. The closing date shall be extended to the extent necessary

INITIALS: BUYER

_____________

DATE f’ // 7 SELLER DATE
I

BUYER DATE SELLER DATE

Seattle Public
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permit time for these notices. Buyer shall not be required to object to any mortgage or deed of trust liens, or
the statutory lien for real property taxes, and the same shall not be deemed to be Permitted Exceptions;
provided, however, that the lien securing any financing which Buyer has agreed to assume shall be a
Permitted Exception. Except for the foregoing, those provisions not objected to or for which Buyer waived its
objections shall be referred to collectively as the “Permitted Exceptions.” Seller shall cooperate with Buyer
and the title company to clear objectionable title matters but shall not be required to incur any out-of-pocket
expenses or liability other than payment of monetary encumbrances not assumed by Buyer and proration of
real property taxes, and Seller shall provide an owner’s affidavit containing the information and reasonable
covenants requested by the title company. The title policy shall contain no exceptions other than the General
Exclusions and Exceptions common to such form of policy and the Permitted Exceptions.

7. CLOSING OF SALE. This sale shall be closed on

________________________________________________

(“Closing”) by Fidelity National Title (“Closing Agent”) (Seller shall select the
Closing Agent, if not completed). Buyer and Seller shall deposit with Closing Agent by 12:00 p.m. on the
scheduled Closing date all instruments and monies required to complete the purchase in accordance with this
Agreement. “Closing” shall be deemed to have occurred when the deed is recorded and the sale proceeds
are available to Seller. Time is of the essence in the performance of this Agreement. Sale proceeds shall be
considered available to Seller, even though they cannot be disbursed to Seller until the next business day
after Closing. Notwithstanding the foregoing, if Seller informed Buyer during the Feasibility Period that
Seller’s underlying financing requires that it be ‘defeased and may not be paid off, then Closing shall be
conducted in accordance with the three-day closing process described in CBA Form PS_D. This Agreement
is intended to constitute escrow instructions to Closing Agent. Buyer and Seller will provide any supplemental
instructions requested by Closing Agent provided the same are consistent with this Agreement.

8. CLOSING COSTS AND PRORATIONS. Seller shall deliver an updated rent roll to Closing Agent not later
than two (2) days before the scheduled Closing date in the form required by Section 5(a) and any other
information reasonably requested by Closing Agent to allow Closing Agent to prepare a settlement statement
for Closing. Seller certifies that the information contained in the rent roll is correct as of the date submitted.
Seller shall pay the premium for the owner’s standard coverage title policy. Buyer shall pay the excess
premium attributable to any extended coverage or endorsements requested by Buyer, and the cost of any
survey required in connection with the same. Seller and Buyer shall each pay one-half of the escrow fees.
Any real estate excise taxes shall be paid by the party who bears primary responsibility for payment under the
applicable statute or code. Real and personal property taxes and assessments payable in the year of closing;
collected rents on any existing tenancies; interest: utilities; and other operating expenses shall be pro-rated as
of Closing. If tenants pay any of the foregoing expenses directly, then Closing Agent shall only pro rate those
expenses paid by Seller. Buyer shall pay to Seller at Closing an additional sum equal to any utility deposits or
mortgage reserves for assumed financing for which Buyer receives the benefit after Closing. Buyer shall pay
all costs of financing including the premium for the lender’s title policy. If the Property was taxed under a
deferred classification prior to Closing, then Seller shall pay all taxes, interest, penalties, deferred taxes or
similar items which result from removal of the Property from the deferred classification. At Closing, all
refundable deposits on tenancies shall be credited to Buyer or delivered to Buyer for deposit in a trust account
if required by state or local law. Buyer shall pay any sales or use tax applicable to the transfer of personal
property included in the sale.

a. Unpaid Utility Charges. Buyer and Seller WAIVE DO NOT WAIVE (do not waive if neither box
checked) the right to have the Closing Agent disburse closing funds necessary to satisfy unpaid utility charges
affecting the Property pursuant to RCW 60.80. If “do not waive” is checked, then attach CBA Form UA (“Utility
Charges” Addendum) to this Agreement.

INITIALS: BUYER 1/lW DATE i2(’// 7 SELLER DATE

_____
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_____________
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___________
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_____
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9. POST-CLOSING ADJUSTMENTS, COLLECTIONS, AND PAYMENTS. After Closing, Buyer and Seller shall
reconcile the actual amount of revenues or liabilities upon receipt or payment thereof to the extent those items
were prorated or credited at Closing based upon estimates. Any bills or invoices received by Buyer after
Closing which relate to services rendered or goods delivered to the Seller or the Property prior to Closing
shall be paid by Seller upon presentation of such bill or invoice. At Buyer’s option, Buyer may pay such bill or
invoice and be reimbursed the amount paid plus interest at the rate of 12% per annum beginning fifteen (15)
days from the date of Buyer’s written demand to Seller for reimbursement until such reimbursement is made.
Notwithstanding the foregoing, if tenants pay certain expenses based on estimates subject to a post-closing
reconciliation to the actual amount of those expenses, then Buyer shall be entitled to any surplus and shall be
liable for any credit resulting from the reconciliation. Rents collected from each tenant after Closing shall be
applied first to rentals due most recently from such tenant for the period after closing, and the balance shall
be applied for the benefit of Seller for delinquent rentals owed for a period prior to closing. The amounts
applied for the benefit of Seller shall be turned over by Buyer to Seller promptly after receipt. Seller shall be
entitled to pursue any lawful methods of collection of delinquent rents but shall have no right to evict tenants
after Closing.

10. OPERATiONS PRIOR TO CLOSING. Prior to Closing, Seller shall continue to operate the Property in the
ordinary course of its business and maintain the Property in the same or better condition than as existing on
the date of Mutual Acceptance but shall not be required to repair material damage from casualty except as
otherwise provided in this Agreement. After the Feasibility Period, Seller shall not enter into or modify existing
rental agreements or leases (except that Seller may enter into, modify, extend, renew or terminate residential
rental agreements or residential leases in the ordinary course of its business), service contracts, or other
agreements affecting the Property which have terms extending beyond Closing without first obtaining Buyer’s
consent, which shall not be unreasonably withheld.

11. POSSESSION. Buyer shall be entitled to possession J on closing D

______________________

(on closing,
if not completed). Buyer shall accept possession subject to all tenancies disclosed to Buyer during the
Feasibility Period.

12. SELLER’S REPRESENTATIONS. Except as disclosed to or known by Buyer prior to the satisfaction or
waiver of the feasibility contingency stated in Section 5 above, including in the books, records and documents
made available to Buyer, or in the title report or any supplemental report or documents referenced therein,
Seller represents to Buyer that, to the best of Seller’s actual knowledge, each of the following is true as of the
date hereof: (a) Seller is authorized to enter into the Agreement, to sell the Property, and to perform its
obligations under the Agreement; (b) The books, records, leases, agreements and other items delivered to
Buyer pursuant to this Agreement comprise all material documents in Seller’s possession or control regarding
the operation and condition of the Property; (c) Seller has not received any written notices that the Property or
the business conducted thereon violate any applicable laws, regulations, codes and ordinances; (d) Seller has
all certificates of occupancy, permits, and other governmental consents necessary to own and operate the
Property for its current use; (e) There is no pending or threatened litigation which would adversely affect the
Property or Buyer’s ownership thereof after Closing; (f) There is no pending or threatened condemnation or
similar proceedings affecting the Property, and the Property is not within the boundaries of any planned or
authorized local improvement district; (g) Seller has paid (except to the extent prorated at Closing) all local,
state and federal taxes (other than real and personal property taxes and assessments described in Section 8
above) attributable to the period prior to closing which, if not paid, could constitute a lien on Property (including
any personal property), or for which Buyer may be held liable after Closing; (h) Seller is not aware of any
concealed material defects in the Property except as disclosed to Buyer in writing during the Feasibility Period;
(i) There are no Hazardous Substances (as defined below) currently located in, on, or under the Property in a
manner or quantity that presently violates any Environmental Law (as defined below); there are no
underground storage tanks located on the Property; and there is no pending or threatened investigation or

INITIALS: BUYER

____________

DATE 7 SELLER DATE

______________
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remedial action by any governmental agency regarding the release of Hazardous Substances or the violation

of Environmental Law at the Property. As used herein, the term “Hazardous Substances” shall mean any

substance or material now or hereafter defined or regulated as a hazardous substance, hazardous waste,
toxic substance, pollutant, or contaminant under any federal, state, or local law, regulation, or ordinance

governing any substance that could cause actual or suspected harm to human health or the environment

(“Environmental Law”). The term “Hazardous Substances” specifically includes, but is not limited to,

petroleum, petroleum by-products, and asbestos.

If prior to Closing Seller or Buyer discovers any information which would cause any of the representations

above to be false if the same were deemed made as of the date of such discovery, then the party discovering

the same shall promptly notify the other party in writing. If the newly-discovered information will result in costs

or liability to Buyer in excess of the lesser of $100,000 or five percent (5%) of the purchase price stated in this

Agreement, or will materially adversely affect Buyer’s intended use of the Property, then Buyer shall have the
right to terminate the Agreement and receive a refund of its earnest money. Buyer shall give notice of

termination within five (5) days of discovering or receiving written notice of the new information. Nothing in

this paragraph shall prevent Buyer from pursuing its remedies against Seller if Seller had actual knowledge of
the newly-discovered information such that a representation provided for above was false.

13. AS-IS. Except for those representations and warranties specifically included in this Agreement: (i) Seller

makes no representations or warranties regarding the Property; (ii) Seller hereby disclaims, and Buyer hereby

waives, any and all representations or warranties of any kind, express or implied, concerning the Property or

any portion thereof, as to its condition, value, compliance with laws, status of permits or approvals, existence

or absence of hazardous material on site, occupancy rate or any other matter of similar or dissimilar nature

relating in any way to the Property, including the warranties of fitness for a particular purpose, tenantability,

habitability and use; (iii) Buyer otherwise takes the Property “AS is;” and (iv) Buyer represents and warrants

to Seller that Buyer has sufficient experience and expertise such that it is reasonable for Buyer to rely on its

own pre-closing inspections and investigations.

