Land and Acreage 200

What every Realtor should
know about selling Rural
Property
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Code of the West

» Life in the country is different than life in the
city

» Land Brokerage is a specific real estate
discipline

» Are you a greenhorn Land Broker?

http://www.co.stevens.wa.us/pressrelease/press/Co
deOfTheWest.pdf
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Pre-Test

» Are you a green horn land broker?

ANSWERS

» Your Rating:
» 1-10 correct - You are a greenhorn!

» 10-15 correct - You've been down the road a
bit.

» 15-20 correct - Country bumpkin!




Code of Ethics - Article 11

The services which Realtors provide to their
clients and customers shall conform to the
standards of practice and competence which
are reasonably expected in the specific real
estate disciplines in which they engage:
Specifically residential brokerage, land
brokerage...... etc

Amended 1/10

Code of Ethics - continued

Realtors shal/l not undertake to provide
specialized professional services concerning a
type of property or service that is outside
their field of competence........... unless...
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Code of Ethics - continued

» Realtors shall not undertake to provide
specialized professional services concerning a
type of property or service that is outside
their field of competence........... unless

» “They engage the assistance of one who is
competent on such on such types of property
or service, or unless the facts are fully
disclosed to the client.”

Statewide form - L&A22

When should you use it? residential and

raw land?

What does it look like?
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Acknowledgements

» How does this protect you, buyer, seller?

Contingency Provisions
» Who pays?
» Who is responsible to order work done?

» Time periods - is it realistic?
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Feasibility

v Is it feasible?

» Should you do the research prior to an offer?
» When is it appropriate?

» Addendum trumps boiler plate

3. Additional Provisions

» Irrigation

» Assignment and assumption
» Attorney review

v Crops

» Accessories

» CRP

» Doc. Review

» Inspections

» Tax designation

» Onsite sewage maintenance




Other forms...

What do | do with the other forms?
22R - (well), 22S - (septic)

Case Study

» Read the case study handout and then fill out
form 22L&A as if you represent the buyer on
the purchase of this property. 15 Minutes

5/24/2016



Property Boundaries

How to read legal descriptions - by nei sheton

" If you've ever wondered over the deed to your homestead
or the strange designations you've seen in your real estate tax
bill, you've come face to face with a legal description.

Ever since man started slicing up the earth and deciding
which pieces of it belonged to whom, there has been a need for
defining exactly where any given piece of land might lay. In early
Britain, this was handled in a memorable fashion: the policy was
to take a young child from the neighborhood, lead him one by
one, to the corners of the tract of land in question, then give him
a severe thrashing at each location.

The theory was that the child would long remember each
spot (if beaten with sufficient gusto) and could testify to it's
location long into the future.”

Legal Descriptions

4.

Importance of Exhibit A - Best business
practice!

Is an Exhibit A from the title company
necessary to make the contract binding?

Can you read the legal description?

Are they always accurate? The Buck stops
here!
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EXHIBIT A

This fagnl ke ;mn dx buirzesed on infarmation providied te Stavana County Tille Conmipang
and {s subjoct o and Ly iha Wi 1Y

Parcals (pk of §1pod00 & Sidi7oo)

That povk of the 514 of the BE1/4 of Scovion 11, awl that part of
tha KL/ of che #EL/4 of deotion 1a. all Ln ‘townohip 2% Horech, janga 41
Fant, H.H,, In #tevens County, Wanhlugton, lying South of the vight of way
af tho Oreac tovthorn ladlway Company and gaot of the right of way for
Brimary fuate Wighway wo. 3, Doov Park to Loon Lake.

