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Executive Summary
Current 2019 Plan Alt. 1: Densify Base Case Alt. 2: Expand Rezone

This is the baseline for all alternatives. It 
reflects the Fort Lawton Redevelopment 

Plan (“2019 Plan”). 

This alternative modifies the 2019 Plan 
slightly by adding denser housing types in 

the existing housing area.

This alternative contemplates a rezone and 
housing development within other areas 

of the Property.
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Executive Summary

Equitable Opportunities, is used in 
this context to describe increased 
housing choice for economically and 
racially diverse households through 
the production of affordable 
housing within a neighborhood that 
has high barriers to entry.
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Executive Summary
 

Additional Housing Capacity: 

Infrastructure Scope Reduction: 

Equitable Opportunities

Fair Market Land Value & Highest and Best Use: 

Net Cost Savings: 

237 – 460 Total 
Unit Capacity*

Total 
Infrastructure Cost 

$29.9M**

Additional 
Equitable Housing  

Opportunities 

Fair Market Land 
Value $70M-$85M 

Net Cost Savings 
$105k per Unit

HIGHLIGHTS
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Scope & Methodology 

 



Neighborhood Context 
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Seattle Magnolia 



Neighborhood Context 
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0.0% 20.0% 40.0% 60.0% 80.0%

American Indian
Black
Asian

Pacific Islander
White

Other Race
2+ Races

American
Indian Black Asian Pacific

Islander White Other Race 2+ Races

Seattle 0.7% 7.0% 17.1% 0.3% 61.3% 3% 10.5%
Magnolia 0.4% 1.5% 9.5% 0.3% 75.6% 2.0% 10.7%
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Current Redevelopment Plan (“2019 Plan”)

Land Use Summary 

Total Infrastructure Cost* $29,900,000

Infrastructure Cost Per Unit $126,000
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Current Redevelopment Plan (“2019 Plan”)

Map ID Housing Type Affordability Housing 
Units

Development 
Partners 
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Alt. 1: Densify 2019 Plan

Alt. 1: Land Use Summary

Densified Housing 237 - 460*

Housing**

237 - 460

Total Infrastructure Cost* $31,100,000

Infrastructure Cost Per Unit $68,000
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Alt. 1: Densify 2019 Plan
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Alt. 2: Expand Rezone

Alt. 2: Land Use Summary

Densified Housing  – 460*
Housing 195*
Housing 149*
Housing 55*
Housing 137**

Total 292 – 996+

Total Infrastructure Cost* $40,100,000

Infrastructure Cost Per Unit $40,200
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Alt. 2: Expand Rezone

The unit capacity of 996 units assumes development under the 
same set of assumptions as Alternative 1, which included a 
multifamily typology and an average unit size of 750 net square 
feet. Also consistent with Alternative 1, the actual unit types 
may vary. 

Zoning Assumption: The LR2 zone was used for this analysis 
because it represents the next step in density and is the most 
consistent with surrounding uses and the 2019 rezone. There 
are currently three zoning designations in the Magnolia 
neighborhood: Neighborhood Residential (NR), Low-Rise (LR) 
and Neighborhood Commercial (NC). LR and NC zones include 
a range of associated housing densities which are greater than 
the current NR2 zoning.

This analysis demonstrates a rezone under the next increment 
in zoning to demonstrate a baseline of benefits associated with 
a rezone alternative. A rezone to LR3 or NC zones could yield a 
significantly higher number of housing units and may involve a 
more time intensive process.

An expanded LR2 zone within Fort Lawton could provide a 
significant increase in the households served. An expanded 
rezone would more easily provide additional units with the ability 
to maintain larger unit sizes that may be able to serve more 
families than densification under the current zoning designation 
within the current housing area. 

An expanded rezone would provide the ability to increase 
housing opportunities and regulatory flexibility to accommodate 
a range of unit types, which could be developed to best serve the 
needs of diverse populations.