14. PERSONAL PROPERTY.
a. This sale includes all right, title and interest of Seller to the following tangible personal property: J None

Li That portion of the personal property located on and used in connection with the Property, which Seller will

itemize in an Exhibit to be attached to this Agreement within ten (10) days of Mutual Acceptance (None, if not

completed). The value assigned to the personal property shall be
$_______________

(if not completed, the

County-assessed value if available, and if not available, the fair market value determined by an appraiser

selected by the Listing Broker and Selling Broker). Seller warrants title to, but not the condition of, the

personal property and shall convey it by bill of sale.
b. In addition to the leases and Vendor Contracts assumed by Buyer pursuant to Section 5(a) above, this sale

includes all right, title and interest of Seller to the following intangible property now or hereafter existing with

respect to the Property including without limitation: all rights-of-way, rights of ingress or egress or other

interests in, on, or to, any land, highway, street, road, or avenue, open or proposed, in, on, or across, in front

of, abutting or adjoining the Property; all rights to utilities serving the Property; all drawings, plans,

specifications and other architectural or engineering work product; all governmental permits, certificates,

licenses, authorizations and approvals; all rights, claims, causes of action, and warranties under contracts

with contractors, engineers, architects, consultants or other parties associated with the Property; all utility,

security and other deposits and reserve accounts made as security for the fulfillment of any of Seller’s

obligations; any name of or telephone numbers for the Property and related trademarks, service marks or

trade dress; and guaranties, warranties or other assurances of performance received.

INITIALS: BUYER

____________

DATE 7 SELLER DATE

_____

BUYER DATE / SELLER DATE

_____

Produced with zipForm® by zipLogix 18070 Fifteen Mile Road, Fraser, Michigan 48026 www.zipLooix.com

Seattle Public



© Commercial Brokers Associaon

ALL RIGHTS RESERVED

CBA Form PS_lA
Purchase & Sale Agreement

Rev. 1/2011
Page 7 of 13

COMMERCIAL & INVESTMENT REAL ESTATE
PURCHASE & SALE AGREEMENT

(CONTINUED)

15. CONDEMNATION AND CASUALTY. Seller bears all risk of loss until Closing, and thereafter Buyer shall bear
the risk of loss. Buyer may terminate this Agreement and obtain a refund of the earnest money if
improvements on the Property are destroyed or materially damaged by casualty before Closing, or if
condemnation proceedings are commenced against all or a portion of the Property before Closing. Damage
will be considered material if the cost of repair exceeds the lesser of $100,000 or five percent (5%) of the
purchase price stated in this Agreement. Alternatively, Buyer may elect to proceed with closing, in which
case, at Closing, Seller shall assign to Buyer all claims and right to proceeds under any property insurance
policy and shall credit to Buyer at Closing the amount of any deductible provided for in the policy.

16. FIRPTA - TAX WITHHOLDING AT CLOSING. Closing Agent is instructed to prepare a certification (CBA or
NWMLS Form 22E, or equivalent) that Seller is not a “foreign person” within the meaning of the Foreign
Investment in Real Property Tax Act, and Seller shall sign it on or before Closing. If Seller is a foreign person,
and this transaction is not otherwise exempt from FIRPTA, Closing Agent is instructed to withhold and pay the
required amount to the Internal Revenue Service.

17. CONVEYANCE. Title shall be conveyed by a Statutory Warranty Deed subject only to the Permitted
Exceptions. If this Agreement is for conveyance of Seller’s vendee’s interest in a Real Estate Contract, the
Statutory Warranty Deed shall include a contract vendee’s assignment sufficient to convey after acquired title.
At Closing, Seller and Buyer shall execute and deliver to Closing Agent CBA Form No. PS-AS Assignment
and Assumption Agreement transferring all leases and Vendor Contracts assumed by Buyer pursuant to
Section 5(a) and all intangible property transferred pursuant to Section 14(b).

18. NOTICES AND COMPUTATION OF TIME. Unless otherwise specified, any notice required or permitted in, or
related to, this Agreement (including revocations of offers and counteroffers) must be in writing. Notices to
Seller must be signed by at least one Buyer and must be delivered to Seller and Listing Broker with a
courtesy copy to any other party identified as a recipient of notices in Section 28. A notice to Seller shall be
deemed delivered only when received by Seller, Listing Broker, or the licensed office of Listing Broker.
Notices to Buyer must be signed by at least one Seller and must be delivered to Buyer, with a copy to Selling
Broker and with a courtesy copy to any other party identified as a recipient of notices in Section 28. A notice
to Buyer shall be deemed delivered only when received by Buyer, Selling Broker, or the licensed office of
Selling Broker. Selling Broker and Listing Broker have no responsibility to advise of receipt of a notice
beyond either phoning the represented party or causing a copy of the notice to be delivered to the party’s
address provided in this Agreement. Buyer and Seller shall keep Selling Broker and Listing Broker advised of
their whereabouts in order to receive prompt notification of receipt of a notice. If any party is not represented
by a licensee, then notices must be delivered to and shall be effective when received by that party at the
address, fax number, or email indicated in Section 28.

Unless otherwise specified in this Agreement, any period of time in this Agreement shall mean Pacific Time
and shall begin the day after the event starting the period and shall expire at 5:00 p.m. of the last calendar
day of the specified period of time, unless the last day is a Saturday, Sunday or legal holiday as defined in
RCW 1.16.050, in which case the specified period of time shall expire on the next day that is not a Saturday,
Sunday or legal holiday. Any specified period of five (5) days or less shall not include Saturdays, Sundays or
legal holidays. Notwithstanding the foregoing, references to specific dates or times or number of hours shall
mean those dates, times or number of hours; provided, however, that if the Closing Date falls on a Saturday,
Sunday, or legal holiday as defined in RCW 1.16.050, or a date when the county recording office is closed,
then the Closing Date shall be the next regular business day.

INITIALS: BUYER L_T1Af DATE 7 SELLER
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19. AGENCY DISCLOSURE. At the signing of this Agreement,

Selling Broker Nick Alevizatos

Represented Seattle Public Schools
and the Listing Broker Nick Alevizatos

represented Craig Mungas Receiver for Joseph Anderson

Selling Firm, Selling Firm’s Designated Broker, Selling Broker’s Branch Manager (if any) and Selling Broker’s
Managing Broker (if any) represent the same party that Selling Broker represents. Listing Firm, Listing Firm’s
Designated Broker, Listing Broker’s Branch Manager (if any), and Listing Broker’s Managing Broker (if any)
represent the same party that the Listing Broker represents. If Selling Broker and Listing Broker are different
persons affiliated with the same Firm, then both Buyer and Seller confirm their consent to the Brokers’

Designated Broker, Branch Manager (if any), and Managing Broker (if any) representing both parties as a
dual agent. If Selling Broker and Listing Broker are the same person representing both parties, then both
Buyer and Seller confirm their consent to that person and his/her Designated Broker, Branch Manager (if
any), and Managing Broker (if any) representing both parties as dual agents. All parties acknowledge receipt
of the pamphlet entitled “The Law of Real Estate Agency.”

20. ASSIGNMENT. Buyer D may may not (may not, if not completed) assign this Agreement, or Buyer’s
rights hereunder, without Seller’s prior written consent, unless provided otherwise herein. If the “may not”

option is selected and the words “and/or assigns” or similar words are used to identify the Buyer, then this
Agreement may be assigned with notice to Seller but without Seller’s consent only to an entity which is
controlled by or under common control with the Buyer identified in this Agreement. Any other assignment
requires Seller’s consent. The party identified as the initial Buyer shall remain responsible for those
obligations of Buyer stated in this Agreement notwithstanding any assignment and, if this Agreement provides
for Seller to finance a portion of the purchase price, then the party identified as the initial Buyer shall
guarantee payment of the Seller financing.

21. DEFAULT AND ATTORNEY’S FEE.
(a) Buyer’s default. In the event Buyer fails, without legal excuse, to complete the purchase of the Property,

then (check one):
Seller may terminate this Agreement and keep the earnest money as liquidated damages as the sole and

exclusive remedy available to Seller for such failure; or

Seller may, at its option, (a) terminate this Agreement and keep as liquidated damages the earnest money

as the sole and exclusive remedy available to Seller for such failure, (b) bring suit against Buyer for Seller’s
actual damages, (c) bring suit to specifically enforce this Agreement and recover any incidental damages, or

(d) pursue any other rights or remedies available at law or equity.

(b) Seller’s default. In the event Seller fails, without legal excuse, to complete the sale of the Property,

then (check one):

j As Buyer’s sole remedy, Buyer may either (a) terminate this Agreement and recover all earnest money or
fees paid by Buyer whether or not the same are identified as refundable or applicable to the purchase price;

or (b) bring suit to specifically enforce this Agreement and recover incidental damages, provided, however,

Buyer must file suit within sixty (60) days from the scheduled date of closing or from the date Seller has
informed Buyer in writing that Seller will not proceed with closing, whichever is earlier; or

Buyer may, at its option, (a) bring suit against Seller for Buyer’s actual damages, (b) bring suit to
specifically enforce this Agreement and recover any incidental damages, or (c) pursue any other rights or
remedies available at law or equity.

INITIALS: BUYER

______________

DATE / SELLER DATE

________________
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Neither Buyer nor Seller may recover consequential damages such as lost profits. If Buyer or Seller institutes
suit against the other concerning this Agreement, the prevailing party is entitled to reasonable attorneys’ fees
and expenses. In the event of trial, the amount of the attorney’s fee shall be fixed by the court. The venue of
any suit shall be the county in which the Property is located, and this Agreement shall be governed by the
laws of the state where the Property is located.

22. MISCELLANEOUS PROVISIONS.

a. Complete Agreement. This Agreement and any addenda and exhibits thereto state the entire
understanding of Buyer and Seller regarding the sale of the Property. There are no verbal or other written
agreements which modify or affect the Agreement.

b. Counterpart Signatures. This Agreement may be signed in counterpart, each signed counterpart shall
be deemed an original, and all counterparts together shall constitute one and the same agreement.

c. Electronic Delivery. Electronic delivery of documents (e.g., transmission by facsimile or email) including
signed offers or counteroffers and notices shall be legally sufficient to bind the party the same as delivery of
an original. At the request of either party, or the Closing Agent, the parties will replace electronically delivered
offers or counteroffers with original documents.

d. Section 1031 Like-Kind Exchange. If either Buyer or Seller intends for this transaction to be a part of a
Section 1031 like-kind exchange, then the other party agrees to cooperate in the completion of the like-kind
exchange so long as the cooperating party incurs no additional liability in doing so, and so long as any
expenses (including attorneys fees and costs) incurred by the cooperating party that are related only to the
exchange are paid or reimbursed to the cooperating party at or prior to Closing. Notwithstanding Section 20
above, any party completing a Section 1031 like-kind exchange may assign this Agreement to its qualified
intermediary or any entity set up for the purposes of completing a reverse exchange.