EMD OF EXIINT A

EXUIT A

Pareoli Cfpk of 5190300 5 &193700)

That pai'l of the ##1/4 of the TR1/4 of tection 13, and bimt part of
tha HEL/A of Uhe diEL/d of doceien 14, all in Towvaship 290 1 hy Hongs 41
Hank, W.M., in Biovens County, Wanhingkon, lyinyg fouch of Che elght of way
af the drant dortheri Wallusy Campany and Canl of bhe rlght of oy Cov
frimary Starn Idghuay Ko, 3, Denr Park ks Lo Like. )

BECRIY cuiiveyed to Stevann County by Bood rucocided npril
in, L#03, undar fudidorin Flle Ho, 25320

AMR RNCHPT Ehab part ap conveyed to fknvone Connty by Deed rococded
Wowembar 3, 1085, undur Auditerts File te. 9510091,
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Types of legal descriptions

» Lot and block: Lots 15, 16, 17 and 18, Block 5,
ARCADIA ORCHARDS CO.'S FIRST ADDITION TO
DEER PARK, as per plat recorded in Volume "P" of
Plats, page 9, records of Spokane

» Metes and bounds: Beginning at the SW corner of
said S1/2 SW1/4 of sec. 15, township 30, range 43,
thence north 30ft., thence east 2,63 7ft., thence
south 30ft. To the SE corner....etc.

» Government survey: E1/2 of the NW1 /4 of
the NE1/4 of Sec. 20, township 27, Range

40

5/24/2016
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What is the starting point?

Thomas Jefferson

5/24/2016
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Gunter’s Chain

5/24/2016
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WillmtteMeidian .
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»Metes and bounds: Beginning at

the SW corner of said S1/2 SW1/4 of sec. 15,
township 30, range 43, thence north 30ft.,
thence east 2,63 7ft., thence south 30ft. To
the SE corner....etc.

i

r;Lot and block description is:

Lot 15 Saddle Mountain Ranches First Addition
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LEGAL DESCRIPTION FOR LOT 15

That portion of the norfheost quarter of the narlheasl querter of Saction 33 and thel portion of the
northwest quarter of the northwest quarter of Section 34, Townshlp 28 North. Rongs 41 Eost, of fhe
Wilometie Meridlon, In the County of Stevens, Stote of Washington, being Lot 15 os shown ond
;‘l;'m'mad on ihls Record of Survey of Saddle Maunlaln Ronches Firsl Addition, described os

SWEL

BEGINNING ot the northeast corner of 3aid Sacllon 33; theace NBIYB'G2'W 9002 feet dalang

the nerth line of sold Section 33: thence 5036°22°€ 1,096,72 feet to the cenlerine of Eosement
Segrment No. G, oz ghown ond descrived an thiz Recard of Survey of Seddle Mounigin Ronches

First Addition; thence olong sald egsement SBB'0'0DC 198,20 fesl; thenee S809B'05'E

683,55 feef olong sold sassmeant 1o the beginning of a curve concove to the northwest hoving o
rodius of 400.00 Feet; thénce easlesly and northeaslery 414.81 feet glong sold curve through o
esntral angle of 69'25°007 thence NID'SE'54"E 96.30 feet aleng mald easernent lo the

beginnlng of o curve concave io the weal hovng o radlua of 100.00 feet: thence nertheoalerly,
northerly, and northweaterly 163,80 fest deng sald curve lnrough o eentrol ongle of 93'51'00%
thenea NE2'54'06™W 740.00 feel along sold eozemant to the beglining of a eurve concaye lo

the zast having o rodius of 75.00 fest; thepce aoribwestery, norlherly, ond nertheasterly 150,53 feel
glong 2qld curve {brough @ cenlral angle of 115T0'00% {hence NS2'D5'S4"E 328,80 fee

along said sasement {a the beginning of o curbe concave to the northwest hoving & rediug of 300.00
feel: thance norlheastierly 23.08 feel along a0ld curve through o cantrol angle of 4'24'21" {a the
rorth line of sold Seclion 34 ihence leoving sald eentarline of egsemenl NEQYE4L"Y 764.59

Teet glang the north fing of pald Sectien 34 to the POINT OF BEGINNING, containing 23,82 ocres.

