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Residential Appraisal Management Countywide _
Appraisal Area

Properties Appraised

All parcels located within the boundaries of Resid¢dtppraisal ManagemeniCountywide

Member Parcels- Residential Appraisal Management RegionCountywide

Legend
Red:  Commercial Parcels
Green: Member ParcelsResidentiaManagemenCountywide
Bluee  Neighborhood Boundaries
The map above shows the economic residential appraisal management area known as Resident
Countywide. The residential division of the Snohomish County Assessor's Office is responsible

annual revaluation of all ohe parcels denoted inrteri. Red parcels lying with the boundaries of
Residential Management Countywide are appraised by the commercial division Assessor's Offic
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Introduction

Pre 2010 Revaluation Market Anaysis:

Preliminary to the initiation of the 2010 revaluation, ratio studies were conducted to measure the
relationship of current assessed values (January 1, 2009 Assessments) to 2009 sales prices and to
determine if property values were changing over time

The following chart summarizes both ratio and the change in ratio over time for single family residence

county wide. If no revaluation occurred, on average, single family residences would be assessed|at

103.7% (December 2009 Sales Ratio) indicating that a revaluation is warranted.
2009 Assessed Value

Compared to 2009 Sales Prices

Entire County (Single Family Residences)

Avg Ratio of 2009 Assessed Value to 2009 Sales Prices
For Single Family Residences (Use Codes 111, 116, 141 & 1¢
Snohomish County
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A rising ratio over time indicates declining sales prices.

Note: The studyabove and the two followinghclude only single family residences (Use code 111, 116, 141
and 142)as this is the predomlnant property type in the residential appraisal management ragato only
GK2asS alftsSa GKIFG YSi O saSPerfonBnteSVNds apprhidabrép@id | 4 SQ xR v
felt that these sales represent the market and overall residential market trend for the Snohomish County
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Introduction

Post Revaluation Ratio Study
The following chart summarizes the post revaluation ratio i@change in ratio over time for single
family residences county wide. From the chart we can see that as a result of the revaluation, on
average, single family residences are assesséd.880(December 2009 Sales Ratio).

2010 Assessed Value
Comparedto 2009 Sales Prices

Entire County(Single Family Residences)

Avg Ratio of 2010 Assessed Value to 2009 Sales Prices
For Single Family Residences (Use Codes 111, 116, 141 & 1«
Snohomish County
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A rising ratio over time indicates declining sales prices.

40f 70

s\res_modelingnass appraisal repo¥2010mass appraisal repo2910 county summary mar tables 4
reportd2010 snohomish countycountywide mass appraisal report.dog

RO

X




Snohomish County Assessor's Office

Residential Appraisal Management Countywide

VN

Introduction

Adjusting For Market Changes Over Time

The purpose of time adjusting sales prices is to better represent the market changesme. This
allows sales occurring earlier in the year (or prior years) to be used in the analysis to determine th
market value as of the assessment dakar example, one home January 1, 2009 for $100,000 and
identical homes sold January 1,120for $88,000 this would indicatbe market has declined 12% over
that one year time period. The Time Adjusted Sale Price (TASP) of the first house would be $88,C
($2100,000 les§2%). Both houses would be assessed at $88,000 and the Time AdjusteR&ale
(TASP ratio) for both would be 1.00. Without the TASP adjustments the ratios would be .88 for the

earlier sale and 1.00 for the later sale.

The following chart summarizes 2010 assessed values to 2009 sales prices adjusted for market ¢

in 20®. This change is often referred to as 'time trend'.

2010 Assessed Value

Compared to 2009ime Adjusted Sales Prices

Entire County(Single Family Residences)

Avg Ratio of 2010 Assessed Value to Time Adjusted 2009 Sales
Prices
For Single Family Residences (Use Codes 111, 116, 141 & 142
Snohomish County
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Residential Appraisal Management Countywide _
Executive Summary

Summary of Value Change:

Parcels Appraised: 241,059

Land Improvements Total

2009 Assessment Year  38.004,613,200 31,922,504,090 69,927,117,290

2010 Assessment Year 32 684,680,600 30,619,653,510 63,304,334,110

Value Change -5,416,979,100 -1,333,137,080 -6,750,116,180

% Change -14.25% -4.18% -9.65%

The Summary of Value Change table abovereflects the aggregate change in value Al parcels that
existed in the study area at the time the study was condu¢ede Change and % Change include the value
for new parcels that were created and assessed for the first time in the current assessment year but that di

exist in the pior assessment year.

Data Sources: All data in this report was summarized from -pegtification
Residential Characteristics extracts and/or Abstract Reports ¢ 05/20/2010
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Residential Appraisal Management Countywide _
Executive Summary

Appraisal Level and Uniformity:

Non Time Adjusted SalesRatio Study:

Study Period: January 1, 2009through December 312009

Number of Sales: 5,414

Pre Revaluation Ratio-1/1/2009 Certified ValueCompared to2009Sales Prices

) Price Coefficient

Mean Median Wﬂlgzaed Related of
Differential | Dispersion
1.003 .986 .989 1.014 .103

Post Revaluation Ratioi 1/1/2010 Worksheet Values Compared t@009Sales Prices

. Price Coefficient

Mean Median W&'gg;ed Related of
Differential | Dispersion
.920 914 915 1.005 .078

Theaboveratio study only includes sales where the property existed both in the prior assessmentipetaeand
current assessment year, must be 100% complete at the time of the analysis, must have sold for more
$1,000 and the post revaluation ratio mustlbeoan 'outlier' (< 0.25% or > 1.75%).

The pre appraisal ratio is calculated by dividing2B89certifiedvalue by the2009sales price.

The post appraisal ratio is calculated by dividing 26&0pre certificationappraisedworksheet)value by the
2009sales pricdreport data is extracted just prior to value certification)

The sales prices used in the above ratio shalye notbeen adjusted focthanges in market conditions that
occurred throughout the year
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Residential Appraisal Management Countywide _
Executive Summary

A direct comparison of the pre apa ratio and the post appraisal ratio is inappropriate as the values us¢

ad ar

from different points in time and the ratios, which are an average over the entire year of sales, do not refl

changes in market conditions over time.
Appraisal Level and Unformity:

Time Adjusted Sales Ratio Study:

Study Period: January 1, 2009through December 31, 200¢

Number of Sales: 4,846

Pre Revaluation Ratio-01/01/200Certified Value Compared to2009Sales Prices

) Price Coefficient

Mean Median W&'Sg:‘ed Related of
Differential | Dispersion
1.026 1.011 1.014 1.012 .084

Post Revaluation Ratioi 01/01/2010Norksheet Values Compared t®2009Sales Prices

) Price Coefficient

Mean Median Wlsllgzaed Related of
Differential | Dispersion
.948 942 942 1.006 .063

The above ratio study only includes sales where the property existed both in the prior assessment year &
current assessment yeatr.

The pre appraisal ratio is calculated by dividing2B89certifiedvalue by the2009time adjusted sales price.

The post appraisal ratio is calculated by dividing26&0pre certificationappraisedworksheet)value by the
2009time adjusted sales price (report data is extracted just prior to value certification).

80of 70

s\res_modelingnass appraisal repo¥2010mass appraisal repo2910 county summary mar tables &
reportd2010 snohomish countycountywide mass appraisal report.do¢

and il

X




Snohomish County Assessor's Offie 4\4%\

Residential Appraisal Management Countywide _
Executive Summary

The ratio studyONLY includes Single Family Residen¢cé&operty Class Codes 11116, 141 and 142 (the
most frequently occurring property types).