23. ACCEPTANCE; COUNTEROFFERS. Seller has until midnight of

____________________

(if not filled in, the
third business day) following the day Buyer delivers the offer to accept this offer, unless sooner withdrawn. If
this offer is not timely accepted, it shall lapse and the earnest money shall be refunded to Buyer. If either
party makes a future counteroffer, the other party shall have until 5:00 p.m. on the

______

business day (if
not filled in, the second business day) following receipt to accept the counteroffer, unless sooner withdrawn. If
the counteroffer is not timely accepted or countered, this Agreement shall lapse and the earnest money shall
be refunded to the Buyer. No acceptance, offer or counteroffer from the Buyer is effective until a signed copy
is received by the Seller, the Listing Broker or the licensed office of the Listing Broker. No acceptance, offer or
counteroffer from the Seller is effective until a signed copy is received by the Buyer, the Selling Broker or the
licensed office of the Selling Broker. “Mutual Acceptance” shall occur when the last counteroffer is signed by
the offeree, and the fully-signed counteroffer has been received by the offeror, his or her broker, or the
licensed office of the broker. If any party is not represented by a broker, then notices must be delivered to
and shall be effective when received by that party.

24. INFORMATION TRANSFER. In the event this Agreement is terminated, Buyer agrees to deliver to Seller
within ten (10) days of Seller’s written request copies of all materials received from Seller and any non-
privileged plans, studies, reports, inspections, appraisals, surveys, drawings, permits, applications or other
development work product relating to the Property in Buyer’s possession or control as of the date this
Agreement is terminated.

INITIALS: BUYER

______________

DATE , SELLER

____________
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25. CONFIDENTIALITY. Until and unless closing has been consummated, Buyer and Seller shall follow
reasonable measures to prevent unnecessary disclosure of information obtained in connection with the
negotiation and performance of this Agreement. Neither party shall use or knowingly permit the use of any
such information in any manner detrimental to the other party.

26. SELLER’S ACCEPTANCE AND BROKERAGE AGREEMENT. Seller agrees to sell the Property on the
terms and conditions herein, and further agrees to pay a commission in a total amount computed in
accordance with the listing or commission agreement. If there is no written listing or commission agreement,
Seller agrees to pay a commission of 4.000 % of the sales price or $4,000,000.00 . The commission
shall be apportioned between Listing Firm and Selling Firm as specified in the listing or any co-brokerage
agreement. If there is no listing or written co-brokerage agreement, then Listing Firm shall pay to Selling Firm
a commission of 2.000 % of the sales price or $4,000,000.00 . Seller assigns to Listing Firm and
Selling Firm a portion of the sales proceeds equal to the commission. If the earnest money is retained as
liquidated damages, any costs advanced or committed by Listing Firm or Selling Firm for Buyer or Seller shall
be reimbursed or paid therefrom, and the balance shall be paid one-half to Seller and one-half to Listing Firm
and Selling Firm according to the listing agreement and any co-brokerage agreement. In any action by Listing
Firm or Selling Firm to enforce this Section, the prevailing party is entitled to reasonable attorneys’ fees and
expenses. Neither Listing Firm nor Selling Firm are receiving compensation from more than one party to this
transaction unless disclosed on an attached addendum, in which case Buyer and Seller consent to such
compensation. The Property described in attached Exhibit A is commercial real estate. Notwithstanding
Section 25 above, the pages containing this Section, the parties’ signatures and an attachment describing the
Property may be recorded.

27. LISTING BROKER AND SELLING BROKER DISCLOSURE. EXCEPT AS OTHERWISE DISCLOSED IN
WRITING TO BUYER OR SELLER, THE SELLING BROKER, LISTING BROKER, AND FIRMS HAVE NOT
MADE ANY REPRESENTATIONS OR WARRANTIES OR CONDUCTED ANY INDEPENDENT
INVESTIGATION CONCERNING THE LEGAL EFFECT OF THIS AGREEMENT, BUYER’S OR SELLER’S
FINANCIAL STRENGTH, BOOKS, RECORDS, REPORTS, STUDIES, OR OPERATING STATEMENTS;
THE CONDITION OF THE PROPERTY OR ITS IMPROVEMENTS; THE FITNESS OF THE PROPERTY
FOR BUYER’S INTENDED USE; OR OTHER MATTERS RELATING TO THE PROPERTY, INCLUDING
WITHOUT LIMITATION, THE PROPERTY’S ZONING, BOUNDARIES, AREA, COMPLIANCE WITH
APPLICABLE LAWS (INCLUDING LAWS REGARDING ACCESSIBILITY FOR DISABLED PERSONS), OR
HAZARDOUS OR TOXIC MATERIALS INCLUDING MOLD OR OTHER ALLERGENS. SELLER AND BUYER
ARE EACH ADVISED TO ENGAGE QUALIFIED EXPERTS TO ASSIST WITH THESE DUE DILIGENCE
AND FEASIBILITY MATTERS, AND ARE FURTHER ADVISED TO SEEK INDEPENDENT LEGAL AND TAX
ADVICE RELATED TO THIS AGREEMENT.

INITIALS: BUYER LH DATE 7 SELLER
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28. IDENTIFICATION OF THE PARTIES. The following
Agreement:

Buyer

Contact: Seattle Public Schools
Lewis Carlson

Address:

is the contact information for the parties involved in this

Seller

Contact: Craig Mungas Receiver for Joseph Anderson

Address:

Business Phone:
Mobile Phone:
Fax:

___________

Email:

_________

Selling Firm

Name: Century 21 Northwest
Assumed Name (if applicable):
Selling Broker: Nick Alevizatos
Address:

___________________

Business Phone:

________________

Mobile Phone: (206)954-6459
Email: nick.alevizatos@c21nwr.com
Fax:
CBA Office No.:

Business Phone:
Mobile Phone: —

Fax:

__________

Email:

__________

Listing Firm

Name: Century 21 Northwest
Assumed Name (if applicable):
Listing Broker:Nick Alevizatos
Address:______________________

Business Phone:_________________
Mobile Phone: (206)954-6459
Email: nick.alevizatos@c21nwr.com
Fax:
CBA Office No.:

Licensed Office of Selling Broker

Address:

____________________

Business Phone:(425)250-3301)-
Fax: (425)629-9998)-
Email:
CBA Office No.:1003327

Licensed Office of Listing Broker

Address:____________________

Business Phone:(425)250-3301
Fax:(425)629-9998
Email:
CBA Office No.: 1003327

Courtesy Copy of Notices to Buyer to:

Name:

________________________

Address:

Courtesy Copy of Notices to Seller to:

Name:

_________________________

Address:

Business Phone:
Mobile Phone:

_____

Fax:

_____________

Email:

Business Phone:
Mobile Phone: —

Fax:

___________

Email:

INITIALS: BUYER J_J7’f DATE

BUYER DATE

SELLER

____________

DATE

SELLER DATE
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IN WITNESS WHEREOF, the parties have signed this Agreement intending to be bound.

Buyer Seattle Public Schools Buye ewis Carlson

Printed name and type of entity Printed name and e of entity

Buyer fNkJ4uYer
Signature and title I ture and title

Date signed 7 Date s’ ed

_______________________

Seller Craig Mungas Receiver for Joseph Anderson Seller

_________________________________

Printed name and type of entity Printed name and type of entity

Seller

______________________________________

Seller

______________________________

Signature and title Signature and title

Date signed

________________________________

Date signed

________________________

INITIALS: BUYER Li7 DATE 7 SELLER

___________

DATE

_____________

BUYER

_____________

DATE

________________

SELLER

___________

DATE

_____________
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[Legal Description)
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* To ensure accuracy in the legal description, consider substituting the legal description contained in the

preliminary commitment for title insurance or a copy of the Property’s last vesting deed for this page. Do not

neglect to label the substitution “Exhibit A.” You should avoid transcribing the legal description because any error

in transcription may render the legal description inaccurate and this Agreement void and unenforceable.

INiTIALS: BUYER 7f DATE

BUYER DATE

SELLER DATE

SELLER DATE//
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EXHIBIT A

For APN/Parcel ID(s): 2172000515, 2172000518, 2172000563, 2172000560, 2172000551,
2172000545, 2172000540, 1423049048, 0001400007, 0001400017,
0001400041 and 0001400008

PARCEL A:

THAT PORTION OF TRACTS 98, 99 AND 100, SECOND ADDITION EAST RIVERTON GARDEN
TRACTS, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79,
IN KING COUNTY, WASHINGTON;
EXCEPT A PORTION NORTHEASTERLY OF A LINE RUNNING FROM THE NORTHWEST CORNER
OF TRACT 98 TO A POINT ON THE SOUTHEASTERLY LINE OF TRACT 100, A DISTANCE 150
FEET, SOUTHWESTERLY FROM THE SOUTHEAST CORNER THEREOF;
AND EXCEPT THAT PORTION OF TRACT 98, 99 AND 100, WHICH LIES SOUTHWESTERLY OF A
LINE WHICH IS75 FEET NORTHEASTERLY AND PARALLEL TO THE NORTHEASTERLY RIGHT
OF WAY MARGIN OF THE BEACON COAL MINE ROAD AS MEASURED AT ANGLES TO SAID
MARGIN;

TOGETHER WITH A PARCEL OF LAND SITUATE IN THE NORTH HALF OF SECTION 14,
TOWNSHIP 23 NORTH, RANGE 4 EAST, W.M. BEING PORTIONS OF TRACTS 93 THROUGH 102,
SECOND ADDITION EAST RIVERTON GARDEN TRACTS, ACCORDING TO THE PLAT THEREOF
RECORDED IN VOLUME 12 OF PLATS, PAGE 79, IN KING COUNTY, WASHINGTON, DESCRIBED
AS FOLLOWS:

COMMENCING AT THE NORTHWESTERLY CORNER OF TRACT 81 OF SAID ADDITION, WHICH
CORNER IS ON THE NORTH LINE OF SAID SECTION 14 APPROXIMATELY 990 FEET WESTERLY
FROM THE NORTH QUARTER CORNER OF SAID SECTION;
THENCE SOUTHWESTERLY, ALONG THE NORTHWESTERLY BOUNDARY LINE OF SAID TRACT
81, 39.85 FEET, MORE OR LESS, TO A POINT ON THE NORTHEASTERLY RIGHT OF WAY LINE
OF BEACON COAL MINE ROAD, SAID POINT BEING 30.0 FEET DISTANT NORTHEASTERLY,
MEASURED AT RIGHT ANGLES, FROM THE CENTERLINE OF SAID ROAD;
THENCE SOUTHEASTERLY, ALONG SAID NORTHEASTERLY RIGHT OF WAY LINE, 144.43 FEET,
MORE OR LESS, TO AN ANGLE POINT IN SAID RIGHT OF WAY;
THENCE CONTINUING SOUTHEASTERLY, ALONG SAID NORTHEASTERLY RIGHT OF WAY LINE,
988.67 FEET, MORE OR LESS, TO AN ANGLE POINT IN SAID RIGHT OF WAY LINE;
THENCE CONTINUING SOUTHEASTERLY, ALONG SAID NORTHEASTERLY RIGHT OF WAY LINE,
236.89 FEET, MORE OR LESS, TO A POINT ON THE SOUTHEASTERLY LINE OF TRACT 92 OF
SAID ADDITION, SAID POINT BEING THE TRUE POINT OF BEGINNING;
THENCE NORTHEASTERLY, ALONG SAID SOUTHEASTERLY LINE, 75.0 FEET, TO A POINT THAT
IS 105.0 FEET DISTANT NORTHEASTERLY, MEASURED AT RIGHT ANGLES, FROM SAID
CENTERLINE OF BEACON COAL MINE ROAD;
THENCE SOUTHEASTERLY, PARALLEL WITH SAID CENTERLINE, 603.74 FEET, MORE OR LESS,
TO AN ANGLE POINT;
THENCE CONTINUING SOUTHEASTERLY, PARALLEL WITH SAID CENTERLINE, 365.58 FEET,