TOGETHER WTH ond SUBJECT TO aon—exclustve apsarnenis for Ingrass, sgress, ond utliftfes,
being 40 Tast wide, 20 (eel on each gide of the centerline, aa shown ond deseribed on this Recerd of

Survey of Saddle Mounfoln Renches First Addition end on the Rscord of Survey of Saddie
Mountain Ranches recorded Tn Book 24 of Surveys ot Pogss 65 {hreugh 68 ond other easements,
covenants, condillons, ond resirictions of record. -

W
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Lot and block: Lots 15, 16, 17 and 18, Block 5,
ARCADIA ORCHARDS CO.'S FIRST ADDITION TO DEER
PARK, as per plat recorded in Volume "P" of Plats,
page 9, recc:rds of Spokane
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Property boundaries

Group activity

How do you find and represent a property
where the land owner is in another state?
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Metzger Map
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Eearth Ly S20_10, Prep 10, o« Chiner Kame

Survey map

SECTIONS 7 & 4, TOWNSHIP 30 NORTH, RANCE 43 EAST, WILLAME
PEND OREILLE COUNTY, WASHINGTON
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Aerial photos are a great tool!

Group Activity

» How would you advise your client if you are
representing the buyer and there is no
survey?
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MLS - issues
» MLS Paragon mapping system - Geocodes
» NW Map page number

+ Include legal description on data sheet

SAR DATA FORM

I;E @ SAR/MLS Property Data Form

L-‘.-FLFm‘_._._._I
[FCLARS] (Mark One) ClRosidential - ClRental iceme  Cicommercial - Cltand #itagulond Infotaiatien MR
o
[Covrvoare el o Do (i Fmreny] Oves Qva trtegmmarsonn K. o el el ) et
e
o N e L BT B
HLnCAnoN
B T s oo T ) mncalINOE i
pioesil] .
T R e by e e DECH i
it DY) APl it
e i e e e
iph et gt ﬁ..ﬁ%&;ﬁm_ﬂm Flim RETETe | :::;J\m":‘m PR h‘m_._—.
e
e T e i Sl el R e -
Hhna pareel rainte 15 F i ian
LT 3T =
LN Earmwm o
FRTE VAP (312 dhat)
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Property improvements
potable water

» Well - what is a good well? (financeable?)
» What is minimum flow requirement?

» Maximum usage per State Law?

Exempt domestic wells

» Permitted for 5,000 gallons per day
( 3 Y2 gallons per minute)

» Minimum required flow to be legal well
» Tgpm or 800 gallons per day

» Must be 100 feet from septic system




How do you find the well?

5/24/2016
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How does a well work?

Link to Dept. of Ecology well logs

https://fortress.wa.gov/ecy/waterresources/m
ap/WCLSWebMap /textsearch.aspx?newsearch
=true

5/24/2016
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e WATER WELL REPORT _'.'.f.g.—"‘_“_""'“g—
S oy = Bt ETATE OF WaBHR1T0r

3
ﬁmmn_ [t |-V AN 1
N e e

e For

ot 7 110 e e (0] 407 8008

What if it is low producing?

» Hydro - fracture

» CO2 -fracture

» Holding tanks

5/24/2016
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Before Hydro-Fracturing [ After Hydro-Fracturing

7

221L&A

» Quality tests - Purity
Lead, arsenic, nitrates, coliform, uranium

» Quantity - What do you put in the blank?

» How much time do you need?

5/24/2016
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Onsite sewage system

» Septic - is it approved? Does that matter?

» Purge test

» Perc test

15
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Onsite Septic System

—

To additional treatment
and/or dispersal
—_—

From house |

™ Screen

Segiss lank
Costritrtion B Qr{

5 ] Purlaationg FNG

/ {404 gt VT i, slop)

/: Tionet battom lavol
Inzpocson pipes bosido latonls

ATHE 12 Bottom of tonch

JuFonch
wicth cr ' man
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Septic - Pump and certification

» How does the septic sucker tell if it is
working?

» What do you get to verify?

» What are the red flags?
("slowly accepting affluent”)

W'a Eifa
(e

¢InST CLAg,
¥ seemic
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Farm issues

» Crops

» Gates, fences, portable panels —

» CRP :

» Irrigation and water rights

Optional Clauses - does the
poop pile stay?