ENGINEERING OPINION OF 
PROBABLE COST REVIEW
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Opinion of Probable Costs: Overview

On-Site Earthwork 
& Roads Stormwater Water Sanitary 

Sewer
Road & 

Frontage SCL Overhead Soft Cost Contingency Accuracy 
Range TOTAL

2022 Est. High

2022 Est. Low
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• Sales Tax is applied to all hard costs.
• With a few exceptions, 2022 unit costs are carried over to the 

2023 Estimate.

Opinion of Probable Costs: General Assumptions

• Erosion & Sediment Control Multiplier Decreased.
• Mobilization Multiplier Decreased.
• Permitting Fee Multiplier Increased.
• Design and “Other” expenses Multiplier Decreased.
• Contingency Multiplier Increased.
• No "Accuracy Range" Multiplier, we rely on the contingency.
• Infrastructure alternatives were generally eliminated under a 

simplified scope of work.
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Opinion of Probable Costs: General Assumptions

Multipliers 2022 Estimate 2023 Estimate

Tax

Erosion & Sediment Control

Mobilization

Permit Fees

Design & "Other"

Contingency

Accuracy Range
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Opinion of Probable Costs: General Assumptions

2022 High 2023

Hard Cost

Erosion & Sediment Control

Mobilization

Permit Fees

Design Costs

Contingency

Accuracy Adjustment

Total $11,027,964 $4,559,583
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Transfer undisturbed open space and trees (Area G) to Seattle 
Parks and Recreation (SPR) through a lot boundary adjustment 
(LBA), and do NO road improvements on W Lawton St.

Opinion of Probable Costs: Right of Way Improvements
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Clear a ½-mile long line of mature conifer trees, and build a 
retaining wall to construct a sidewalk along the west edge of 
36th Ave W.

Apply for a Right of Way (ROW) deviation to preserve mature 
conifer canopy and build a hard-surface pedestrian trail 
behind the line of existing trees.

Opinion of Probable Costs: Right of Way Improvements
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Maintain the existing Texas Way roadway but add street trees 
and a sidewalk on the east side adjacent to the new 
housing. Budget is also included for pavement repair as well as 
accessibility and transit improvements

Opinion of Probable Costs: Right of Way Improvements
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 $-

 $10,000,000

 $20,000,000

 $30,000,000

 $40,000,000

 $50,000,000

W Lawton St 36th Ave W Texas Way

2022 Estimate High

2022 Estimate Low

2023 Estimate

Opinion of Probable Costs: Right of Way Improvements
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2022

• Only the detention facility (higher cost) option was 
considered for conservatism.

• Only the minimum water main replacement.
• No sewer main repair/replacement without clear nexus.
• No sewer main extension without clear nexus.
• Power is extended overhead.

Opinion of Probable Costs: On-Site Infrastructure 
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Opinion of Probable Costs: On-Site Infrastructure 
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On-Site Earthwork 
& Roads

Stormwater Water Sanitary Sewer Road & 
Frontage SCL Overhead Soft Cost Contingency Accuracy 

Range TOTAL

2022 Estimate High

2022 Estimate Low

2023 Estimate

Opinion of Probable Costs: Summary 
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Fair Market Value 
Fair Market Value
Definition

Relevance:
• Acquisition Price: 

• Market Context: 

• Value Add Opportunities: 

• Opportunity Cost: 

• Land Basis for Affordable Housing: 
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Fair Market Value 
Highest and Best Use (HBU)
LR2 Zone: Fort Lawton is comprised of two zoning designations as depicted in the 
figure to the right. The low-rise 2 (LR2) zone allows a range of residential typologies 
from detached single-family to low-rise multi-family. The LR2 zoning designation at Fort 
Lawton covers the area designated for housing development under the 2019 Plan, 
approximately 9.5 acres. Due to the low density of multi-family allowed within the LR2 
zone, the highest and best use determined for the LR2 zone was a townhome style 
development. 
NR2 Zone (SF-7200): The remainder of the site is zoned for Neighborhood Residential 2 
(NR2) which allows lower density residential development with a minimum lot size of 
7,200 square feet. Three units per lot can be achieved if attached additional dwelling 
units (AADU’s) and detached additional dwelling units (DADU’s) are constructed on 
site. The highest and best use (HBU) in the NR2 zone is presumed to be detached 
single-family unit with an AADU and a DADU.