The sales prices used in the above ratio shadebeen adjusted for time.
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Executive Summary

Residential Management RegionCountywide 7 Value Change Summary

Agricultural 3,320 L: 647,551,500 613,757,200 -33,845,700 -5.2%
B: 255,323,500 241,484,000 -13,839,500 -5.4%
T: 902,875,000 855,241,200 -47,685,200 -5.3%
Industrial 15 L: 4,408,800 3,503,800 -905,000 -20.5%
B: 1,740,200 1,475,700 -264,500 -15.2%
T: 6,149,000 4,979,500 -1,169,500 -19.0%
Commercial 2,090 L: 1,410,629,20C 976,310,100 -434,319,100 -30.8%
B: 1,433,202,29C 1,412,665,99C -20,556,600 -1.4%
T: 2,843,831,49C 2,388,976,09C -454,875,700 -16.0%
Residential 197,467 L:  31,965,466,80C 27,819,131,90C -4,171,529,50C -13.1%
B: 29,502,338,90C 28,466,465,90C -1,065,871,10C -3.6%
T. 61,467,805,70C 56,285,597,80C -5,237,400,60C -8.5%
Multifamily 3,088 L: 469,416,500 392,377,200 -77,039,300 -16.4%
B: 652,492,000 430,318,820 -222,441,280 -34.1%
T: 1,121,908,50C 822,696,020 -299,480,580 -26.7%
Forest 2,034 L: 107,151,400 99,155,200 -7,996,200 -7.5%
B: 65,855,000 58,832,300 -7,022,700  -10.7%
T: 173,006,400 157,987,500 -15,018,900 -8.7%
Other 33,045 L: 3,399,989,00C 2,780,445,20C -691,344,300 -20.3%
B: 11,552,200 8,410,800 -3,141,400 -27.2%
T: 3,411,541,20C 2,788,856,00C -694,485,700 -20.4%
Totals 241,059 L:  38,004,613,20C 32,684,680,60C -5,416,979,10C -14.3%
B: 31,922,504,09C 30,619,653,51C -1,333,137,08C -4.2%
T. 69,927,117,29C 63,304,334,11C -6,750,116,18C -9.7%
Categories are grosjpy Property Class Code as Follows:
Agriculture: Farms General, Open Space Ag, Open Space General
Industrial: Manufacturing Facilities
Commercial: Retail, Schools and Churches
Residential: Single Family Residences, Condominiums and Manufactured Homes
Multifamily:  All Multiple Family Parcels Including Duplexes and Triplexes
Forest: Designated Forest Land and Open Space Timber
Other: All Remaining Categories Including Vacant Land
100f 70
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Snohomish County Assessor's Office M

Mass Appraisal Report

Certificate of Appraisal

A

The appraises are(at minimum) Accredited by the State of Washington, Department of Revenue.
By signing this report, the Appraiser certifies that he or she has the appropriate knowledge ang
experience to complete thsssessor's Report of the Mass Appraisath professioal assistance

if required and disclosed.

To the best of théppraisesdknowledge and belief, all statements and information in this report are
and correct, and the Appraiser has not knowingly lalth any significant information

The reported analyses, opinions and conclusions are limited only by the reported assumptig
limiting conditions,and s t h e pepspnalampargal asddunbiased professional analysis, opin
and conclusions

Al l empl oyees o©ffice havee confpletede dedaonatioass listing all properties with
Snohomish County in which they have a financial interest. Those declarations are on file
Assessoros office.

The appraiserhave no bias with respect to any property that is the suifgethis report or to the parties

involved with this assignment.

The appraisefsengagement in this assignment was not contingent upon developing or rep
predetermined results.

The appraisetscompensation for completing this assignment is natiogent upon the reporting of &
predetermined value or direction in value that favors the cause of the client, the amount of the
opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly re
the intendedise of this appraisal.

The appraissbanalyses, opinions, and conclusions were developed and this report has been prep
conformity with the Uniform Standards of Professional Appraisal Practice (USPAP).

Inspections were performed by members of Sm@ohomish County Assessor's Offi€gesidential
Appraisal Team in accordance with 2@107 2015revaluation plan approved by the Washington St
Departmenof RevenueJune 10, 2009
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Residential Appraisal Management Countywide _
Mass Appraisal Report

Residential appraisal neighborhoods are identified wgbwen(7) digit number. The first character of

the neighborhood codes identifies the region in which the property is located. The second dig

identifies the inspection year of the approved reatabim plan. Propertietocatedin Residential
Appraisal Managementountywide inspection year inspaoh year six (6), were inspectedor the
appraisal periodovered by this repart

A Assessor's Office mass appraisal is a team effignificant @rtidpants and taskare listed below:
Property Inspections and DataCollection
Residential Physical Inspecti@ountywideTeam Members

Rowdy Radke, Residential Appraisal Crew Supervisor
Larry Donk Residential Appraisal Crew Supervisor
Richard ClearyAppraser

Keri Grafe, Appraiser

Don Giriffin, Appraiser

Carol Healy, Appraiser

Mark Keeney, Appraiser

Robert Kitchner, Appraiser

Jay Lambert, Appraiser

Lori Owens Appraiser

James Schmidtgall, Appraiser

Evelina Shtiuj Appraiser

Jason TourtellgtAppraiser

Matt Terwilliger, Appraiser

Diane Wood, Appraiser

Land Value
Residential Modeling Team Members

Kelly Stevens, Residential Appraisal Crew Supervisor

Tom Blum, Residential Appraiser AnalyisRegion 1

Tom O6Bri en, Residential Appraiser
Jani@ Lange Residential Appraiser Analyst Region 3

Quinten SchmiResidential Appraiser Analyst Region 4

Brad Cone, Residential Appraiser Analyst / Open Space
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Residential Appraisal Management Countywide _
Mass Appraisal Report

Model Specification:
Manatroni ProVal implementation of Marshall & Swifcost approach.

ProValis a licensed rélistributor of the Marshall & Swiftcost data.
Snohomish County is a licensed user of the Marshall & Swifst data.

Model Calibration / Analysis and Statistics

Kelly Stevens, Residential Appraisate®v Supervisor
Tom Blum,Residentl Appraiser AnalysRegion 1

Tom OO0Bri en, Residential Appraiser Anal

Janice Lange Residential Appraiser Analyst Region 3
Quinten Schmit Residential Appraiser Analyst Region 4
Brad Cone, Residentialppraiser Analyst / Open Space
Laura Washahagh, Assessment Systems Manager
John Moore, Property Assessment Program Analyst

Preliminary Valuation Review
Kelly Stevens, Residential Appraisal Crew Supervisor
Final Valuation Review
Stephen Lightle, Residential Appraisal Manager
Mass Appraisal Report Preparation
Laura Washabaugh, Assessment Systems Maiidgata Extracts

John Moore, Property Assessment Program An@l{Bsta Extracts
Thomas Blum, Residential AppraiseAnalyst-SPSS Analyst

This mass a%ort was w:

ws Date: 06/09/2010

Tom Blum, Residential Appraiser Analyst
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Mass Appraisal Report

Type of Reporti MassAppraisal Report

Report of the Snohomish County Assessor's Mass Appraisal for the geographic area named in th
as required under Standar@6Uniform Standards of Professional Appraisal Practice (USPAP).

This document is not intended te a self contained documentation of the mass appraisal bl
summarize the methods and data used and to guide the reader to other documents or files wh
relied upon to perform the mass appraisal. These other documents may include the following:

Individual Property RecordsContained in Assessor's Property System Database / ProVal
Real Estate Sales FilePart of Assessor's Property System Database / ProVal

Sales Review File (Returnéguestionnairés

Land Sales and Model Calibration Spreadshe®luding published 'Benchmark'’ tables
Residential Costablesi Contained in Assessor's Property System Database / ProVal

Residential Depreciation Tablds Contained in the Assessor's Property System Databa
ProVval

Residential Time Trend Study fadsheet
Revised Code of Washington (RCW)]itle 84
Washington Administrative Code (WAC)WAC 458

Uniform Standards of Professional Appraisal Practice (USPAP) published by the App
Standards Board of the Appraisal Foundation

2010 17 2015 Snohomish County Revaluation plan as approved by the Washington
Department of Revenue

Mass Appraisal Report data extracts and sales files

S re

ut to

ich v

se /

raisa

State

Measuring Real Property Appraisal Performance in Washington's Property Tax System

Office of Program Reseeln, Washington House of Representatives (Accessed
http://www.leg.wa.gov/House/Committees/FIN/archivedreportg.htm

Glossary Mass Appraisal Report (Separate Document)
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Residential Appraisal Management Countywide

Snohomish County Assessor's Office M

Mass Appraisal Report

Introduc tion

Client

This mass appraisal report is a 'post revaluation' 'report card' on the performance of the valuatior
mode(s) used. As noted previously it is not a fully self contained appraisal but rather a summary
of the performance of the model for the geogrerea identified in the report. The summary
statistics apply to the population of sales used as a whole and are not appropriate to apply to an
specific property. For example, this report may show that on average, properties inoreased
decreased XX%. This cannot be construed to mean that all properties increased / decreased
XX%. While property values in general geographiarea may on average change by XX%,
individual properties may increase decrease at greater or lesser amounts due to changes in
property characteristics or localized market factors that do not affect the broader geographic area
that this report covers.