EXHIBIT A
(continued)

MORE OR LESS, TO A POINT ON THE NORTH LINE OF THE CE. BROWNELL DONATION LAND
CLAIM;
THENCE WESTERLY, ALONG SAID NORTH LINE OF SAID DONATION LAND CLAIM, 140.49 FEET,
MORE OR LESS, TO A POINT ON SAID NORTHEASTERLY RIGHT OF WAY LINE OF BEACON
COAL MINE ROAD;
THENCE NORTHWESTERLY, ALONG SAID NORTHEASTERLY RIGHT OF WAY LINE, 254.16
FEET, MORE OR LESS, TO AN ANGLE POINT IN SAID RIGHT OF WAY LINE;
THENCE CONTINUING NORTHWESTERLY, ALONG SAID NORTHEASTERLY RIGHT OF WAY
LINE, 615.38 FEET, MORE OR LESS, TO THE TRUE POINT OF BEGINNING.

PARCEL B:

THAT PORTION OF TRACTS 98, 99, 100, 101 AND 102, SECOND ADDITION EAST RIVERTON
GARDEN TRACTS, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS,
PAGE 79, IN KING COUNTY, WASHINGTON, DESCRIBED AS FOLLOWS:

BEGINNING AT THE INTERSECTION OF THE SOUTHWESTERLY MARGIN OF PRIMARY STATE
HIGHWAY NO. 2 “EMPIRE WAY SOUTH” AND THE EASTERLY LINE OF SAID TRACT 99;
THENCE SOUTHERLYALONG THE EASTERLY LINES OF TRACTS 99, 100, 101 AND 102 TO THE
SOUTHEAST CORNER OF SAID TRACT 102;
THENCE WESTERLY ALONG THE SOUTH LINE OF SAID TRACT 102 TO AN INTERSECTION
WITH A LINE WHICH IS PARALLEL TO AND 75 FEET NORTHEASTERLY OF THE
NORTHEASTERLY RIGHT OF WAY MARGIN OF BEACON COAL MINE ROAD MEASURED AT
RIGHT ANGLES TO SAID
MARGIN;
THENCE NORTHWESTERLY ALONG SAID PARALLEL LINE TO AN INTERSECTION WITH THE
NORTHWESTERLY LINE OF SAID TRACT 101;
THENCE NORTHEASTERLY ALONG SAID NORTHWESTERLY LINE TO A POINT 150 FEET FROM
THE MOST NORTHERLY CORNER OF SAID TRACT 101;
THENCE IN A STRAIGHT LINE TO A CORNER OF SAID TRACT 98, BEING THE INTERSECTION
OF THE NORTHWESTERLY LINEAND THE NORTH LINE OF SAID TRACT 98;
THENCE EASTERLY ALONG SAID NORTH LINE TO AN INTERSECTION WITH THE
SOUTHWESTERLY MARGIN OF SAID STATE HIGHWAY;
THENCE SOUTHEASTERLY ALONG SAID MARGIN TO THE POINT OF BEGINNING.

PARCEL C:

THAT PORTION OF TRACTS 108 AND 114, SECOND ADDITION EAST RIVERTON GARDEN
TRACTS, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79,
IN KING COUNTY, WASHINGTON, LYING SOUTHWESTERLY OF SR 900 ALSO KNOWN AS
STATE ROAD NO 2.

PARCELD:

NORTH 65 FEET OF LOT 107, SECOND ADDITION EAST RIVERTON GARDEN TRACTS,
ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79, IN KING
COUNTY, WASHINGTON, LYING WESTERLY OF SR 900 ALSO KNOWN AS STATE ROAD NO 2.

PARCEL E:

THE SOUTH 35 FEET OF LOT 107, SECOND ADDITION EAST RIVERTON GARDEN TRACTS,
ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79, IN KING



EXHIBIT A
(continued)

COUNTY, WASHINGTON, LYING WESTERLY OF SR 900 ALSO KNOWN AS STATE ROAD NO 2.

PARCEL F:

THAT PORTION OF LOT 106, SECOND ADDITION EAST RIVERTON GARDEN TRACTS,
ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79, IN KING
COUNTY, WASHINGTON, LYING SOUTHWESTERLY OF STATE ROAD NO 2, AS CONVEYED TO
THE STATE OF WASHINGTON BY DEED RECORDED UNDER RECORDING NO. 2455528;
ALSO THE WEST 200 FEET OF LOT 105;
THE WEST 200 FEET OF LOT 104;
AND THE WEST 250 FEET OF LOT 103, ALL IN SAID PLAT OF SECOND ADDITION TO EAST
RIVERTON GARDEN TRACTS.

PARCEL G:

THAT PORTION OF TRACTS 103, 104 and 105, SECOND ADDITION EAST RIVERTON GARDEN
TRACTS, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79,
RECORDS OF KING COUNTY, WASHINGTON, DESCRIBED AS FOLLOWS:

BEGINNING AT THE SOUTHEAST CORNER OF SAID LOT 103;
THENCE NORTHERLY ALONG THE EAST LINE OF SAID LOT 103 TO THE SOUTHWESTERLY
LINE OF STATE ROAD NO. 2, AS CONVEYED TO THE STATE OF WASHINGTON BY DEED
RECORDED UNDER RECORDING NO. 2455528;
THENCE NORTHWESTERLY ALONG SAID SOUTHWESTERLY LINE TO THE NORTH LINE OF
SAID LOT 105;
THENCE WESTERLY ALONG SAID NORTH LINE TO THE EAST LINE OF THE WEST 200 FEET OF
SAID LOT 105;
THENCE SOUTHERLY ALONG THE EAST LINE OF THE WEST 200.00 FEET TO SAID LOT 105
AND LOT 104 TO THE NORTH LINE OF SAID LOT 103;
THENCE EASTERLY ALONG SAID NORTH LINE TO THE EAST LINE OF THE WEST 250.00 FEET
TO SAID LOT 103;
THENCE SOUTHERLY ALONG SAID LAST MENTIONED EAST LINE TO THE SOUTH LINE OF SAID
LOT 103;
THENCE EASTERLY ALONG SAID SOUTH LINE TO THE POINT OF BEGINNING.

PARCEL H:

THAT PORTION LYING SOUTHWESTERLY OF STATE HIGHWAY NO. 2 OF THE FOLLOWING
DESCRIBED TRACT:

THE WEST HALF OF GOVERNMENT LOT 17, SECTION 14, TOWNSHIP 23 NORTH, RANGE 4
EAST, WILLAMETTE MERIDIAN, IN KING COUNTY, WASHINGTON;
EXCEPT THE WEST 165.27 FEET LYING NORTHEASTERLY OF STATE HIGHWAY NO. 2; AND
EXCEPT STATE HIGHWAY NO. 2; AND
EXCEPT COUNTY ROAD.

PARCEL I:

THAT PORTION OF THE DONATION LAND CLAIM OF C.L. BROWNELL, DESIGNATED AS CLAIM
NO.41 AND BEING PARTS OF SECTION 13 AND 14, TOWNSHIP 23 NORTH, RANGE 4 EAST,
W.M., IN KING COUNTY, WASHINGTON, DESCRIBED AS FOLLOWS:



EXHIBIT A
(continued)

BEGINNING AT THE IRON PIPE ON THE NORTH LINE OF SAID DONATION CLAIM AT A POINT
3735.56 FEET WEST OF THE NORTHEAST CORNER THEREOF (THE SAID NORTH LINE BEING
ASSUMED TO BE EXACTLY EAST AND WEST);
THENCE SOUTH 0°01’50” WEST 100 FEET TO A SECOND IRON PIPE;
THENCE SOUTH 0°01’50” WEST 80 FEET TO THE NORTH LINE OF A TRACT DESCRIBED IN
COUNTY TREASURER’S DEED NO. 34588 RECORDED JANUARY 13, 1953 UNDER AUDITOR’S
FILE NO. 4306427;
THENCE 81 O3230I WEST TO THE NORTHEAST MARGIN OF PRESENT BEACON COAL MINE
COUNTY ROAD;
THENCE NORTHWESTERLY ALONG SAID NORTHEAST MARGIN TO SAID NORTH LINE OF
DONATION CLAIM;
THENCE EAST ALONG SAID NORTH LINE 605 FEET MORE OR LESS TO THE POINT OF
BEGINNING.

PARCEL J:

A TRACT OF LAND SITUATED IN THE C.E. BROWNELL DONATION CLAIM NO.41, KING COUNTY,
WASHINGTON, DESCRIBED AS FOLLOWS:

BEGINNING AT THE SOUTHWEST CORNER OF THE NORTHEAST QUARTER OF THE
NORTHEAST QUARTER OF SECTION 14, TOWNSHIP 23 NORTH, RANGE 4 EAST, W.M., IN KING
COUNTY, WASHINGTON, BEING THE SOUTHWEST CORNER OF SOUTH SEATTLE GARDENS,
ACCORDING TO THE PLAT RECORDED IN VOLUME 19 OF PLATS, PAGE 17, IN KING COUNTY,
WASHINGTON;
THENCE SOUTH 0°43’35” WEST ALONG THE WEST LINE OF THE SOUTHEAST QUARTER OF
THE NORTHEAST QUARTER OF SAID SECTION, A DISTANCE OF 413.81 FEET TO THE TRUE
POINT OF BEGINNING;
THENCE NORTH 81°32’30” EAST 336.93 FEET;
THENCE NORTH 8°59’30” WEST 62 FEET TO THE MOST NORTHERLY CORNER OF A TRACT OF
LAND DESCRIBED IN INSTRUMENT RECORDED UNDER RECORDING NO. 5057187;
THENCE SOUTH 67°36’OO” EAST 112.33 FEET TO AN INTERSECTION WITH THE BOUNDARY OF
PRIMARY STATE HIGHWAY NO.2;
THENCE NORTH 22°24’OO” EAST, 10 FEET TO AN INTERNAL ANGLE POINT IN THE
SOUTHWESTERLY BOUNDARY OF SAID STATE HIGHWAY;
THENCE NORTHWESTERLY ALONG SAID SOUTHWESTERLY BOUNDARY TO THE NORTH LINE
OF SAID C.E. BROWNELL DONATION CLAIM;
THENCE WESTERLY ALONG SAID NORTH LINE TO A POINT WHICH IS 3,735.56 FEET WEST OF
THE NORTHEAST CORNER THEREOF;
THENCE SOUTH 0°01’50” WEST 180 FEET, MORE OR LESS, TO A POINT WHICH BEARS SOUTH
81 O32I3O WEST OF THE TRUE POINT OF BEGINNING;
THENCE NORTH 81°32’30” EAST TO THE TRUE POINT OF BEGINNING.