LR2 Zone Townhomes

NR2 Zone (SF-
7200)

Single-Family with 
AADU & DADU

Highest and Best Use*

*HBU in relation to FMV is specific to the uses that would support the highest market value

Reflects likely development if 
property was sold to market
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Fair Market Value 
Comparable Sales Approach
Definition: The comparable sales approach to 
valuation values real estate based on recent 
transactions with similar characteristics.
Analysis:
• LR2 Zone: Large development sites greater 

than one acre are limited for properties 
within LR2 zones. Sales of land for smaller 
infill style developments are more common. 
Due to a lack of infill development land sales 
in the Magnolia neighborhood, sales from 
Ballard were prioritized due to their 
proximity. 

• NR2 Zone: Land sales within NR2 zones are 
limited to small infill developments and 
were less available then LR2 sales. A larger 
geographic area was used to find 
comparable sales.

See Appendix B for a full list of comparable 
sales.

Image Source: Urbanlivn

Land Sale Example, LR2 Zoning 

McGraw Square, Queen Anne

Sold Price $14M

Sale Year 2016

Units / Type 89 / Townhomes

Price per Unit $245k

2.2 Acres 
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Fair Market Value 
Residual Land Value Approach 

Definition: The residual land value (RLV) approach estimates land value by comparing the 
current price of new construction to the cost to build. 
Analysis: A review of recent market rate new townhome and single-family sales indicates 
a finished value in the range of approximately $750 to $800 per square foot for 
townhomes and $700 to $750 for detached single-family homes. For comparison, the 
median home price per square foot in Seattle is approximately $600 for all new 
construction. These values were used in combination with development cost 
assumptions to approximate land value. A detailed summary of the RLV calculation and 
new home sales can be found in Appendix B. 

Source: Zillow

56th St Townhomes, Ballard 38th Ave Single-Family, MagnoliaNew Construction Examples (Market Rate)

$725K Sold Price $2.67M

2023 Sale Year 2023

1,175 Square Footage 3,650

$617 Price per Square Foot $750
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Fair Market Value 

Comparable Sales Approach:
Concluded values for the LR2 and NR2 zones are 
summarized in the table below. Due to the limited data, 
large adjustments were used to conclude value and 
therefore the validity of this approach is reduced. A 
combination of infill and subdivision sales were used with 
more weight given to subdivision sales. Subdivision sales 
represent larger land area and therefore a more 
comparable level of improvements, such as internal 
roads, sidewalks, and lighting.

Residual Land Value (RLV) Approach:
Values for the LR2 and NR2 zones are summarized in the 
table below. The RLV approach is often used when 
comparable sales are limited or there are unique 
conditions effecting the Property. Given the unique 
attributes of Fort Lawton, including its size and level of 
improvement, we have used a RLV analysis to inform 
value. We expect this method to be most indicative of 
value.

Conclusion of Value

Zoning Land Value Comparable Sales Approach RLV Approach
Low High Low High

LR2 per Unit $200,000 $250,000 $200,000 $250,000
per Acre $5,000,000 $6,250,000 $5,100,000 $6,300,000

NR2 per Unit $575,000 $600,000 $850,000 $1,020,000
per Acre $3,450,000 $3,600,000 $4,700,000 $5,600,000
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Fair Market Value 
Value Summation: The table below summarizes value for the Fort Lawton Property. The 
concluded values were adjusted for absorption and time value of money. This adjustment was 
made to reflect a sale of the property at one time to a single purchaser.  Area G was not assigned 
a market value due to its classification as a conservation area, challenging topography and dense 
tree canopy. Area F was also assumed to have a negligible market value given its topography and 
access. 
Value with Improved Infrastructure: Included in the table below is an opinion of value of the 
property with infrastructure improvements as outlined in the 2023 Estimate. The improved value 
reflects both the cost of construction plus profit, overhead and financing costs.
Value with Rezone to LR2: Also included in the table below is an opinion of value as if the 
property was zoned LR2 today. The improved value is reflective of the additional housing density 
that would be allowable under the new zoning designation. 