<

This residential mass appraisal report was prepared for the Snohomish County Aasgseprthe
client's instructions

Client Instructions To Appraisers:

A Appraiseall properties ineachResidential Appraisal Management Reglmnthe date specified in
the approve@®nohomish Countgevaluation calendar.

A The appraisals are to be compliant wikashington State Law (RCW)Washington State

Administrative Code (WAC), Washington State Department of Revenue (DOR) guidelines.
International Association of Assessing Officers (IAAO) standard on ratio studies, July 2007 editiot

and the Uniform Standards of Professional Appraisal Méi@ds (USPAP) Standard &/1ass
Appraisal, Development and Reporting

A The appraisals are to be performed using industry standards mass appraisal tecimciqdexy
adjusting sales prices for time

A Physical inspections must comply witthe 20107 2015 revaluation plan approved by the
Washington State Department of Revenue June 10, 20@@ical inspections will at a minimum b
a curbside visit and review of the property characteristics.

[ Y

A An effort should be made to inspect and reviewqaklified sags that occurred in the year prior to

the assessment date. At a minimum, those qualified sales determined to be 'outliers' shopuld

examined or in lieu of examination, a sales questionnaire mailed to them.

A A written mass appraisal report that is compiiavith USPAPStandardé must be completed for
eachof Snohomish CountyResidential Appraisal Management Region

150f 70
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Mass Appraisal Report

A The intended use of the appraisals and subsequent report is the administration of ad valori
property appraisals.

A The intended users inaa the Assessor (Client), the Snohomish County Board of Equalization, the
Washington State Board of Tax Appeals and the Washington State Department of Revenue.
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Mass Appraisal Report

Intended User(s)

Useof This Report

Assumptions and Limiting Conditions

1.

. The appraiser is not qualified totdet the existence of potentially hazardous material which may or

Intended users include the Snohomish County Assessor, the Snohomish County Board of Equalizat
and/or the Washington State Board of Tax AppealsVdadhington State Department of Reveniia
other users are intended or implied.

The use of this report, its analysis and conclusions, is limited to the administration of appraisals fc
property tax purposes in accordance with Washington State law and administrative code., TI
information and conclusions contained in this report cannaeltezl upon for any other purpose.

This revaluation is a mass appraisal assignment resulting in conclusions of market value for jad
valorem tax purposes and no one should rely on this study for any other purposepinidrm of
value on any parcel may not be applicable for any use other than ad valorem taxation.

This is a retrospective analysis with@sumed data cuofff dateasof the appraisal date specified in
this report.

Properties are appraises if free andclear of any and all liens or encumbrances unless otherwise
stated.

No personal property is included in the value. Fixtures are generally accepted as real propefty.
Business value is personal property and exempt.

Responsible ownership and compefamatperty management are assumed.
It is assumed that there are no hidden conditions of the property, subsoil or structures that render it

more or less valuablenless specificallyotedin the property system database

may not be present on or near the property. The existence of such substances may have an effect or
the value of the propertylt is assumed that there are no hazardous materials afféetinglue of
the property, unlesspecifically identified in the property system database

It is assumed that there is full compliance with all applicable federal, state and local environmental
regulations and laws unless noncompliance has hetelin the property system database

It is assumed that all applicable zoning and use regulations and restrictions hasengiéd with,
unless otherwisaotedin the property system database
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Mass Appraisal Report

10.1t is assumed that all required licenses, permits, certificad@seats, easements or other legislative

or administrative authority from any local, state or national government or private entity oy

organization have been or can be obtained or renewed for any use on which the value estimat
based, unless otherwisetedin the property system database

e is

11.1t is assumed that there are no adverse easements, encroachments, restrictions, encumbrances, lease

reservations, covenants, contracts, declarations, special assessments, ordinances or other iten
similar nature ignificantly affecting the value of the property, unless otherwatedin the property
system database

12.No responsibility is assumed for matters pertaining to legal or title considerations.

13.Fiscal constraints may impact data completeness and accuedagfion methods and valuation
accuracy.

14The Assessorodos records popertiesapmasemed t o be cor

15.Sal es wutilized ar-eemgtshuamenhar loetb et riaanrsnadcst i o n
Assessor 6 s ab iahsadiondeyoad initial sale$ screenihge Sdcandary screening is
limited to the mailingpf sales questionnairesmd/or inspectionf 'outlier' sales

16.The subject property is assumed to be buildable unless othemated in the property system
database

171t i s assumed that the property is unaffect
or local) unless otherwisetedin the property system database

18.Maps, aerials, and drawingsay be included to assist the intended user in Vigugy the property;
however, no responsibility is assumed as to their exactness.

19.The value conclusions contained in this report apply to the subjectgamnbebnd are valid only for
assessment purposes. No attempt has been made to relate the@maiukiis report to any other
revaluation, past, present or future.

20.1t is assumed that 'exposure time'thoe properties appraiséltypical for their market area.
21.1t is assumed that the legal descriptions stored in the Assessor's property syatsamedfdr the

properties appraised are correct. No survey or search of title of the properties has been made for
report and no responsibility for legal matters is assumed.
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Residential Appraisal Management Countywide _
Mass Appraisal Report

22.Rental rates, when employed, were calculated in accord with generally a@capptaisal industry
standards.

23.The Snohomish County Assessor's office does not employ a sales database that captures property
characteristics at the time of sale. Staffing resources prettiedevel of sales review required to
support this activity.Not employing a static sales database may bias the mass appraisal results when
there are few sales with which to calibrate the market model.

24.The use of valuation models for residential properties other thasalée adjustedost approach is
generally pecluded or difficult to employ due to limitation of the appraisal software used by the
Assessor's office.

25. Exterior inspections were made of all properties in the physical inspection areas per the revaluatjon
plan approved by the Washington State DepartroeRevenue dated Jun 10, 2009. Due to lack of
staff, time and access, few propertieseivedwalk around' inspections nor did improved properties
receive interior inspectionsAn effort was made to either inspect or contact by mailed questionnaire
‘outlier’ sales.

Inspection of Properties
RCW 84.41.041
Each county assessor shall cause taxable real property to be physically inspected and

valued at least once every six yeams accordance with RCW 84.41.030, and in
accordance with a plan filed with and approved byOiapartment oRevenue.

Jurisdictional Exception

The mass appraisal must be completediwithie time constraints set by statute and with the work force
and fimancial resources available. As these constraints limaistope of work performed ftiie mass
appraisal limiting the ability to fullycomply with USPAP Standards @he Jurisdictional Exception as
provided for in Standard 6 is invoked.
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Date of Appraisal: January 1,2010
Theappraisablate for properties other thaew construction is January 1st.

RCW 84.40.020
Assessment daté Average inventory basis may be uséd Public inspection of listing,
documents, and records.

All real property in thistate subject to taxation shall be listed and assessed every
year, with reference to its value on the first day of January of the year in which it
is assessed.

The appraisaldate fornew construction, that ihose properties that were issued a buildiegmpt or
should have been issued a building permmifuly 31st.

RCW 36.21.080
New construction building permits When property placed on assessment rolls.

The county assessor is authorized to place any property that is increased in value
due toconstruction or alteration for which a building permit was issued, or should
have been issued, under chapter 19.27, 19.27A, or 19.28 RCW or other laws
providing for building permits on the assessment rolls for the purposes of tax levy
up to August 31st okach year. The assessed valuation of the property shall be
considered as of July 31st of that year.