PARCEL K:

BEGINNING AT THE SOUTHWEST CORNER OF THE NORTHEAST QUARTER OF THE
NORTHEAST QUARTER OF SECTION 14, TOWNSHIP 23 NORTH, RANGE 4 EAST, WILLAMETTE
MERIDIAN, IN KING COUNTY, WASHINGTON, BEING THE SOUTHWEST CORNER OF SOUTH
SEATTLE GARDENS;
THENCE SOUTH 0°43’35” WEST ALONG THE WEST LINE OF THE SOUTHEAST QUARTER OF
THE NORTHEAST QUARTER 413.81 FEET TO THE TRUE POINT OF BEGINNING;
THENCE NORTH 81°32’30’ EAST 336.93 FEET TO THE NORTHEAST CORNER;
THENCE SOUTH 08D27130 EAST 300 FEET TO THE SOUTHEAST CORNER;



EXHIBIT A
(continued)

THENCE SOUTH 81°32’30” WEST 450 FEET;
THENCE NORTH 32°28’40” WEST 147.85 FEET;
THENCE NORTH 79°19’50” WEST 177.79 FEET;
THENCE NORTH 52°45’50” WEST 149.26 FEET TO THE NORTHWEST CORNER;
THENCE NORTH 81 °32’30” EAST 445.4 FEET TO THE BEGINNING.
BEING IN CHARLES E. BROWNELL DONATION CLAIM NUMBER 41.

SITUATE IN THE COUNTY OF KING, STATE OF WASHINGTON

For APNIParcel ID(s): 217200-0605-07

Parcel L:
That portion of Lot 115, SECOND ADDITION EAST RIVERTON GARDEN TRACTS, according to the
plat thereof recorded in Volume 12 of Plats, Page 79, records of King County, Washington, described
as follows:

Beginning at the Southeast corner of said Lot 115;
Thence North 0°23 East, along the East line thereof, 77.70 feet to the Southwest margin of Martin
Luther King Jr. Way;
Thence North 41°06’30” West, along said margin, 7.00 feet;
Thence South 51°16’15” West, 32.00 feet;
Thence South 11 O4036l West 64.00 feet to the South line of said Lot 115;
Thence South 89°37’ East, along said south line 42.00 feet to the Point of Beginning, as contained in
the King County Boundary Line Adjustment number L93L0034, recorded under Recording No.
9305059001, records of King County, Washington.

Situate in the County of King, State of Washington.
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EARNEST MONEY PROMISSORY NOTE

$10,000.00 Place: Seattle

Date: September 26, 2017

FOR VALUE RECEIVED, Seattle Public Schools

_________________________________________________________

(“Buyer”) agrees to pay to
the order of Fidelity National Title (‘Holder”) the sum of

Ten Thousand Dollars ($10,000.00
as follows:

__________________

days (3 days if not filled in) following mutual acceptance of the Purchase and
Sale Agreement.

Upon satisfaction or waiver of the feasibility contingency stated in the Purchase and Sale
Agreement.

El Other
*

This Note is evidence of the obligation to pay earnest money under the purchase and sale agreement
(the “Agreement”) between the Buyer and Craig Mungas Receiver for Joseph Anderson

(“Seller”) dated July 25, 2017 for the property located at:
13001 Martin Luther King Jr Way 5, Seattle, WA 98178 . Buyer’s failure to

pay the earnest money strictly as above shall constitute default on the Agreement as well as on this Note.

If Holder retains an attorney for collection of amounts due pursuant to this Note, or if Holder brings
suit to colJect any amounts due on this Note, Buyer promises to pay a reasonable attorney’s fee and
costs. This Note shall bear interest at the rate of twelve percent (12%) per annum after default.

BUYER

By:

____________________________________

Seattle Public Schools
Printed Name and Title: Lewis A. Carison Real Estate Supervisor

* Do not enter “on closing” as the date this Note becomes due and payable because closing under the

Purchase Agreement is not certain to occur. Instead. insert a specific date or an event that is certain to

occur.

Century 21 Northwest, 121 Lake St. S. Ste. 201 Kirldand, WA 98033 Phone: (425)250-3301 Fax: Seattle Public

Nick Alevizatos Produced with zipForm® by zipLogix 18070 Fifteen Mile Road, Fraser, Michigan 48026 wwwzipLoaix.cpm



ADDENDUM
TO

COMMERCIAL & INVESTMENT
REAL ESTATE PURCHASE & SALE AGREEMENT

This Addendum (this “Addendum”) is part of the Commercial & Investment Real Estate Purchase
and Sale Agreement (“Agreement”) with a Reference Date of July 25, 2017, between Craig
Mungas, Receiver for Joseph Anderson, as Seller, and Seattle School District No. 1, a Washington
municipal corporation, as Buyer.

Seller and Buyer hereby modify the Agreement as set forth below. The section numbers
indicated below correspond with the sections of the Agreement being modified hereby. Except as
modified below, the terms and conditions of the Agreement remain in full force and effect.

Section 2 (Earnest Money)

The third sentence of Section 2 is modified to indicate that Buyer shall deliver the earnest
money no later than on the last day of the Feasibility Period defined in Section 5.

Section 3 (Exhibits and Addenda)

Section 3 is modified to indicate that, in addition to Exhibit A, an Earnest Money
Promissory Note (CBA Form EMN) and this Addendum are made part of the Agreement.

Sections 4 (Seller’s Underlying Financing) and 7 (Closing of Sale)

The second and third sentences of Section 4 and the penultimate sentence of Section 7 are
deleted. Seller warrants and represents to Buyer that the Property is not subject to any
lien the elimination of which requires a defeasance.

Section 5 (Feasibility Contingency):

The second sentence of the introductory language of Section 5 is deleted and replaced
with the following:

This Agreement shall terminate and Buyer shall receive a refund of the earnest
money unless Buyer gives written notice to Seller within 120 days (the
“Feasibility Period”) of Mutual Acceptance stating that this condition is satisfied;
provided that, by written notice to Seller, Buyer may extend the Feasibility Period
for an additional 60 days in the event the fmdings of a Phase I environmental
study conducted by Buyer during the Feasibility Period includes a
recommendation, either in the Phase 1 report or in related correspondence from
Buyer’s consultant, that a Phase 2 study be conducted to further investigate
matters identified during the Phase 1 study; and further provided that, by written

Buyer_____
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notice to Seller and deposit into escrow with the Closing Agent for the account of
Seller on or before expiration of the Feasibility Period $2,500 (the “Extension
Payment”), Buyer may extend the Feasibility Period for an additional 60 days.
The Closing Agent shall release the Extension Payment to Seller immediately
upon Buyer’s deposit of the Extension Payment into escrow. By its execution of
this Addendum, Buyer authorizes the Closing Agent to release the Extension
Payment to Seller in accordance with this section without any further instruction
or authorization from Buyer. The Extension Payment shall be credited to the
Purchase Price. Buyer shall pay the Extension Payment as consideration for
Seller’s extension of the Feasibility Period, and the Extension Payment shall be
deemed fully earned and belong to Seller and shall not be refunded to Buyer
except in the event this transaction fails to close as the result of a default by Seller
and except as otherwise specifically provided herein. No part of the Extension
Payment shall constitute earnest money under this Agreement.

The following is added to the introductory language of Section 5:

Notwithstanding anything to the contrary in this Agreement, $100.00 of the
earnest money deposit shall be paid to Seller if Buyer exercises its right under
Section 5 to terminate, as independent consideration for such right of termination.

Section 5a (Books, Records, Leases, Agreements)

Without limiting the generality of the list of items to be made available under Section 5a,
Seller shall include among the items in the possession or subject to the control of Seller
that Seller makes available for inspection by Buyer and Buyer’s agents within five days
after Mutual Acceptance the items set forth in the list appended to this Addendum as
Attachment A.

Buyer shall have the right, at Buyer’s expense, to copies of any and all items made
available by Seller to Buyer. If this Agreement terminates without a Closing, Buyer shall
return all such copies to Seller.

Section 5b (Access)

The third sentence of Section 5b is deleted and replaced with the following:

Buyer shall have the right to conduct a Phase 2 study, including sampling of soil,
groundwater or other media or conveyance systems, as determined in the sole
discretion of Buyer. Seller shall fully cooperate with Buyer’s conduct of Phase 1
and Phase 2 studies, including providing a person with knowledge of the Property
for an interview during the Phase 1 study and in making all reasonable
accommodations to facilitate drilling activities (such as moving obstructions)
should Buyer conduct a Phase 2 study.
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The last sentence of Section 5b is modified to provide that Buyer may continue to enter
the Property after waiver or satisfaction of the feasibility contingency subject to the
foregoing restrictions.