As - Is Improved Infrastructure
Label Acres Zoning $/Acre Total* $/Acre Total*

Low High Low High Low High Low High
A 9.5 LR2 $3,800,000 $4,700,000 $30,900,000 $38,200,000 $5,300,000 $6,300,000 $43,000,000 $50,900,000 
B 4.6 NR2 $3,500,000 $4,200,000 $13,800,000 $16,400,000 $5,300,000 $6,000,000 $20,600,000 $23,500,000 
C 3.5 NR2 $3,500,000 $4,200,000 $10,500,000 $12,500,000 $5,300,000 $6,000,000 $15,600,000 $17,900,000 
D 1.3 NR2 $3,500,000 $4,200,000 $3,900,000 $4,700,000 $5,300,000 $6,000,000 $5,800,000 $6,600,000 

E** 5.4 NR2 $3,500,000 $4,200,000 $9,700,000 $11,600,000 $5,300,000 $6,000,000 $24,100,000 $27,500,000 
F 1.2 NR2 $0 $0 $0 $0 $0 $0 $0 $0
G 5.9 NR2 $0 $0 $0 $0 $0 $0 $0 $0

Total 31.4 NR2 $69,000,000 $83,000,000 $95,700,000 $110,300,000 
Total w/ Rezone to LR2 $70,000,000 $87,000,000 $100,500,000 $117,100,000 
*Assumes 15% loss due to ROW
**Assumes 60% of site developable due to irregular shape
***Values are discounted to reflect a sale of the entire property at one time to one purchaser.
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Fair Market Value: Fort Lawton Cost Savings  

Extraordinary Infrastructure Cost: The total infrastructure costs for the 2019 Plan, which included 237 units, is estimated to be 
approximately $126,000 per unit based on the 2023 estimate. A typical development containing this type of housing could 
conservatively expect to spend $80,000 per unit on infrastructure improvements. Thus, the infrastructure cost for the 2019 plan 
would be more then a typical development by approximately $50,000, this is the extraordinary infrastructure cost. The sum of the 
extraordinary infrastructure and acquisition cost represents the total cost land cost of Fort Lawton and is approximately $120,000 
per unit. This sum of land costs can be used to compare against other land opportunities. 
Net Cost Savings: If the City pursued an affordable housing development at a new location that was equivalent to Fort Lawton in its 
zoning, neighborhood character, barriers to entry, and proximity to parks, open space, and amenities, then its market value would 
also presumably be similar. Per our conclusion of value, we would expect a similar land opportunity to cost approximately $225,000 
per unit. We are using the LR2 zone for comparison since the housing development is concentrated in that zone under the 2019 
Plan. Thus, the net total land cost savings of the 2019 Plan when compared with the equivalent alternative is approximately 
$105,000 per unit (this is a central figure within an estimated range of costs and value).

Fort Lawton Land Cost Comparison 
Land 

Acquisition
Extraordinary 
Infrastructure Total

Fort Lawton 
Equivalent       
Alternative 
Net Cost Savings 

* All costs are per unit and represent a central figure within an estimated range.

Fort Lawton Discounted Land Cost: As part of the BRAC 
disposition process the following discounts to FMV would apply to 
the acquisition cost of Fort Lawton: 

• 100% discount for areas dedicated to parks or affordable housing 
serving below 60% AMI residents.

• 75% discount for areas dedicated to affordable home ownership.
• 50% discount for affordable housing serving 60% AMI and above. 

The central estimate of the acquisition costs for Fort Lawton is 
$16M, which equates to $68,500 per unit. 
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Conclusion
Alternatives

2019 Plan Alt. 1: Densify Base Case Alt. 2: Expand Rezone

Housing Capacity Units 237 237 - 460 290- 996+

Total Infrastructure Cost* $29,900,000 $31,100,000 $40,100,000

Infrastructure Cost per Unit $126,000 $66,000 - $126,000 $36,000 - $66,000

Years to Complete 
Regulatory Approvals

6-12 months (best case 
scenario)

12-18 months (best case 
scenario)

18-24 months (best case 
scenario)

Economic & Racial Equity Baseline Modified Improved



Appendix A – Infrastructure Opinion of 
Probable Cost Memo
Appendix B –  Comparable Sales Analysis 
and Residual Land Value Calculation
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APPENDIX