Type of Valuei Market Value For Assessment Purposes

Market Value: The basis of all assessments is the true and fair market value of
property. True and famarket value (Spokane etc. R. Company v.
Spokane County, 75 Wash. 72 (1913); Mason County Overtaxed,
Inc. v. Mason County, 62d (1963); AGO -58, No. 2, 1/8/57;
AGO 6566, No. 65 12/31/65... or amount of money a buyer is
willing but not obligated to buwould pay for it to a seller willing
but not obligated to sell. In arriving at a determination of such
value, the assessing officer can consider only those factors that can
within reason be said to affect the price in negotiations between a
willing purchaser and willing seller, and he must consider all of
such factors (AGO 65.66. No. 65, 12/31/65).
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Property Rights Appraisedi Fee Simple

Fee Simple Title:  Fee simple title indicates ownership that is absolute and subject to
no limitation other than eminedbmain, police power, escheat and
taxation. (International Association of Assessing Officers,
Glossary for Property Appraisal and Assessment, (Chicago. IAAO
1997).
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Regional Profiles
Countywide Profile by Property Class / Use Code
The first 2 digits of the property class code conform to the 2 digit land use code standards published in the
Washington state department of revenue ratio procedures manual, April 1997.
Parcel Sold
Property Class Count Parcels % Sold
110-Sr Cit Exemption Residual 605
111-Single Family Residence 165,109 4,173 2.53%
112-2 Single Family Residences 1,699 8 0.47%
1133 Single Family Residences 55
1144 Single Family Residences 8
1155+ Single Family Residence 10
116:Comon Wall SFR 1,834 106 5.78%
117-Manufac Home (Leased Site) 2,154 36 1.67%
118Manufac Home (Owned Site) 9,406 88 0.94%
119-Manuf Home (MHP) 6,492 246 3.79%
122-Duplex 2,935 32 1.09%
123-Tri-Plex 123
124-Four Plex 21
130-Mult Family 57 units 8
135-Mult Family 3150 units 1
141-SFR Condominium Detached 5,218 481 9.22%
142-SFRCondominium CommonWall 1,437 86 5.98%
143-SFR Condominium MFR 7
144-SFR Condominium Project 3
150-Mobile Park 120 Units 4
173-Dormitory 1
174-Retirement Home/Orphanages 2 1 50.00%
175Religious Residence 5
179-Other Group Quarters 4
182-Houseboat 1
183-Non Residential Structure 1,844 12 0.65%
184-Septic System 328 7 2.13%
185Well 52 2 3.85%
186-Septic & Well 203 2 0.99%
187-Non Res Structure Condo 51 9 17.65%
188-SFR Converted to GroupHome 27 3 11.11%
189-Other Residential 186 2 1.08%
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Parcel Sold
Property Class Count Parcels % Sold
198-Vacation Cabins 738 5 0.68%
211-Meat Products

218Beverage

241-Logging Camps & Contractor
242-Sawmills and Planing Mills
249-Other Lumber & Wood Prod
326-Concrete;Gypsum;Plaster
339-Other Primary Metal
344-Transportation Equipment
349-Other Fabricated Metals
351-Engineering, Lab & Science
411-Railroad Transportation 182

PRPNRPNMNWOWRRPRRERN

421-Bus Transportation 1
422-Motor Freight Transport. 2
429-Other Motor Vehicle Transp 4
439-Other Aircraft Transport 1
441-Marine Terminals 1
451-Freeways 24
453-Parkways 1
454-Arterial Streets 6
456-Local Access Streets 247
457-Alleys 8
459-Other Highway NEC 137
461-Automobile Parking (Lot) 19
471-Telephone Communication 21
473RadioCommunication 4
479-0Other Communications (NEC) 5
481-Electric Utility 92
482-Gas Utility 40
483 Water Util & Irrig & Stg 86
484-SewageDisposal 15
485-Solid Waste disposal 10
489-Other utilities, NEC 39
491-0Oth Pipeline Righbf-Way 2
492-Transportation Services 1
499-Other Transp, Comm, Util. 5
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Parcel Sold
Property Class Count Parcels % Sold
502-Coml Condo Manufacturing 1 1 100.00%
511-Motor Vehicle & Auto Equip 1
515Farm Products (Raw Mtls) 1
519-Other Wholesale Trade NEC 2
521-Lumber & Other Bldg Mtls. 2
539-Other Retail Trade 5
541-Groceries 8
542-Meats & Fish 1
582-Drinking Places 1
599-Other Retail Trade 2
615Real Estate Services 1
624-Funeral/Crematory Services 69
637-Warehouse/Storage Services 3
639-Other Business Services 4
641-Automobile Repair Services 5
649-Other Repair Services 2
659-Other Professional Service 1
661-General Contract Const 2
662-Special Const Services 2
671-Exec,Legislative,Judicial 3
672-Protective Functions 45
674-Correctional Institutions 1
675Military Base/Reservation 1
681-Nursery,Primary,Second Sch 162
682-Univ,College,Jr College 14
683-Special Training/Schooling 11
691-Religious Activities 283
692-Welfare/Charitable Service 2
699-Other Misc Services 18
711-Cultural Activities 4
719-Other Cultural Activities 1
721-Entertainment Assembly 1
722-Sports Assembly 1
723-Public Assembly 12
729-Other Public Assembly 4
731-Fairgrounds & Amusement Pk 1
240f 70
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Parcel Sold
Property Class Count Parcels % Sold

741-Sports Activities 11

742-Playgrounds/Athletic Areas 37

743-Swimming Areas 2

744-Marinas 6

745Trails (Centennial, etal) 124

749-Other Recreation 25

751-Resorts 5

752-Group & Organized camps 17

761-Parks, General Recreation 190

762-Parks, Leisure & Ornamenta 10

769-Other Parks, NEC 10

790 Other Cult. Entertainment 7

813-Farms Field Crops 1

816-Farms & Ranches 3

817-Farms Poultry 3

818Farms General 59

819-Other Agricultural 13

822-Animal Husbandry Services 2

829-Other Ag Related 4

830-Open Space Agriculture 2,580 1 0.04%

841-Fisheries & Marine Product 1

842-Fishery Services 4

849-Other Fishery Activities 7

850-Mine Claims Mineral Rights 200

854-Mining & Quarrying 49

855-Mining Services 4

880-DF Timber Acres Only 1,440

881-DF Timber Ac w/ ImpAcBIdg 184

889-DF Timber Ac w/ImpAcNoBldg 126

890-Other Resourcéroduction 6

910-Undeveloped Land 26,522 110 0.41%

911-Vacant Site/Mobile Park 3,268

914-Vacant Condominium Lot 979 3 0.31%

915Common Areas 1,054

916-Water Retention Area 255

919 Trans. Development Rights 66
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Regional Profiles
Parcel Sold
Property Class Count Parcels % Sold
921-Forest Reserve 230
922-Nonreserve Forests 52
931-Rivers,Streams,Creeks 18
932Lakes 14
933Bays or Lagoons 2
934-Oceans & Seas 1
935-Saltwater Tidelands 191
939-Other Water Areas 114
940-OpenSpace General 547
941-Open Space General Ag Cons 114
950-Open Space Timber 284
999-Seg/Merge in Process 2
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Countywide Profile by Land Type:

Parcel Sold
el IR Count Parcels LSl
N/A 14,264 287 2.01%
14 US Forest Land 1,565
21 Designated Forest 1,075
22 Open Space Forest 140
23 Open Space General 206
24 Open Space Ag 944 1 0.11%
25 Designated Forest 1
33 Septic Site 133 2 1.50%
4 Septic Site 53
41 Septic Site 178 1 0.56%
42 Septic Site 300 3 1.00%
43 Septic Site 16 1 6.25%
46 Spt/Well Site 2,239 39 1.74%
47 Spt/Well Site 23 1 4.35%
53 Campsite 64 1 1.56%
54 No Perk 724 7 0.97%
56 Spt/Witr Acreage 3
57 Other Acreage Type 16,456 154 0.94%
58 Other Acreage Type 17
59 Other Acreage Type 335 11 3.28%
6 Exception 310 4 1.29%
61 Exception 134 3 2.24%
62 Exception 102
63 Exception 99 1 1.01%
65 Topo Problems | 1,878 2 0.11%
66 Topo Problems I 400
67 Remote/NoPower 7
68 Misc Land 42
81 Tidelands 209
83 Swamp 16
84 Pipeline Easement 19
86 Utility Easement (P/L) 185
88 Contiguousless than 1 acre 2,406
94 Commercial 1
9V View Homesite 71
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Parcel Sold
R e Count Parcels oSl
Al Sewer Fair NH 5,632 107 1.90%
A2 Sewer Avg Older Mixed NH 38,949 720 1.85%
A3 Sewer Avg Homogeneous NH 48,821 1,434 2.94%
A4 Sewer Average Plus NH 15,089 594 3.94%
A5 Sewer Good Older Mixd NH 1,832 39 2.13%
A6 Sewer GootHomogenous NH 7,910 266 3.36%
A7 Sewer Very Good NH 1,014 45 4.44%
A8 Sewer Excellent NH 110 1 0.91%
A9 Exception Plat 466 7 1.50%
AG AGL0 FHZ 1,282 3 0.23%
B1 Septic Fair NH 3,825 76 1.99%
B2 Septic Average Mixed NH 19,077 311 1.63%
B3 Septic Access DNA Devipm 2,868 44 1.53%
B4 Septic Average NH 12,725 167 1.31%
B5 Septic UGA 1,654 6 0.36%
B6 Septic Good Homogenous NH 3,161 129 4.08%
B7 Septic VG NH 1,230 31 2.52%
B9 Septic Pub Water Exception 41
C Contiguous 7
C1 SFR CondoDet Fair NH UC 141 360 12 3.33%
C2 SFR Condo Det Avg NHM1 4,912 398 8.10%
C3 SFR Condo Det Avg+-WH 680 69 10.15%
C4 Condo Cmnwall@LivAreda42 1,348 69 5.12%
C5 Condo Cmnwall@Gar UC 142 137 13 9.49%
C6 SFR CommonwalUC 116 1,587 71 4.47%
C7 SFR Commonwall Good Nbhd 45 4 8.89%
C8 Condo Cmnwall MidUnit142 1
C9 Exception Condelat 220 17 7.73%
CA Common Areas 1,440
DV PDR TDR & Lot Status Certs 66
F1 SFR Cmnwall MidUnRitL16 245 27 11.02%
FK Creek Front 104 2 1.92%
FL Lake Front 33
FR Riverfront 133 3 2.26%
LF Land detail not used 604
LL Land Type Not Defined 3
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Parcel Sold
el IR Count Parcels LSl
MN Mining 165
O1 Poor Location 36
O2 Fair Location 252 4 1.59%
O3 Avg Location 750 7 0.93%
04 Good Location 78 2 2.56%
R1 Recreational Lot 972 3 0.31%
R2 Recreational Lot Wtrf 545 2 0.37%
R3 Spt/Well Site 185
R4 Spt/Well Site 90 1 1.11%
R5 Spt/Well Site 85
R6 Spt/Well Site 136 2 1.47%
SC SrCit Residual Contiguous 215
Ul Waterfront | 650 12 1.85%
U2 Waterfront Il 751 19 2.53%
U3 Waterfront 11l 382 1 0.26%
U4 Waterfront IV 179 2 1.12%
U5 Waterfront V 310 2 0.65%
U6 Waterfront VI 269 2 0.74%
U7 Waterfront VII 218 3 1.38%
U8 Waterfront VIl 506 4 0.79%
U9 Waterfront IX 46 2 4.35%
UD Undevelopable Land 3,243 5 0.15%
V1 View/Witrfrt Type | 1,374 34 2.47%
V2 View/Witrfrt Type 1,420 26 1.83%
V3 View/Witrfrt Type I 1,016 23 2.26%
V4 View/Wtrfrt Type IV 1,160 18 1.55%
V5 View/Wtrfrt Type V 737 16 2.17%
V6 View/Wtrfrt Type VI 1,100 22 2.00%
V7 View/Wtrfrt Type VII 300 3 1.00%
V8 View/Witrfrt Type VI 799 9 1.13%
W1 Witrfrt/View Type | 165 2 1.21%
W2 Witrfrt/View Type Il 132
W3 Wirfrt/View Type Il 164 3 1.83%
W4 Wirfrt/View Type IV 43 1 2.33%
W5 Wirfrt/View Type V 259 1 0.39%
W6 Wirfrt/View Type VI 49
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Parcel Sold 0
Leime e Count Parcels /8 Sl
W7 Witrfrt/View Type VII 17
W8 Wirfrt/View Type VIII 35
N/A: Building Only Accounts (Parcels With No Land)
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Regional Profiles

Countywide Profile By House Type (Stories):

. Parcel Sold
House Type / Stories Count Parcels % Sold

11-1 Story 61,441 1,250 2.03%
12-1 Story Bsmt 15,470 259 1.67%
14-1 1/2 Story 5,954 86 1.44%
15-1 1/2 Story Bsmt 3,276 59 1.80%
17-2 Story 55,967 2,269 4.05%
18- 2 Story Bsmt 5,863 156 2.66%
20- 2+ Story 840 122 14.52%
21- 2+ Story Bsmt 137 8 5.84%
23 - Split Entry 21,028 489 2.33%
24 -Tri Level 9,708 199 2.05%
26- Quad Level 48

27-Multi Level 17

71- DW Manuf. Home 11,889 248 2.09%
72 - DWB Manuf. Home 41

74 - SW Manuf. Home 5,577 120 2.15%
75- SWB Manuf. Home 2

77 - TW Manuf. Home 406 1 0.25%
78- TWB Manuf. Home 1

96 - Geodesic Dome 23 1 4.35%
N/A 43,371 147 0.34%

N/A: Land Only Accounts Or Non Single Family Structures
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Countywide Profile By House Quality / Grade:

. Parcel Sold
Quetliy Count Parcels o Sile
15 Sub Std 435 4 0.92%
25 Low 2,929 35 1.19%
35 Fair 15,966 304 1.90%
41 Avg Minus 7,644 215 2.81%
45 Average 112,330 2,740 2.44%
49 Avg Plus 30,871 1,176 3.81%
55 Good 21,580 604 2.80%
65 Very Good 5,474 174 3.18%
75 Excellent 459 15 3.27%
N/A 43,371 147 0.34%

IncludesDetacled and Attached Single Family Residences Condominjudrae/nhomes, Duplexes, iptexes,

and Manufacturetiomes

N/A: Land Only Accounts Or Miscellaneous Structures (Barns, Sheds, etc).
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Countywide Profile By Year Built Range:

. Parcel Sold
Year Built Range Count Parcels % Sold
1899 & older 347 3 0.86%
1900- 1909 1,848 29 1.57%
1910-1919 2,973 47 1.58%
1920- 1929 4,484 62 1.38%
1930- 1939 2,982 45 1.51%
1940- 1949 5,586 89 1.59%
1950- 1959 14,611 222 1.52%
1960- 1969 24,462 442 1.81%
1970- 1979 29,580 545 1.84%
1980- 1989 30,009 565 1.88%
1990- 1999 40,195 835 2.08%
2000- 2009 40,607 2,383 5.87%
N/A 43,375 147 0.34%

Includes Detached and Attached Single Family Residences Condominiums, Townhomes, Duplexes, Tt

andManufactured Homes.

N/A: Land Only Accounts Or Miscellaneous Structures (Barns, Sheds, etc).
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Countywide Profile By Living Area Range

| Total Living Area | Parcel Count | Sold Parcels | %Sold |
N/A 43,388 147 0.34%
1-499 1,927 23 1.19%
500- 749 4,047 56 1.38%
750-999 11,879 234 1.97%
1000- 1249 21,559 487 2.26%
1250- 1499 26,866 691 2.57%
1500- 1749 29,759 800 2.69%
1750-1999 27,057 761 2.81%
2000- 2249 22,670 633 2.79%
2250- 2499 16,075 497 3.09%
2500- 2749 12,125 343 2.83%
2750- 2999 7,946 242 3.05%
3000- 3249 5,643 210 3.72%
3250- 3499 3,622 114 3.15%
3500- 3749 2,350 77 3.28%
3750-3999 1,264 31 2.45%
4000- 4249 892 24 2.69%
4250- 4499 548 18 3.28%
4500- 4749 373 7 1.88%
4750- 4999 265 3 1.13%
5000- Over 804 16 1.99%

Includes Detached and Attach8ihgle Family Residences Condominiums, Townhomes, Duplexes, Triplée
and Manufactured Homes.

N/A: Land Only Accounts Or Miscellaneous Structures (Barns, Sheds, etc).
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Scope of Work
Inspection of Property

The modeling process relies on the physical inspections performed by the Residential P
Inspection Team members and the data contained iM\dbessor's property systesatabase
(ProVval).

