Kitsap County Assessor

Convenience Store with Gas Station (CSWG) Regional Model

Appraisal Date 1/1/2010, Tax Year 2011
Updated 08/03/10 by Appraiser CAM20

Valuation Summary

Approach Used — Sales approach. In the event the project contains multiple uses, the income approach
can be used to recognized mixed use income streams. The values loaded into the income approach for
CSWG are those values established from the sales analysis and do not represent actual rents.

Summary of Analysis Conclusions — Eleven sales covering four of the five classifications were used to
establish a sales model based on unit count. Unit count was developed from the number of nozzles/gas
selections multiplied by 100 plus the size of the convenience store. Additional building size attributed
to offices, restaurants or additional retail stores is not included in the unit count. Those areas will be
valued using the income approach and appropriate income classifications.

Property Type Overview
Population — Kitsap County has 69 Convenience Store with Gas Station properties (CSWG).

Economic Conditions — The recent downturn in the economy is evident in the reduction of price per
unit for the most recent sales and the decreasing number of sales. Four sales occurred in 2007 and five
sales occurred in 2008. Only one sale occurred in 2009 and one in early 2010. The value per unit
calculated from these decreased significantly over sales from prior years.

Rating System — Five categories were developed based on location, traffic flow and synergy from
surrounding businesses and overall age and maintenance.

Sources

Publications — Marshall & Swift 2007
Internet —
Other — Excise tax returns

Model Calibration

Preliminary Ratio Analysis — Using just the sales from 2005-2008, the median ratio returned was
86.59% with a COD of 23.80.

Market Approach Data and Analysis

Regional Sales - Range of Sales Dates — 01/01/2007 — 03/29/2010

Current Sale Listings — None known.

Market/Sales Rates — Five classes of market sales rates per unit were derived from prior year's sales
and then adjusted using the eleven most recent sales.

Income Approach Data and Analysis

Rent Data — None researched, values based on market sales data.
Vacancy Data — None researched, values based on market sales data.
Expense Data — None researched, values based on market sales data.
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Cap Data — None researched, values based on market sales data.
Current Lease Listings — None found.
Income Rates — None developed, values based on market sales data.

Model Validation

Final Ratio Analysis — Using just the sales from 2007, 2008, 2009 and early 2010, unit rates were
reduced between 5% and 10%. The final median sales ratio is 94% with a COD of 9.29.
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CONVENIENCE STORE WITH GAS STATION COUNTYWIDE MODEL

. Population i
Class|Location DS Traffic Pattern Synergy Condition
The structure should be either new or
nearly so, or alternatively have been
The property is located at a freeway off-ramp location. This can Surroundin renovated within the past few years.
mean “immediately at an intersection with a freeway” or “within High traffic with . & Industry standards for C-SWG’s mandate a
. . - . businesses )
sight of that intersection” or the C-SWG can be attached to or in case of access . 10 to 12 year renovation cycle. If the
A . . . _ Urban . contribute to
close proximity to a large retail store operation such as: Silverdale regardless of time of increased traffic structure does not show such regular
Safeway, Silverdale Costco, Fred Meyer on Bethel, Highway 3 and day. flow renovation, placement of the C-SWG
Werner Road, or East Bremerton WalMart. ' should probably be in Class B. Industry
standards also are shifting to much larger
store facilities.
. High traffi As with the Class A facilities, the physical
C-SWG facilities in this class are typically located at the corner of igh trattic and. e e
. i located on the right structure of the C-SWG should be new
busy streets, most often with the primary afternoon traffic flow . o .
. . . . hand side of traffic  Limited synergy within the past few years, or have had a
oriented so that the store is on the right hand side of that flow. . . i i
B . o Urban flow during from nearby fairly recent renovation. Condition and
Occasionally, some facilities are located not exactly at a corner, but . S o
. . afternoon commute. |businesses. modernization of facilities relate to the
essentially act as if they were located on one. Chevron - Bethel & . o
Sedowick Gradens Market - Sedewick and Sidne Mainly corner comfort of customers and their willingness
EWICE, T oeag Y locations. to frequent the C-SWG.
High traffic flow on
. . . . the wrong side of the
Located in the same geographical location as Class B (corners or mid- o
. street, or moderate | Limited synergy
street) but on the wrong side of the street for afternoon traffic flow.  Urban or . .
C R traffic flow. Mid- from nearby Good maintenance on structures.
Visibility is inferior to Class A or B. Traffic flow may be less than | Suburban . .
: _ street location or businesses.
typical. 76 Food Market - Jackson & Sedgwick, . .
corner location with
lower traffic count.
D Located in rural areas, may be well maintained but are designed to Rural E;fihtezctlr?f:;sgw’ None Maintenance ranges from well maintained
serve a local clientele. A/'s of Olalla, Olalla Market ghed ' to deferred maintenance.
local residents.
e . o Limited to
£ Older and smaller facilities located in rural areas with limited Rural s None. Deferred maintenance.