Section 6b (Permitted Exceptions)

The initial three sentences of Section 6b are deleted and replaced with the following:

Notwithstanding Section 6b, the following process shall be utilized with respect to
matters in any title report or supplemental title report: Buyer shall have until the
end of the 20th day following the Buyer’s receipt of the title report and copies of all
recorded documents referenced in it (the “Buyer Objection Deadline”) to notify
Seller in writing of any objection (the “Buyer Objection Notice”) that Buyer may
have to any such matters. If Buyer delivers the Buyer Objection Notice, then Seller
may deliver, in Seller’s sole and absolute discretion, a response (the “Seller
Response”) no later than 5 days after the date of the Buyer Objection Notice (the
“Response Deadline”), indicating what, if any, action Seller commits to take to
eliminate, cure or otherwise address the matters set forth in the Buyer Objection
Notice. If Seller fails to deliver the Seller Response on or before the Response
Deadline, Seller shall be deemed to have elected not to address or cure any of the
matters set forth in the Buyer Objection Notice. Unless Seller gives Buyer a timely
Seller Response in which Seller unconditionally commits to eliminate or cure all
matters objected to by Buyer in the Buyer Objection Notice, Buyer shall have the
right to terminate this Agreement by notice in writing given to Seller prior to the
end of the 5th day following the due date of the Seller Response. If Buyer gives a
written termination notice to Seller within such five-day period, then this
Agreement shall terminate automatically and be of no further force or effect and
neither party shall have any further rights or obligations hereunder (other than
pursuant to any provisions hereof which expressly survive the termination of this
Agreement), and all earnest money and the Extension Payment, if any, shall be
refunded to Buyer less any costs advanced or committed for Buyer. If Buyer fails
to timely exercise its right of termination under this section, then Seller’s
commitment to undertake such actions as are set forth in the Seller Response shall
be an additional Seller covenant and also a condition precedent to Buyer’s
obligations to close. If the title report is re-issued or updated after the Buyer
Objection Deadline, Buyer shall have the right to object (each, a “New Buyer
Objection”) to any additional matter disclosed or contained in any such re-issuance
or update of the title report (each, a “New Title Document Matter”).

If Seller is unwilling or unable to eliminate any such New Title Document Matter
or to cure or otherwise address such New Title Document Matter to the satisfaction
of Buyer (in Buyer’s sole and absolute discretion) prior to the Closing Date, Buyer
shall have the right either to (i) waive such New Title Document Matter and
proceed to Closing, or (ii) terminate this Agreement and receive a return of all
earnest money and the Extension Payment, if any, less any costs advanced or
committed for Buyer (in addition to any other remedies as Buyer may have under
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this Agreement if the New Title Document Matter was caused by a breach of a
covenant or representation of Seller under this Agreement).

The owner’s affidavit referenced in the second-to-last sentence, to be provided
upon request of the Title Company, shall be the fonn attached hereto as
Attachment B. If the Title Company is unwilling to insure on the basis of such
form of owner’s affidavit (either on the basis of standard coverage if Buyer elects
not to purchase extended coverage, or on the basis of extended coverage if Buyer
elects to purchase extended coverage) and Seller fails to provide to the Title
Company a form of owner’s affidavit acceptable to the Title Company, then
Buyer shall have the right to terminate this Agreement, in which case the earnest
money and the Extension Payment, if any, shall be refunded to Buyer.

Section 7 (Closing of Sale)

The initial sentence of Section 7 is deleted and replaced with the following:

This sale shall be closed (“Closing”) by Fidelity National title (“Closing Agent”)
within 30 days of Buyer giving timely written notice to Seller that the feasibility
contingency set forth in Section 5 is satisfied.

The penultimate sentence of Section 7 is modified to permit Buyer and Seller to provide
their own escrow instructions to the Closing Agent in lieu of the Closing Agent’s
preprinted standard instructions.

Section 11 (Possession)

The following sentence is added to Section 11:

Prior to closing, Seller shall remove from the Property all equipment and other
personal property that does not constitute fixtures as well as all scrap material and
debris.

Section 15 (Condenmation and Casualty)

The second sentence of Section 15 is deleted and replaced with the following:

Buyer may terminate this Agreement and obtain a refund of the earnest money if
improvements on the Property are destroyed or materially damaged by casualty
before Closing, or if, before Closing, condemnation proceedings are commenced,
or either of the parties becomes aware that a governmental entity with powers of
condemnation plans to commence condemnation proceedings, against all or a
portion of the Property.

Section 18 (Notices and Computation of Time)

Buyer £_fl/(
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Notices to Seller will be effective only if such notices are delivered to Seller at the
address, fax number or email indicated in Section 28 and to G. Richard Hill,
McCullough, Hill Leary, P.S., 701 Fifth Avenue, Suite 6600, Seattle, WA 98104,
facsimile 206-812-3389., or rich@,rnhseattle.com.

Section 22a (Complete Agreement)

Section 22a is deleted in its entirety and replaced with the following:

Complete Agreement; Modification. This Agreement and any addenda and
exhibits hereto state the entire understanding of Buyer and Seller regarding the
sale of the Property, supersede all prior discussions and agreements, and may not
be modified, amended, assigned or otherwise changed in any manner except by
written instrument executed by both parties thereto.

Section 23 (Acceptance; Counteroffers)

Section 23 is deleted in its entirety and replaced with the following:

Mutual Acceptance; Board Approval. “Mutual Acceptance” shall occur when
both parties have executed the Agreement and this Addendum. The Agreement
(and this Addendum) shall be null and void and Buyer shall receive a refund of
the earnest money unless Buyer shall, on or before the date that is ninety (90)
days following Mutual Acceptance, notify Seller in writing that the Board of
Directors of Buyer has adopted a resolution approving the transaction
contemplated by the Agreement and this Addendum.

Section 26 (Seller’s Acceptance and Brokerage Agreement)

The figure “$160,000.00” is substituted for the figure “$4,000,000.00” in each of the two
instances where it appears in Section 26.

New Section. The following new section is hereby added to the Agreement:

Survival All provisions of this Agreement that provide for any performance following
the Closing, or that reasonably should be construed to apply following Closing, shall
survive the Closing.
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Attachments to Addendum:

A Additional Documents
B Owner’s Affidavit

EXECUTED by the parties as of the dates set forth below.

Seller: Buyer:

Receiver for Joseph Andersson Seattle School District No. 1

By:___________________ By:

___________________

Craig Mungas Its: k. i1-”

Dated signed:__________________ Dated signed: 7

Buyer______
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Attachment A

DUE DILIGENCE MATERIALS

1. Tenant Information:

(a) Leases/Amendments/subleases/lease proposals

(b) List of security deposits/prepayments

(c) Rent delinquencies

(d) Leasing status report

2. Operating Information:

(a) Contracts regarding property (service contracts, parking contracts, construction
and architect contracts, management contracts, etc.)

(b) Real estate tax bills and assessments and documents pertaining to any prior or
pending appeal of taxes or assessments

3. Property and Building Information:

(a) Plans and Specifications

(b) Prior title work (title policies and commitments and all instruments affecting title)

(c) Prior surveys, subdivisions, site plans, etc.

(d) Existing engineering reports

(e) Existing environmental reports (including Phase 1 and Phase 2 studies and
asbestos/hazardous building survey reports)

(f) Other existing property reports (geotechnical, soils, and/or seismic), including
reports characterizing fill on the property its nature and elevationlthickness)

(g) Existing property inspection reports (including but not limited to seismic,
structural, ADA)

(h) Copies of warranties

(i) Insurance policies and claims

(I) Governmental permits, licenses or other authorizations, all documents with
respect to any pending applications for any governmental permits, licenses, or
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other authorizations, all documents reflecting any denial of any past application
for any governmental permit, license, or other authorizations, and all documents
relating to any alleged violation of conditions or requirements of any
governmental permit, license, or other

(k) Certificates of Occupancy

(1) All agreements, notices and correspondence fromlwith governmental or quasi-
governmental entities or agencies, including without limitation the USEPA, the
Washington State Department of Ecology, the Washington State Department of
Natural Resources, the City of Seattle, and King County.

(m) Litigation (copies of relevant documents, status summary), including proceedings
for appointment of receiver for the Property

Buyer /_7-/f
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Attachment B

OWNER’S AFFIDAVIT

The undersigned hereby certifies/certify to Fidelity National Title Insurance Company,
Inc (“Title Company”), as follows:

1. (herein referred to as “Owner”) owns fee simple title to that certain real property
(the “Property — Exhibit A”), located in King County, Washington, and identified as
the land to be insured under commitment no. (the “Commitment”), issued by the
Title Company.

2. Owner is duly organized and validly existing under the laws of the State of
Washington, and is in good standing to do business in the state where the Property
is located. Owner has taken all necessary action, and has full power and authority to
execute and deliver this Certificate and all of the instruments that are to be recorded
and insured in connection with the transaction contemplated under the Commitment.

3. Except as disclosed by the Commitment, there are no leases, tenancies, or any
claims or interests based on possession of the Property, except those listed below or
set forth on the attached rent roll:

A)
B)
C)

4. Except as disclosed by the Commitment, there are no rights of first refusal or options
to purchase the Property, or any part thereof or interest therein, except:

If none, check here El

5. Except as disclosed by the Commitment, there are no deeds, mortgages (or other
security interests), easements, contracts, covenants, or servitudes affecting the
Property or any part thereof or interest therein, except:

If none, check here U

6. No labor or materials have been furnished to the Property for improvements
authorized or contracted for by or on behalf of Owner within the last 120 days, nor
have any contracts been entered into for such improvements, except:

If none, check here El

7. Except as disclosed by the Commitment: (i) there are no taxes or assessments which
are not now payable but which could become a lien on the Property; (ii) there are no
proceedings currently pending by a public agency which may result in the imposition
of such taxes or assessments; and (iii) the Owner has not received notice of the
commencement of any such proceedings.

Buyer tik
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8. Except as disclosed by the Commitment, each property is owned and operated in
compliance with all applicable zoning codes and ordinances.

9. The corners and boundary lines of the Property are established, and there are no
disputes or third party claims with respect to the location of such corners and
boundary lines.

1O.There are no defects, liens, encumbrances, adverse rights, claims, interests, or other
matters created, suffered or permitted by Owner which affect the Property, and
which could become a lien or attach to the Property after the effective date of the
Commitment, but prior to the date the proposed insured will acquire, for value, the
estate or interest to be insured under the Commitment.

11.All service, installation, connection, maintenance or construction charges for sewer,
water, electricity or garbage collection or disposal, or other utilities which are due or
which accrue before the day of closing will be paid by Seller directly either at the
closing or upon subsequent notification by the Purchaser.

12.To the best of the Owner’s knowledge, the following utilities or services are available
to the Property:

Li Water service LI Natural gas service Li Telephone service

El Electrical power . Li Storm waterLi Sanitary sewer
service drainage

The undersigned executes and delivers this Certification on behalf of Owner for the

purpose of inducing the Title Company to issue a title insurance policy on the day of

closing in conformance with the Commitment. Owner agrees to indemnify, defend and

hold the Title Company harmless from and against any loss or liability it may suffer or

incur under any title insurance policies issued in reliance upon this Certificate and which

loss or liability results from the inaccuracy of any of the representations made herein.