All known land saleswere investigatedand site visitsperformed to verify the physical
characteristics of the paraehless precluded from doing so due to lack of access or lack of
that coincidedwith anextreme weather conditicsuch asnowor floodingin which case aerial
photographs and Parcel Analyst mage utilized

Sales Source

The Snohomish County Assessor's office utilizes sales obtainedReah EstateExcise Tax
Affidavits filed with the Snohomish County Treasurer's Office.

SalesReview

Salesare assumed to be arm's length transactions based on initial screening in the
verification process utilizing standards published by the Washington State Departme
Revenue. The mass appraisal must be completed within the time constraints detuig and
with the work force and financial resources available. These constraints limit the amot
sales review that can occur.

Sales located in the scheduled physical inspection reviewegeae at a minimum an externa
inspection.

|

hysic

time

> sal
Nt C

Unt C

Sales idenfied by Residential Appraisal Crew Supervisor, Kelly Stevens, as being an 'ouytlier'

may receive a sales questionnaire and/or be scheduled for sales r@hewsale reviewnay
include a site visiandbr contact with either the buyer or seller of the grtyp  The number of

properties that actually receive a sales review is determined by the number of 'outliers' and t

availability of staff to perform he task.

All sales of duplexes and triplexes in the residential neighborhoods receive a sales auiestionn
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Model Specification& Data Requirements
Model Specification

Time constraints, staffing level and laok funding preclude the investigation w&lue models
other than the following:

e Sales adjusted cost approaghere the base model $pecified by Manatron / ProValThe
Manatron / ProVal cost model is a derivative of the Marsh&Wift® valuation service cost
approach. This approach is oftefereed to by ProVal asarket Calibrated Stratified Cost
Approach.

e Gross Rent Multipkr (GRM) market based valuation model for duplexes and triplex.

The income approach is not applicable to the appraisal of land, single family residences
manufactured homes, the predominant property types in the residential appraisal managem:

areasard therefore were not considered

CAMA system limitations, time constraints, staffing and lack of funding preclude utilization of
multiple regression based direct market value models or ‘comparable sales' value applicatipns.

Data Requirements

The datarequirements for the Manatron specifidthrket Calibrated Stratified Cost Approach

reside in the ProValatabasand are maintained by Assessor staff.
Data Collection

The appraisal staff relies on a number of tools to collect and verify propesaracteristics
including:

e Physical Inspection of Properties
e Maps including but not limited to:

Aerials

Topographic Maps,
Wetland and Streamaps
Easement Maps

Utility Maps

Zoning Maps
Comprehensive Plan Maps
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UGA Maps
Any map that conveys propertharacteristic data

e Blueprints

o Real Estate Flyers & Brochures

e Real Estate Web Sites
Property characteristics data is maintained annually from the various maps, through sales|revi
and property reénspections per the approved revaluation plBnoperty characteristics may alsp
be verified and updated in the course eingpection of a property in the course of perfecting the
Assessor's answer to an appeal or in response to a value review initiated by a taxpayer.

Data is captured in ProVal.

Sales review notes are contained in the analysis spreadsimeeis the Assessor's Property
System Database / ProVal

Sales questionnaire results are contained in the sales questionnaire file (cabinet).
Model Chosen

Sales Adjusted Cost Approach for edkidential properties (SFR's, Manufactured Homes, SFR
style condominiums).

Cost Approach for outbuildings and miscellaneous structures.

Market Approach / GRM and/or Sales Adjusted Cost Approach for Duplexes and Triplexes
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Value Model Calibration

Model calibration is conducted using ratio studies. The standards applied are those published
IAAO, July 2007. The level of appraisal is set by RCW.

In 2000, preliminary initial ratio studies indicated a need to recalibrate the valuation modé&lig)
following steps were employed:

1. Recalibration of the base SFR improvement model
2. Update of the land value model / land tables
3. Recalibration of the whole property value model.

a. Depreciation Schedule for fair, poor and very poor condition SFR waéswed. Due to
high ratios a newdepreciationmodel was created which increased depreciation rates

for

these conditionsThis new depreciation schedule was applied to all areas except 1605000

and 16050001 (Edmonds and Edmonds Bowl).
Land

When suffigent land sales exist, the land calibration is based wholly on land sales. When
are insufficient land salekand values are abstracted from improved property sales.

Land salesvereinspected and their property characteristics verified. The sae=entered on
a spreadsheet and stratified by land type, size and other property characteristics. A preli

ther

mine

land tablewasdeveloped and ratio study performed to determine how effective the land model is

in predictingthe sales prices.The number and type of land sales available were insufficien
construct the entire land model so a combination of land sales and residuals were used.

Single Family Residence$AKA SFR's), Manufactured Homes (not in parks) & Condominiums
Initial ratio analysis indicated the need to recalibratebtie=SFR value model.

The initial calibration of thédasesingle family residential modetas based upon the sales q

t to

new homes in new subdivisions where land value can be determined by recent landhsales ei

from within the subdivision itself or nearby competitive subdivisiorihe costmodel was
adjusteduntil the ratio studies produceacceptable performance statistics for both level
appraisal (ratio) andniformity (see tabletater in this documah Base cost model adjustment
include adjusting the base rate cost tables andgeite base house type model.
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The performance of the base cost modek evaluated on a neighborhood by neighborhopd
basis; house type by house type; and by year bndtspecific location (as examples) and the
base cost model refined until it produces acceptable performance statistics. Refinements to |
base cost modeleremade using house type factor models (applied universally by neighborhood
by house style), thepalication of improvement modifiers (AKA Market Modifiers or Relative
Desirability Factors (RDF)), lump sum or percentage land factors and modifications tc
depreciation tablesRefer to the model performance summary analysis tables for details.

Manufactured Homes (AKA MFG) T In Parks

Initial ratio analysis indicated the need to recalibrate the Manufactured Home value mode|. Tr
analysis was performed county wide, with sales stratified by manufactured home |park
Individual grade, style (SW vs. DWs. TW) and age/condition adjustments were made.

The final model was applied to all manufactured homes located in parks. For Manufacture
Homes, values are created in Excel and then written back to the CAMA system.

Manufactured Homes located in Parks tgtlichave a large range of values and sales prices.
This is due to a number of reasons, potentially including but not limited to
¢ Limited market exposure

e Limited financing options

e Limited knowledge of market by buyers and sellers
e Motivation of buyers andellers

e Park nuances: rent, restrictions, management, number of units, age restrictions.
e Park location

e Diversity between parks

¢ Diversity within parks

e Overall Age / condition / quality of MH

e Concerns regarding park closure (not as critical now)

These reasws and others result in a less uniformity of deviation.
Residential Neighborhoods Multi Family (Primarily Duplexes & Triplexeg

Initial ratio analysis indicated the need to adjust the value of duplexes as triplexes. Rental a
GRM information was obtaimkby site inspectionguestionnaire®r published studies of the
Snohomish County rental market. A new rent schedule / GRM table was constructed, applied
the sold properties and performance ratio studies performed until the results met standards.
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In some instances, and for some types of duplexes, the residential sales adjusted cosf mo
performed better than the GRM market model and was therefore employed in those instances.

The new appraised values for properties valued by the GRM market modedatexidn Excel

and then written back to the CAMA system. Which properties were valued by which model i

noted in the certification code efch individual property iRroVal
Outbuildings & Miscellaneous Improvements
Outbuildings and miscellaneoimprovements are valdeusing the ProVal cost model.
a. There was no change to the Outbuilding model for 2011 tax.
Time Adjustments
Time adjustments were determined by performing a sales ratio trend arse\ydgscribed in the

Mass Appraisal of RedProperty, IAAO, 1999 When sales prices are compared to asseg
values (S/A Ratio) and arrayed against sale year / month of sale, the average change in

sed
mar

value for the sample can be determined. Increasing S/A ratio values indicate increasing mark

values over time where as decreasing S/A ratios indicate a declining market.

The sales ratio trend analysis was not performed until the majority of the prior year's sales ha

been entered into the CAMA database in order to have sufficient data to makraned
decision.

The study was performed using average S/A ratio vs. month of sale as opposed to using

med

S/A ratios as the analysis was performed Excel® using pivot tables which do not calculat

medians.