» Form 17 - is there a farm

-

close by?

Emblements = Crops
Who owns the crop?
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CRP

14

» Signed into law by President Ronald Reagan in
1985, CRP is the largest private-lands
conservation program in the United States.
Thanks to voluntary participation by farmers
and land owners, CRP has improved water
quality, reduced soil erosion, and increased
habitat for endangered and threatened

species.
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» The Conservation Reserve Program (CRP) is a
land conservation program administered by
the Farm Service Agency (FSA). In exchange
for a yearly rental payment, farmers enrolled
in the program agree to remove
environmentally sensitive land from
agricultural production and plant species that
will improve environmental health and quality.
Contracts for land enrolled in CRP are 10-15
years in length. The long-term goal of the
program is to re-establish valuable land cover
to help improve water quality, prevent soil
erosion, and reduce loss of wildlife habitat.

» Farmers offer to enroll their land in the CRP.
It has to be land where crops previously
grew.

If the USDA accepts the offer, the farmer gets
paid a fee, roughly equivalent to the rental
value of the land, to stop growing crops on
it. The USDA gives priority to land where
halting cultivation offers environmental
benefits: Less erosion of soil, runoff into
streams, or valuable habitat for wildlife.




Water rights

» Water rights are appurtenant to
the land

» Water rights are a property right

» If not used in 5 years they are
relinquished

5/24/2016
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First Questions To Ask

»Is there written
documentation?

v Is there evidence of actual
use?

Second Question to ask

» Has it been used at least once
every 5 years?

» What was the use?

» What amount was used?

5/24/2016
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How Much is it Worth?

» A water right is a value

+ Local water rights sell for $500 - $3,000 per
acre-foot.

» Agricultural rights are being sold for
domestic supply development

Certficates, Permits, Claims

» If not adjudicated, are held as “personal”
property
» Must be transferred via assignment not deed

12



Some contacts:

» Gene St.Godard, P.G., L.Hg.
Water & Natural Resource Group
509-953-9395

» Peter G. Scott - Water Rights Attorney
406-585-3295

Open Space Taxation

» What is the Open Space Tax ACt? see appendix page 35)
» What are the land tax classifications?

» Continuance documents - Get started right
away! Don’t wait till closing!

» New rules allow parcels smaller than 20 acres
with a forest management plan.

5/24/2016
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Easements and Road Maintenance

» What is an easement?

Easements in Gross, appurtenant, burdened
or benefited property

» Does the property have legal access?

» Actual access - road maintenance agreement

Timber, a renewable resource

» Timber Cruise - how can you tell what it’s
worth

» Timber Clause - seller finance fraud issues

» 1031 exchange - cut it or leave it on the
stump?

5/24/2016
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Covenants

» Types - (no goats, pigs or chickens)
(no timber cutting, no single wides)

» Blessing or curse?

» Enforcement

Manufactured Homes

» Dept. of Labor and Industries (L&) role

» Permanent foundation requirements - tie
downs

» Title elimination

» Twice moved

5/24/2016
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Department of Labor and
Industries (L&)

» “lllegal to sell or offer to sell a Manufactured
Home that has been altered.”

» What constitutes an alteration? New roof,
penetrations, attached porches or decks, new
furnace or air conditioner, larger window
openings, wiring etc.

Common violations
» Attached roofs
» Porches and decks
» Woodstoves

» Additions

» Re-roofs
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L&l Inspections

» Check for existing tags - HUD stickers, L&I
» Inspection of suspected items

» Do you have to complete the work to be
legal?

5/24/2016
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| f ‘THE STATE OF w.nsﬁugc.rdu
| DEPARTMENT OF LABUR ANDINDUSTRIES

?LTERATJOH[S) SHOWN BELOW HAVE BEEN APPROVED AS HAVING BEEN IN
-OMPLIANCE WITH RULES AND RECULATIONS FOR MANUFACTURED/MOBILE

MIOMES IN EFFECT AT THE TIME OF APPROVAL. RCW
MUMBER; :

h £622030.000 :-2'.‘. i
o o

Permanent Foundation
Requirements
» Engineers certification required

» Tie downs
» Impervious to frost heave
» Vapor barrier

» Blocked, skirted

5/24/2016



Tie down straps
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FHA -VA requires permanent
foundation - impervious to wind
and frost heave.