DATED:

______________,

2016

By:

___________________________

(please print name here)

Its:

_____________________________________

Buyer 14-7t
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EXHIBIT A

PARCEL A:

THAT PORTION OF TRACTS 98, 99 AND 100, SECOND ADDITION EAST RIVERTON GARDEN
TRACTS, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79,
IN KING COUNTY, WASHINGTON;
EXCEPT A PORTION NORTHEASTERLY OF A LINE RUNNING FROM THE NORTHWEST CORNER
OF TRACT 98 TO A POINT ON THE SOUTHEASTERLY LINE OF TRACT 100, A DISTANCE 150
FEET, SOUTHWESTERLY FROM THE SOUTHEAST CORNER THEREOF;
AND EXCEPT THAT PORTION OF TRACT 98, 99 AND 100, WHICH LIES SOUTHWESTERLY OF A
LINE WHICH IS 75 FEET NORTHEASTERLY AND PARALLEL TO THE NORTHEASTERLY RIGHT
OF WAY MARGIN OF THE BEACON COAL MINE ROAD AS MEASURED AT ANGLES TO SAID
MARGIN;
TOGETHER WITH A PARCEL OF LAND SITUATE IN THE NORTH HALF OF SECTION 14,
TOWNSHIP 23 NORTH, RANGE 4 EAST, W.M. BEING PORTIONS OF TRACTS 93 THROUGH 102,
SECOND ADDITION EAST RIVERTON GARDEN TRACTS, ACCORDING TO THE PLAT THEREOF
RECORDED IN VOLUME 12 OF PLATS, PAGE 79, IN KING COUNTY, WASHINGTON, DESCRIBED
AS FOLLOWS:
COMMENCING AT THE NORTHWESTERLY CORNER OF TRACT 81 OF SAID ADDITION, WHICH
CORNER IS ON THE NORTH LINE OF SAID SECTION 14 APPROXIMATELY 990 FEET WESTERLY
FROM THE NORTH QUARTER CORNER OF SAID SECTION;
THENCE SOUTHWESTERLY, ALONG THE NORTHWESTERLY BOUNDARY LINE OF SAID TRACT
81, 39.85 FEET, MORE OR LESS, TO A POINT ON THE NORTHEASTERLY RIGHT OF WAY LINE
OF BEACON COAL MINE ROAD, SAID POINT BEING 30.0 FEET DISTANT NORTHEASTERLY,
MEASURED AT RIGHT ANGLES, FROM THE CENTERLINE OF SAID ROAD;
THENCE SOUTHEASTERLY, ALONG SAID NORTHEASTERLY RIGHT OF WAY LINE, 144.43 FEET,
MORE OR LESS, TO AN ANGLE POINT IN SAID RIGHT OF WAY;
THENCE CONTINUING SOUTHEASTERLY, ALONG SAID NORTHEASTERLY RIGHT OF WAY LINE,
988.67 FEET, MORE OR LESS, TO AN ANGLE POINT IN SAID RIGHT OF WAY LINE;
THENCE CONTINUING SOUTHEASTERLY, ALONG SAID NORTHEASTERLY RIGHT OF WAY LINE,
236.89 FEET, MORE OR LESS, TO A POINT ON THE SOUTHEASTERLY LINE OF TRACT 92 OF
SAID ADDITION, SAID POINT BEING THE TRUE POINT OF BEGINNING;
THENCE NORTHEASTERLY, ALONG SAID SOUTHEASTERLY LINE, 75.0 FEET, TO A POINT THAT
IS 105.0 FEET DISTANT NORTHEASTERLY, MEASURED AT RIGHT ANGLES, FROM SAID
CENTERLINE OF BEACON COAL MINE ROAD;
THENCE SOUTHEASTERLY, PARALLEL WITH SAID CENTERLINE, 603.74 FEET, MORE OR LESS,
TO AN ANGLE POINT;
THENCE CONTINUING SOUTHEASTERLY, PARALLEL WITH SAID CENTERLINE, 365.58 FEET,
MORE OR LESS, TO A POINT ON THE NORTH LINE OF THE C.E. BROWNELL DONATION LAND
CLAIM;
THENCE WESTERLY, ALONG SAID NORTH LINE OF SAID DONATION LAND CLAIM, 140.49 FEET,
MORE OR LESS, TO A POINT ON SAID NORTHEASTERLY RIGHT OF WAY LINE OF BEACON
COAL MINE ROAD;
THENCE NORTHWESTERLY, ALONG SAID NORTHEASTERLY RIGHT OF WAY LINE, 254.16
FEET, MORE OR LESS, TO AN ANGLE POINT IN SAID RIGHT OF WAY LINE;
THENCE CONTINUING NORTHWESTERLY, ALONG SAID NORTHEASTERLY RIGHT OF WAY
LINE, 615.38 FEET, MORE OR LESS, TO THE TRUE POINT OF BEGINNING.

PARCEL B:

THAT PORTION OF TRACTS 98, 99, 100, 101 AND 102, SECOND ADDITION EAST RIVERTON

Buyer L.71
Addendum — Page 11

Seller_______



GARDEN TRACTS, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS,
PAGE 79, IN KING COUNTY, WASHINGTON, DESCRIBED AS FOLLOWS:
BEGINNING AT THE INTERSECTION OF THE SOUTHWESTERLY MARGIN OF PRIMARY STATE
HIGHWAY NO. 2 “EMPIRE WAY SOUTH” AND THE EASTERLY LINE OF SAID TRACT 99;
THENCE SOUTHERLY ALONG THE EASTERLY LINES OF TRACTS 99, 100, 101 AND 102 TO THE
SOUTHEAST CORNER OF SAID TRACT 102;
THENCE WESTERLY ALONG THE SOUTH LINE OF SAID TRACT 102 TO AN INTERSECTION
WITH A LINE WHICH IS PARALLEL TO AND 75 FEET NORTHEASTERLY OF THE
NORTHEASTERLY RIGHT OF WAY MARGIN OF BEACON COAL MINE ROAD MEASURED AT
RIGHT ANGLES TO SAID
MARGIN;
THENCE NORTHWESTERLY ALONG SAID PARALLEL LINE TO AN INTERSECTION WITH THE
NORTHWESTERLY LINE OF SAID TRACT 101;
THENCE NORTHEASTERLY ALONG SAID NORTHWESTERLY LINE TO A POINT 150 FEET FROM
THE MOST NORTHERLY CORNER OF SAID TRACT 101;
THENCE IN A STRAIGHT LINE TO A CORNER OF SAID TRACT 98, BEING THE INTERSECTION
OF THE NORTHWESTERLY LINE AND THE NORTH LINE OF SAID TRACT 98;
THENCE EASTERLY ALONG SAID NORTH LINE TO AN INTERSECTION WITH THE
SOUTHWESTERLY MARGIN OF SAID STATE HIGHWAY;
THENCE SOUTHEASTERLY ALONG SAID MARGIN TO THE POINT OF BEGINNING.

PARCEL C:

THAT PORTION OF TRACTS 108 AND 114, SECOND ADDITION EAST RIVERTON GARDEN
TRACTS, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79,
IN KING COUNTY, WASHINGTON, LYING SOUTHWESTERLY OF SR 900 ALSO KNOWN AS
STATE ROAD NO 2.

PARCEL D:

NORTH 65 FEET OF LOT 107, SECOND ADDITION EAST RIVERTON GARDEN TRACTS,
ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79, IN KING
COUNTY, WASHINGTON, LYING WESTERLY OF SR 900 ALSO KNOWN AS STATE ROAD NO 2.

PARCEL E:

THE SOUTH 35 FEET OF LOT 107, SECOND ADDITION EAST RIVERTON GARDEN TRACTS,
ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79, IN KING
COUNTY, WASHINGTON, LYING WESTERLY OF SR 900 ALSO KNOWN AS STATE ROAD NO 2.

PARCEL F:

THAT PORTION OF LOT 106, SECOND ADDITION EAST RIVERTON GARDEN TRACTS,
ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79, IN KING
COUNTY, WASHINGTON, LYING SOUTHWESTERLY OF STATE ROAD NO 2, AS CONVEYED TO
THE STATE OF WASHINGTON BY DEED RECORDED UNDER RECORDING NO. 2455528;
ALSO THE WEST 200 FEET OF LOT 105;
THE WEST 200 FEET OF LOT 104;
AND THE WEST 250 FEET OF LOT 103, ALL IN SAID PLAT OF SECOND ADDITION TO EAST
RIVERTON GARDEN TRACTS.

PARCEL G:

THAT PORTION OF TRACTS 103, 104 and 105, SECOND ADDITION EAST RIVERTON GARDEN
TRACTS, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 12 OF PLATS, PAGE 79,
RECORDS OF KING COUNTY, WASHINGTON, DESCRIBED AS FOLLOWS:
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BEGINNING AT THE SOUTHEAST CORNER OF SAID LOT 103;
THENCE NORTHERLY ALONG THE EAST LINE OF SAID LOT 103 TO THE SOUTHWESTERLY
LINE OF STATE ROAD NO. 2, AS CONVEYED TO THE STATE OF WASHINGTON BY DEED
RECORDED UNDER RECORDING NO. 2455528;
THENCE NORTHWESTERLY ALONG SAID SOUTHWESTERLY LINE TO THE NORTH LINE OF
SAID LOT 105;
THENCE WESTERLY ALONG SAID NORTH LINE TO THE EAST LINE OF THE WEST 200 FEET OF
SAID LOT 105;
THENCE SOUTHERLY ALONG THE EAST LINE OF THE WEST 200.00 FEET TO SAID LOT 105
AND LOT 104 TO THE NORTH LINE OF SAID LOT 103;
THENCE EASTERLY ALONG SAID NORTH LINE TO THE EAST LINE OF THE WEST 250.00 FEET
TO SAID LOT 103;
THENCE SOUTHERLY ALONG SAID LAST MENTIONED EAST LINE TO THE SOUTH LINE OF SAID
LOT 103;
THENCE EASTERLY ALONG SAID SOUTH LINE TO THE POINT OF BEGINNING.

PARCEL H:

THAT PORTION LYING SOUTHWESTERLY OF STATE HIGHWAY NO. 2 OF THE FOLLOWING
DESCRIBED TRACT:
THE WEST HALF OF GOVERNMENT LOT 17, SECTION 14, TOWNSHIP 23 NORTH, RANGE 4
EAST, WILLAMETTE MERIDIAN, IN KING COUNTY, WASHINGTON;
EXCEPT THE WEST 165.27 FEET LYING NORTHEASTERLY OF STATE HIGHWAY NO.2; AND
EXCEPT STATE HIGHWAY NO.2; AND
EXCEPT COUNTY ROAD.