Value Conclusions

The ratio analysis wadone in Exceland IBM® SPSS® Statistics (previously known &#ASW
Statisticsor SPSS) The sold properties are stratified by neighborhood, plat, grade, age, style, lanc
sale month/year, etand performance statistics generated, including, MeanoRMedian Ratio and
COD.

The ratio results were reviewed by Kelly Stevens, Residential Appraisal &irparvisorand finally by
Stephen Lightle, Residential Appraisal Managepon approval the summary statistics were publish
for reference.
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Highestand Best Use
RCW 84.40.030

All property shall be valued ane hundredpercent of its true and fair value in money
and assessed on the same basis unless specifically provided otherwise by law.

1)éThe appraisal shall be cland sseplare nt wi t
development regulations under chapter 36.70A RCW, zoning and any other
governmental policies or practices in effect at the time of the appraisal that
affect the use of property as well as physical and environmental influences.

An assessmemhay not be determined by a method that assumes a land usage
or highest and best use not permitted, for that property being appraised, under
existing zoning or land use planning ordinances or statutes or other
government restrictionseée.

WAC 458-07-030 (3)True and fair value -- Highest and best use.

Unless specifically provided otherwise by statute, all property shall be valued on
the basis of its highest and best use for assessment purposes. Highest and best use
is the most profitable, likely use to whi@a property can be put. It is the use
which will yield the highest return on the owner's investment. Any reasonable use

to which the property may be put may be taken into consideration and if it is
peculiarly adapted to some particular use, that fact rhay taken into
consideration. Uses that are within the realm of possibility, but not reasonably
probable of occurrence, shall not be considered in valuing property at its highest
and best use.

This mass appraisal relies on the determinations of HighesBastl Use made by the Assessor

appraisal staff as part of Physical Inspection and/or Sales Review.

Current Use PropertiesT The appraised values of parcels in a 'current use' or 'designated f
category are set according to RCW and WAC, not on Highied Best Use.
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Appraisal Performance
Mass Appraisal Reportsi Sales:
Sales meeting the following criteria are included in the ratio analysis:
Sales within the Date Range of:...........ccccooviiiiiicceee 01/01/20®@71 12/312009
Sales Qualification Code.:........cceevviiiiieeiiiiieeeiiii e, Q (qualified)
Properties with multiple sales in the selected date rang®nly the most current sale used
'Short Sales' and 'REO Sales' which meet the DOR ration study standards are incl@ed a

sales Auction sales are not.

In a letter dated June 30, 2009, the Department of Revenue instructed the Snohomish County Asse:
to assume Short Sales and Bank Sales were qualified sales, unless the appraiser could determine
were invalid due to another reason, i.e. Family Sai\pie, etc.

Based on Washington State Department of Revenue Ratio Procedures WMafApal 1997, the
following sales were excluded from the ratio analysis:

A Outliers- Sales ratios (certified value divided by sales price) below 0.25 or greater|thar
1.75.

A Sales that are less than $1,000.

A Sales with a DOR ratio study invalid code (any sales whose qualification code is not'Q").

>

Sales that are not transferred by either a Warranty Deed or Real Estate Contract, with tl
exception of manufactured homes wéhe deed type is generally other than a Warranty
Deed.

Additional sales excluded:
A Sales involving multiple parcels

A Sales where the prior year's appraised value did not include an improvement value |by tt
sales price included improvements i.e. newstrnuction that has not yet dreappraised
for the current assessment year.
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A

Sales where the improvements were appraised at less than 100% as of July 31st of t

prior assessment year but the sales price was for a 100% complete home.

A sale that includedan appraised improvement value and the improvement was
subsequently torn down or moved and the current appraised value does not incluge al

improvement value.

A sale on a parcel that did not exist for the prior assessment year but exists for the curre
assessment year (new plats, short plats, condominiums, etc). These parcels are ekcluc

from the ratio report as their inclusion would distort the before and after ratio.

Sales, which meet the DOR ratio study standard, but which investigation reveals

tob

nontmarket transactions. These sales are denoted as such in the appraisal spreadsh

and inthe ProValdatabasasales file, field 'transaction type' as 'NM' (not market).
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Performance Statistics

Valuation Model Performance Statisticsi Adjusted For Changes In Market Conditions Over Time

Use Code 111 Single Family Detached
Use Code 116 Single Family Attached

Use Code 141 Single Family Detached / Condominium

Use Code 142 Single Family Attached / Condominium (Row House Style),

Ratio is pre certification certified values divided by non time trended sales price.

TASP_Ra

revaluation assessedlue divided by time trended sales price. The table below compares the twa

month by month basis.

An increasing non time adjusted ratio indicates a decline in sales prices.

Mean
Trans_Yr_Mo Ratio TASP_Ratio
2009/01 .888 .952
2009/02 .893 .944
2009/03 911 .950
2009/04 910 .949
2009/05 913 .952
2009/06 913 .952
2009/07 917 .944
2009/08 .926 .939
2009/09 .943 .943
2009/10 942 .942
2009/11 .958 .958
2009/12 .949 .949
Total .924 .948
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Valuation Model Performance Statistics By Neighborhoodi All Sales / Use Codes 111, 116, 141, & 142:
Note: The sales used for this ratio stadg adjusted for time.
: Price Coefficient
Group Count Mean Median Weighted Related of
Mean . . : .
Differential | Dispersion
1106 84 .957 .953 .948 1.009 .070
1107 92 .952 .955 .940 1.013 .082
1202 18 951 .957 .945 1.006 .091
1203 94 .975 .938 .948 1.029 113
1204 7 .937 .926 .933 1.004 .067
1205 49 .952 927 .939 1.014 .099
1208 79 .943 .946 941 1.002 .047
1209 102 .947 941 .944 1.003 .052
1217 77 .945 .939 .933 1.013 .062
1302 82 946 .938 .945 1.000 .042
1310 84 .948 .953 941 1.007 .065
1315 89 .945 .961 .944 1.001 .060
1403 66 .939 .924 937 1.003 .062
1407 12 .918 931 919 .999 .084
1408 21 .947 .954 .945 1.002 .070
1409 76 .954 921 951 1.004 .088
1504 182 .938 .936 .926 1.013 .083
1605 199 .948 .940 .940 1.009 077
1606 6 .964 .964 .961 1.004 .036
2104 38 .958 .954 .957 1.001 .043
2105 22 .928 931 919 1.009 .048
2106 51 .950 .961 .945 1.005 .050
2191 8 .989 .973 .982 1.007 .035
2207 72 .948 .949 .942 1.007 .066
2307 27 .978 .975 972 1.006 .059
2314 13 931 927 .933 .997 .058
2315 7 .966 931 .961 1.005 077
2408 139 .944 .938 .943 1.002 .054
2413 210 .928 .920 .924 1.004 .059
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: Price Coefficient
Group Count Mean Median Weighted Related of
Mean . . : .
Differential | Dispersion
2418 1 .983 .983 .983 1.000 .000
2513 380 .948 942 .945 1.004 .062
2516 68 .952 .936 .944 1.008 .061
2616 325 .940 934 .935 1.006 .062
3109 63 .955 .938 .949 1.007 .064
3113 41 947 .945 941 1.006 .058
3191 1 947 .947 .947 1.000 .000
3219 37 .963 .954 .951 1.012 .063
3304 124 .951 .948 .948 1.003 .055
3311 303 .952 .939 .947 1.005 .058
3312 86 .954 .953 951 1.004 .053
3314 18 942 .944 941 1.001 .042
3401 216 .947 .946 .945 1.003 .046
3413 171 .948 .945 .946 1.002 .042
3511 276 .943 .944 .940 1.003 .044
3514 18 941 .924 .933 1.009 .084
3515 15 .938 .947 .920 1.020 .081
3602 34 .958 .938 .959 1.000 .056
3610 205 .950 .940 .945 1.005 .060
4102 1 .899 .899 .899 1.000 .000
4119 1 .303 .303 .303 1.000 .000
4120 5 .957 .959 .928 1.031 .097
4121 3 .968 917 979 .989 .056
4191 2 .942 942 .944 .998 .010
4217 14 .949 .953 .936 1.013 .096
4218 61 .959 .948 .953 1.006 .094
4303 24 .950 .929 .945 1.005 .061
4304 17 .951 .949 .947 1.004 .048
4307 64 .948 .929 .942 1.007 .079
4416 151 .954 .940 .949 1.004 071
4505 34 941 913 .932 1.010 .082
4506 8 .961 .968 .968 .993 .041
4509 38 .952 .954 .940 1.013 .062
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_ Weighted Price Coefficient
Group Count Mean Median Related of
Mean . . : .