5/24/2016
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Oliver Technologies Inc.
Model 1100 V Vector System

(Lateral and longitudinal)

10
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Title Elimination

» Titled like a car?
» Has is been eliminated? How can you tell?

» Don’t wait till closing

11
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Data Sheet

Engineers and appraisers

» Finding it - Kitchen Sink cabinet door, Master
bedroom closet, electrical panel door

» Why important? Serial number, make-model,
roof load

12



____HUD Stickers

AL,
------

5/24/2016
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When is age a factor?

» 1976 and older - not financeable

Rural Financing

» USDA Loans - Rural Development
(guaranteed vs. subsidized)

» Multiple parcels
» Raw land loans

» Twice moved Manufactured Homes

5/24/2016
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Disclosure issues

» Form 17 - (improved, unimproved) which one
do you use?

» Are there encroachments, boundary disputes?

» For how many bedrooms was onsite septic
approved?

» Manufactured Homes- alterations? Permit?

Open Book Test

5/24/2016

15



Bl i e b i)

R -

Anatek Labs, Inc.
04 E Sprague Ave Ste D 1282 Alturas Drive
ipokane WA 99202 Moscow 1D 83843
509) 838-3999 FAX 838-4433 (208) 883.2839 FAX B882-9246

Turn Around Time

1M Email_

FAX #

Results Needed by:

H/21/17

Please fill out completely and legibly

Inorganic Chemical Analysis Report

Date Collacted Time Culﬁ%&d County 7 Tesls MGL Results Unlls Comgpliance | Inltials
‘LV (1 / 7 : YN
AR 0 s =
l AM EED /0 2 e Jé \A Arsenic (As) 0.01 ( & .00 [ maiL ? {:_NV
Sample Purpose Barium (Ba) | 2 mgit. !
@:Pumhas@ﬂldg Permit BerylynT(Be) | 0.004 mal
Oint t' Cadmiur (Cd) | 0.0005 mg/l
RIONReVE Caleium (Ca) mgfl
(] New Well Chiaride (C)) | 250 Mg/l
Sample Type Chromium (Cr) | 0.1 mg/L
IE‘i\S’c:a.r'u:Jard Drinking Water Golor 15 Color Units
Gonductivit 700 hasfem 25°C
[ Raw Source Water il Ll
Copper (Cu) 13 maiL
Q Other (Specify) Corrosivity ¥
Owner or Manager Name Cyanide (CN) | 0.2 mgiL
J£ 1 1] Cﬁ'ﬂfi - ¥ Fluoride (F) | 4 malL
Specific Location Where Sampls Was Collected (i.e. address of well) Hardness 2 mpiLas CaCa,
&- . | g ,\( Iron (Fe) 03 mg/l
7 u ", frm
% 908 W ﬁapt’gi}zg Eé:}e / [ Lead (Pb) 0015 [ Z Q- 601 mgiL N [ IN@
Send Report to: . Magnesium (Mg)] - - mai !
o
Name il 1}./] éﬂ&:;!i"— Manganese (Mn)j 0.05 ma/L
- ‘ Mercury (Hg) 0.002 mg/L
Address S oo/ = CorRL L/\{ Nickel (Ni) 0.1 ml.
A Nitrate as N 10 Lb * \ mg/. '\) h \31;:)
P @ = 2D
Gity p&k{/'}f\‘!é St WDCI Zip [f 7(2-"2\3 Nitrite as N 0.5 mg/L |
Day Tel # Eve/Msg Tel # ; pH | e -
?b\"- )T“‘"J
2’80"' ‘2]-1( O ? 5'..55"' / % Selenium (Se) | 0.05 mg/L
Sam ’ !a Collected b_y ompany: Sliver (Ag) 0.05 mg/L
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