APPENDIX A - INFRASTRUCTURE 
OPINION OF PROBABLE COST MEMO
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APPENDIX B - Comparable Sales 
Analysis and Residual Land Value 
Calculation
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Fair Market Value 
 

• Comparable sales for LR2 zone are limited for large development sites (over one acre).
• Comparable sales for infill development within the LR2 zones are more readily available however are limited in the Magnolia 

neighborhood. Sales in Ballard are most indicative of value and were prioritized in the search. 
• Based on comparable sales we would expect the value of Fort Lawton to be in the range of $200,000 to $250,000 per lot. 

Comparable Sale Summary LR2 Zone [Large Subdivisions]

Comparable Sale Summary LR2 Zone [Infill Development]
Property
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Fair Market Value 

Comparable Sale Summary NR2 Zone
Property Address Neighborhood Buyer Land Area AC Land Area SF Sale Date Sale Price Lots $/Unit'

 
• Land
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Fair Market Value 

Magnolia Single-Family Sales, New Construction
SOLD DATE ADDRESS PRICE BEDS BATHS LOCATION SQUARE FEET LOT SIZE YEAR BUILT $/SQUARE 

FOOT 
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Fair Market Value 
Magnolia Townhome Sales, New Construction

SOLD DATE ADDRESS PRICE BEDS BATHS LOCATION SQUARE 
FEET 

LOT SIZE YEAR 
BUILT

$/SQUARE 
FOOT 
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Fair Market Value 
 

Townhome RLV Low Townhome RLV High
Average Sale Price $715,000 Average Sale Price $770,000
Size SF 1,100                  Size SF 1,100                  
Price/SF $650 Price/SF $700
Cost of Sale 8% Cost of Sale 8%

Vertical Hard Cost $245 Vertical Hard Cost $245
Total Vertical Hard Cost $269,500 Total Vertical Hard Cost $269,500
Site Development Cost $65,145 Site Development Cost $65,145
Total Hard Cost $334,645 Total Hard Cost $334,645

Soft Cost % of Hard 27% Soft Cost % of Hard 27%
Soft Cost  $90,354 Soft Cost  $90,354

Total Development Cost (TDC) $425,000 Total Development Cost (TDC) $425,000
TDC per SF $386.36 TDC per SF $386.36

Return to Equity % TDC 18% Return to Equity % TDC 18%
Equity % of TDC 40% Equity % of TDC 40%

Residual Land Value per Unit $202,200 Residual Land Value per Unit $252,800
Units per Acre 25 Units per Acre 25

Total Developable Area Acres 1 Total Developable Area Acres 1

Total Residual Land Value $5,100,000 Total Residual Land Value $6,300,000
Per Unit $200,000 Per Unit $250,000



Single Family RLV Low Single Family RLV High
Average Sale Price $2,520,000 Average Sale Price $2,700,000
Size SF 3600 Size SF 3600
Price/SF $700 Price/SF $750
Cost of Sale 8% Cost of Sale 8%

Vertical Hard Cost $235 Vertical Hard Cost $235
Total Vertical Hard Cost $846,000 Total Vertical Hard Cost $846,000
Site Development Cost 226,274             Site Development Cost 226,274             
Total Hard Cost $1,072,274 Total Hard Cost $1,072,274

Soft Cost % of Hard 27% Soft Cost % of Hard 27%
Soft Cost  $289,514 Soft Cost  $289,514

Total Development Cost (TDC) $1,361,788 Total Development Cost (TDC) $1,361,788
TDC per SF $378.27 TDC per SF $378.27

Return to Equity % TDC 18% Return to Equity % TDC 18%
Equity % of TDC 40% Equity % of TDC 40%

Residual Land Value per Unit $858,563 Residual Land Value per Unit $1,024,163
Units per Acre 5.5 Units per Acre 5.5

Total Developable Area Acres 1 Total Developable Area Acres 1

Total Residual Land Value $4,700,000 Total Residual Land Value $5,600,000
Per Unit $850,000 Per Unit $1,020,000
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Fair Market Value 
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