PARCEL I:

THAT PORTION OF THE DONATION LAND CLAIM OF C.L. BROWNELL, DESIGNATED AS CLAIM
NO.41 AND BEING PARTS OF SECTION 13 AND 14, TOWNSHIP 23 NORTH, RANGE 4 EAST,
W.M., IN KING COUNTY, WASHINGTON, DESCRIBED AS FOLLOWS:
BEGINNING AT THE IRON PIPE ON THE NORTH LINE OF SAID DONATION CLAIM AT A POINT
3735.56 FEET WEST OF THE NORTHEAST CORNER THEREOF (THE SAID NORTH LINE BEING
ASSUMED TO BE EXACTLY EAST AND WEST);
THENCE SOUTH 0°01’50” WEST 100 FEET TO A SECOND IRON PIPE;
THENCE SOUTH 0°01’50” WEST 80 FEET TO THE NORTH LINE OF A TRACT DESCRIBED IN
COUNTY TREASURER’S DEED NO. 34588 RECORDED JANUARY 13, 1953 UNDER AUDITOR’S
FILE NO. 4306427;
THENCE 81 03213011 WEST TO THE NORTHEAST MARGIN OF PRESENT BEACON COAL MINE
COUNTY ROAD;
THENCE NORTHWESTERLY ALONG SAID NORTHEAST MARGIN TO SAID NORTH LINE OF
DONATION CLAIM;
THENCE EAST ALONG SAID NORTH LINE 605 FEET MORE OR LESS TO THE POINT OF
BEGINNING.

PARCELJ: V

A TRACT OF LAND SITUATED IN THE C.E. BROWNELL DONATION CLAIM NO.41, KING COUNTY,
WASHINGTON, DESCRIBED AS FOLLOWS:
BEGINNING AT THE SOUTHWEST CORNER OF THE NORTHEAST QUARTER OF THE
NORTHEAST QUARTER OF SECTION 14, TOWNSHIP 23 NORTH, RANGE 4 EAST, W.M., IN KING
COUNTY, WASHINGTON, BEING THE SOUTHWEST CORNER OF SOUTH SEATTLE GARDENS,
ACCORDING TO THE PLAT RECORDED IN VOLUME 19 OF PLATS, PAGE 17, IN KING COUNTY,
WASHINGTON;
THENCE SOUTH 0°43’35” WEST ALONG THE WEST LINE OF THE SOUTHEAST QUARTER OF
THE NORTHEAST QUARTER OF SAID SECTION, A DISTANCE OF 413.81 FEET TO THE TRUE
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POINT OF BEGINNING;
THENCE NORTH 81°32’30” EAST 336.93 FEET;
THENCE NORTH 8°59’30” WEST 62 FEET TO THE MOST NORTHERLY CORNER OF A TRACT OF
LAND DESCRIBED IN INSTRUMENT RECORDED UNDER RECORDING NO. 5057187;
THENCE SOUTH 67°36’OO” EAST 112.33 FEET TO AN INTERSECTION WITH THE BOUNDARY OF
PRIMARY STATE HIGHWAY NO.2;
THENCE NORTH 22°24’OO” EAST, 10 FEET TO AN INTERNAL ANGLE POINT IN THE
SOUTHWESTERLY BOUNDARY OF SAID STATE HIGHWAY;
THENCE NORTHWESTERLY ALONG SAID SOUTHWESTERLY BOUNDARY TO THE NORTH LINE
OF SAID C.E. BROWNELL DONATION CLAIM;
THENCE WESTERLY ALONG SAID NORTH LINE TO A POINT WHICH IS 3,735.56 FEET WEST OF
THE NORTHEAST CORNER THEREOF;
THENCE SOUTH 0°01 ‘50” WEST 180 FEET, MORE OR LESS, TO A POINT WHICH BEARS SOUTH
81 03230II WEST OF THE TRUE POINT OF BEGINNING;
THENCE NORTH 81 O32I3O EAST TO THE TRUE POINT OF BEGINNING.

PARCEL K:

BEGINNING AT THE SOUTHWEST CORNER OF THE NORTHEAST QUARTER OF THE
NORTHEAST QUARTER OF SECTION 14, TOWNSHIP 23 NORTH, RANGE 4 EAST, WILLAMETTE
MERIDIAN, IN KING COUNTY, WASHINGTON, BEING THE SOUTHWEST CORNER OF SOUTH
SEATTLE GARDENS;
THENCE SOUTH 0°43’35” WEST ALONG THE WEST LINE OF THE SOUTHEAST QUARTER OF
THE NORTHEAST QUARTER 413.81 FEET TO THE TRUE POINT OF BEGINNING;
THENCE NORTH 81°32’30” EAST 336.93 FEET TO THE NORTHEAST CORNER;
THENCE SOUTH 08°27’30” EAST 300 FEET TO THE SOUTHEAST CORNER;
THENCE SOUTH 81 O323Of WEST 450 FEET;
THENCE NORTH 32°28’40” WEST 147.85 FEET;
THENCE NORTH 79°19’50” WEST 177.79 FEET;
THENCE NORTH 52°45’50” WEST 149.26 FEET TO THE NORTHWEST CORNER;
THENCE NORTH 81°32’30” EAST 445.4 FEET TO THE BEGINNING.
BEING IN CHARLES E. BROWNELL DONATION CLAIM NUMBER 41.
SITUATE IN THE COUNTY OF KING, STATE OF WASHINGTON

Parcel L:

That portion of Lot 115, SECOND ADDITION EAST RIVERTON GARDEN TRACTS, according to the
plat thereof recorded in Volume 12 of Plats, Page 79, records of King County, Washington, described
as follows:
Beginning at the Southeast corner of said Lot 115;
Thence North 0°23 East, along the East line thereof, 77.70 feet to the Southwest margin of Martin
Luther King Jr. Way;
Thence North 41 °06’30” West, along said margin, 7.00 feet;
Thence South 5101615 West, 32.00 feet;
Thence South 11 040I36I West 64.00 feet to the South line of said Lot 115;
Thence South 89°37’ East, along said south line 42.00 feet to the Point of Beginning, as contained in
the King County Boundary Line Adjustment number L93L0034, recorded under Recording No.
9305059001, records of King County, Washington.
Situate in the County of King, State of Washington
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kiddermathews.com

David M. Chudzik, Ph.D., MAI, CRE
Vice President
Valuation Advisory Services

CAREER SUMMARY

Since joining Kidder Mathews’ Valuation Advisory Services in October of 2004, David has 

provided valuation and consultation services for a wide variety of commercial property types 

including office, industrial, retail, multifamily, hospitality, marina, and development properties.   

His experience includes complex properties like biotechnology research facilities, data 

centers, sawmills, shipyards, and other specialized property types.  He has performed 

biotechnology valuation and market analysis on a national basis and authored the National 

Biotechnology Real Estate Market Analysis for GVA Worldwide.  Assignments have included 

valuation of leasehold interests, air rights, condemnation compensation, conservation 

easements as well as market rent studies.

David’s professional experience includes venture capital investing with emphasis in the life 

sciences industry.  He has also worked as a development analyst and project manager at 

Seattle area real estate development companies.  His development experience includes 

multifamily residential, commercial office, and marina developments.   

David brings unique qualifications to real estate valuation and consulting making him well-

qualified in the analysis of some of the most complex and sophisticated real estate.

EDUCATION

•	 Doctor of Philosophy, Biochemistry, University of Washington

•	 Master of Business Administration, Management, University of Washington

•	 Bachelor of Science, Biochemistry, University of Washington

•	 Bachelor of Arts, Spanish, University of Washington

PROFESSIONAL LICENSES

•	 Washington Certified General Real Estate Appraiser (No. 1102099)

•	 Oregon Certified General Real Estate Appraiser (No. C00182)

•	 California Certified General Real Estate Appraiser (No. 3004403) 

•	 Washington Real Estate Broker (No. 127896)

PROFESSIONAL AFFILIATIONS

•	 Member of Appraisal Institute (MAI)

•	 Counselors of Real Estate (CRE)

601 Union St, Suite 4720
Seattle, WA 98101
T 206.205.0222
F 206.205.0220
dchudzik@kiddermathews.com
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David Chudzik, Ph.D., MAI, CRE continued

PARTIAL CLIENT LIST

Allstate Life Insurance Co.

Alexandria Real Estate Equities

Archdiocese of Seattle

Bank of America

BECU

Bloch Properties 

Citibank

City of Seattle

City of Renton

Davis Wright Tremaine 

East West Bank 

First Sound Bank

First Mutual Bank 

GE Capital

H5 Capital

Heritage Bank

Jefferson County 

JPMorgan Chase Bank

KeyBank

King County

Low Income Housing Institute

Memorial Medical Center

Merrill Lynch 

Morgan Stanley

Morton McGoldrick, PS

Moss Adams

National Real Estate Advisors

Nexus Properties

Northwest Diabetes Research Center

Northwest Kidney Center

Novartis

Olympus Real Estate Partners

Overlake Medical Center

Perkins Coie

Port of Port Townsend   

Portland State University

Puget Sound Bank

Puget Western

San Juan County Land Bank 

Schnitzer West

Seattle BioMed

Seattle Monorail Project 

Server Farm Realty

Stockbridge Capital Group

Todd Shipyards

Unico Properties

Union Bank

University of Washington

US Bancorp

Vulcan Real Estate

Washington Federal 

Washington Trust Bank 

Wells Fargo





kiddermathews.com

CAREER SUMMARY

Keven Russell has been actively engaged in the appraisal of real estate in the state of 

Washington since 2007, joining Kidder Mathews Valuation Advisory Services in August 

2011.  Prior to joining, Keven was an appraiser with Auble, Jolicoeur & Gentry in Spokane, 

Washington. 

Keven’s appraisal experience includes the valuation of development land, residential 

subdivisions, apartments, condominiums, group homes, general offices, medical offices, 

retail, restaurants, self-storage facilities, a bowling alley, RV developments, and resort 

communities.  The majority of the properties appraised are located in the Inland Northwest 

region surrounding Spokane, Washington.

STATE CERTIFICATION

Keven has completed the state requirement for the certified general license and holds  

the MAI designation.

EDUCATION

Bachelor of Arts; Business Administration, University of Washington

APPRAISAL INSTITUTE COURSES COMPLETED

•	 General Market Analysis and Highest & Best Use

•	 General Appraiser Site Valuation & Cost Approach

•	 General Appraiser Sales Comparison Approach

•	 General Appraiser Income Approach Parts 1 & 2

•	 General Appraiser Report Writing & Case Studies

•	 Advanced Income Capitalization

PROFESSIONAL LICENSES AND MEMBERSHIPS

•	 State of Washington Certified General Real Estate Appraiser (No. 1102079)

•	 Director, Education, and Finance Chair of the Appraisal Institute INWC

PARTIAL CLIENT LIST

American West Bank

Bank of America

Banner Bank

Sterling

Washington Trust

Wells Fargo

601 Union St, Suite 4720
Seattle, WA 98101
T 206.205.0211
F 206.205.0220
krussell@kiddermathews.com

Keven Russell, MAI
Vice President
Valuation Advisory Services
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