neighborhood traffic patters. Long Lake Grocery

residential traffic.
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MSN 302010
Income Model Rates

NEIGHBORHOOD |
16 Conv Store with G Not Used Not Used C-Swg
A RENT 257.00
A CAP 100.00
A MKT 257.00
B RENT 238.00
B CAP ) 100.00|
B MKT 238.00
C RENT 181.00
C CAP 100.00
C MKT 181.00
D RENT 128.00
D CAP 100.00
D MKT 128.00
E RENT 95.00
E CAP 100.00
E MKT 95.00|
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Tax Year 2011
Convenience Store with Gas Station
Sales from 01/01/2007 through 03/29/2010

-0.50% per month
Ssaaij:?itc:)- Adjusted | I"ended
No Nelghb_on:h(_)od 2nc Property Class Account Number Project Name Excise No. | Validity Code Sales Sales Price | FF&E, Non- Sales CalisEe o Ratio
Vicinity Date ) Sales Value
Compete, Price Price
Goodwill
Low/Class E
Fair/Class D
1 18401103 - Ridgetop 541 - Conv store w/gas pumps |102501-3-052-2005[Shell Mini Mart - Ridgetop & Tahoe |08EX02411 |V - Valid 04/25/08| $1,290,000] -$390,000 $900,000] $808,718| $761,175 0.94
2 i‘i‘tg;GDm'EaSt central f 541 . Conv store wigas pumps |4474-013-001-0001 |Tracyton Market 07EX00315 [V - Valid 01/17/07| $1,100,000| -$230,000 | $870,000| $715,402| $669,375|  0.94
] Median __ 0.94
Average/Class C
8303401 - City of )
<) Bainbridge Isiand 541 - Conv store w/gas pumps [232502-3-075-2002 [BI Texaco 08EX02611 |V - Valid 05/02/08( $1,800,000 $0 $1,800,000)$1,619,507|$1,188,593 0.73
4 g?;?:; ?Jgeclsltlér?é 541 - Conv store w/gas pumps [232502-3-075-2002 [BI Texaco 09EX03353 |V - Valid 06/29/09( $1,300,000 $0 $1,300,000)$1,260,038|$1,188,593 0.94
Median 0.84
Good/Class B
8402603 - Rural Port )
5 Orchard 541 - Conv store w/gas pumps [312402-3-010-2001 [AM PM MINI MART 07EX08510 |V - Valid 11/20/07| $1,289,000 $0 $1,289,000)$1,124,997|$1,160,900 1.03
8400301 - Downtown ) :
6 Kingston 541 - Conv store w/gas pumps |262702-4-002-2003 |AM-PM Conv Kingston 10EX01435 |V - Valid 03/29/10| $2,130,000| $452,000 |$1,678,000]%1,701,722|$1,497,438 0.88
7 (SR SIS 541 - Conv store w/gas pumps |4682-000-003-0608|Chevron Perry Ave 08EX00236 R an 101715108 $2,110,000| -$428,800 |$1,681,200|%1,482,772|$1,092,975 0.74
Bremerton economic unit
8 18400202 - Highway 305 | 541 - Conv store w/gas pumps |142601-1-048-2001]Texaco/ D + J Food Mart 07EX01078 |V - Valid 02/16/07] $2,100.000 30 $2,100,000)$1.737,189|$1,475.588 0.85
9 18400203 - Viking Way | 541 - Conv store w/gas pumps |152601-4-041-2001 |NOW! Food Mart and Subway 08EX04997 |V - Valid 08/20/08] $1,870,000] -$600,000 |3$1,270,000|%$1,165,616|$1,038,350 0.89
10 gigﬁg?d“éosgl L 541 - Conv store w/gas pumps [342401-4-072-2002 [Tremont Texaco, M & M Mkt Deli ~ |07EX04959 |V - Valid 06/29/07| $2,050,000| -$570,000 |3$1,480,000|%1,256,662|$1,463,238 1.16
Median 0.89
Superior/Class A
8401606 - Brownsville .
11 Highway 541 - Conv store w/gas pumps |262501-4-116-2009|Chevron Market Express 08EX05183 |V - Valid 08/29/08| $2,650,000| -$500,000 |$2,150,000(%1,976,468|%$1,910,925 0.97
Median 0.97
Count 11
Lowest| 0.73
Highest| 1.16
Median| 0.94
AAD| 0.09
COD| 9.29
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