Differential | Dispersion

4601 16 944 917 931 1.014 .085
4602 4 917 .885 912 1.006 .060
4610 12 .992 951 .970 1.023 .081
4611 3 .984 1.001 .957 1.028 113
Overall 4846 .948 942 942 1.006 .063
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Valuation Model Performance Frequency of Ratio Distributioni
All Sales / Use codes 111, 116, 141, & 142:

Ratio Distribution - SFR Type Properties

Time Adjusted Sales Prices
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Valuation Model Performance Statistics By Neighborhood All Sales/ All Use Codes:
(Except Manufactured Homes InParks):
Note: The sales used for this ratio stadg not adjusted for time.

. Price Coefficient

Group Count Mean Median Weighted Related of

Mean . . . .
Differential | Dispersion
1106 93 .926 .929 .924 1.003 .081
1107 98 916 .923 915 1.002 .095
1202 18 .929 917 .923 1.006 .094
1203 97 951 .920 .923 1.031 118
1204 7 .923 .926 .920 1.003 .073
1205 51 .930 910 915 1.016 .099
1208 84 .909 .905 .905 1.005 .051
1209 104 .923 917 919 1.005 .058
1217 78 922 .924 912 1.011 .060
1302 82 913 901 913 1.000 .045
1310 85 .925 .930 915 1.011 .073
1315 90 914 .923 916 .998 .066
1403 66 .920 .905 915 1.006 .068
1407 13 .866 914 877 .987 .100
1408 23 .969 .949 .935 1.036 110
1409 78 .933 .891 .930 1.004 .094
1504 183 916 910 .903 1.015 .086
1605 202 .923 918 917 1.007 .080
1606 6 .940 .939 .932 1.009 .039
2104 48 .902 911 912 .989 .081
2105 31 .894 .909 .893 1.001 .081
2106 51 .926 .942 .922 1.005 .052
2191 10 .939 .963 .959 .979 .066
2207 83 921 .907 917 1.005 .084
2307 27 .959 .945 .953 1.006 .060
2314 49 .918 .928 .906 1.013 .072
2315 8 .994 .926 .962 1.033 116
2408 142 922 916 .920 1.002 .059
2413 222 .900 .891 .895 1.006 .064
2418 5 919 .943 .928 .990 .069
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. Price Coefficient

Group Count Mean Median Weighted Related of

Mean : : . .
Differential | Dispersion
2513 383 923 915 919 1.004 .065
2516 68 924 .897 915 1.010 .067
2616 341 914 .907 .909 1.005 .071
3109 69 .918 .906 913 1.006 .096
3113 46 918 .935 .903 1.016 .086
3191 5 .638 .562 .760 .840 347
3219 38 .940 .927 .930 1.011 .062
3304 124 .930 .934 927 1.003 .056
3311 315 .926 919 915 1.013 .063
3312 87 .935 .923 .929 1.006 .059
3314 18 911 .902 911 1.000 .042
3401 220 .920 .923 917 1.002 .051
3413 172 919 916 .918 1.001 .047
3511 286 914 910 911 1.004 .049
3514 23 975 910 .926 1.052 .148
3515 26 .926 .907 .905 1.023 124
3602 34 941 931 941 .999 .063
3610 212 .925 914 917 1.008 .064
4102 6 .830 .904 .872 .952 102
4119 1 .303 .303 .303 1.000 .000
4120 11 .928 .944 .902 1.029 .081
4121 10 .908 .923 .926 .980 175
4191 2 .923 .923 .920 1.003 .011
4217 15 .925 916 914 1.012 .085
4218 72 .949 916 .932 1.019 110
4303 32 919 .908 915 1.005 .085
4304 21 911 910 911 1.001 .057
4307 67 .924 .906 917 1.007 .081
4416 160 931 919 .926 1.006 .081
4505 43 915 .899 .909 1.007 .097
4506 16 921 .906 .939 .981 .084
4509 54 .938 .925 916 1.024 .090
4601 24 .873 .859 .871 1.003 117
4602 10 .831 .878 .848 979 134
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Weiahted Price Coefficient
Group Count Mean Median 9 Related of
Mean : : . .
Differential | Dispersion
4610 17 941 .936 .936 1.005 132
4611 4 931 .902 921 1.011 157
Overall 5,166 921 915 916 1.006 .072
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Valuation Model Performance Frequencyof Ratio Distribution 1 All Sales/ All Use Codes
Except Manufactured Homes Located In Manufactured Home Parks

Ratio Distribution - All Sales (Except Those In Manufactured Home Parks)
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Valuation Model Performance Statistics Use Code 111:

Note: The sales used for this ratio stadg not adjusted for time.
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_ Weighted Price Coefficient
Group Count Mean Median Related of
Mean : : . .
Differential | Dispersion
1106 83 .938 .933 931 1.008 .069
1107 87 934 .933 921 1.014 .084
1202 18 .929 917 .923 1.006 .094
1203 75 .961 912 .929 1.034 .128
1204 7 .923 .926 .920 1.003 .073
1205 49 931 910 916 1.016 101
1208 34 914 .902 910 1.005 .059
1209 93 .929 918 .925 1.004 .056
1217 57 919 917 .907 1.013 .068
1302 20 919 916 .922 .997 .072
1310 45 .924 .905 913 1.012 .097
1315 24 912 918 914 .998 .079
1403 57 .923 .903 917 1.007 .072
1407 12 .892 918 .893 .999 .075
1408 21 .929 .930 925 1.005 .078
1409 72 .929 .889 .926 1.003 .089
1504 177 .918 913 .906 1.013 .084
1605 179 .929 .922 921 1.009 .082
1606 6 .940 .939 .932 1.009 .039
2104 38 .926 921 925 1.002 .049
2105 21 .904 916 .895 1.010 .043
2106 51 .926 942 922 1.005 .052
2191 8 .982 970 975 1.007 .032
2207 68 927 .908 919 1.009 .077
2307 25 .955 .939 .950 1.005 .060
2314 13 .908 921 910 .998 .056
2315 7 .955 .922 .948 1.007 .080
2408 113 919 911 .918 1.001 .057
2413 184 .904 .892 .898 1.006 .065
2418 1 .943 943 943 1.000 .000
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. Price Coefficient

Group Count Mean Median Weighted Related of

Mean : : . .
Differential | Dispersion
2513 357 921 912 918 1.004 .066
2516 19 .942 .955 .924 1.020 .094
2616 314 915 .908 .909 1.006 .064
3109 62 .930 .908 .923 1.008 .067
3113 40 933 937 927 1.007 .064
3191 1 .908 .908 .908 1.000 .000
3219 37 941 .930 .930 1.012 .063
3304 111 .929 .929 .926 1.003 .060
3311 270 .930 921 .925 1.005 .061
3312 77 934 927 .930 1.004 .057
3314 18 911 .902 911 1.000 .042
3401 136 .920 919 918 1.003 .055
3413 129 922 917 .920 1.002 .045
3511 242 915 910 911 1.004 .049
3514 18 912 .890 .903 1.010 .088
3515 15 923 947 .903 1.023 .091
3602 34 941 931 941 .999 .063
3610 192 923 914 917 1.006 .062
4102 1 .899 .899 .899 1.000 .000
4119 1 .303 .303 .303 1.000 .000
4120 5 .947 .959 910 1.041 101
4121 3 .940 916 .947 .992 .044
4191 2 .923 .923 .920 1.003 .011
4217 14 .926 922 914 1.013 .091
4218 61 .936 916 .928 1.009 .098
4303 24 .929 911 .925 1.004 .066
4304 17 923 .925 919 1.005 .046
4307 64 .920 .907 914 1.007 .077
4416 149 .930 914 .925 1.006 .075
4505 34 919 .899 .908 1.012 .087
4506 8 .940 .956 .947 .992 .050
4509 38 .929 .932 916 1.015 .062
4601 16 919 .885 .906 1.015 .093
4602 4 .895 .885 .893 1.001 .053
54 0of 70
s\res_modelingnass appraisal repo¥2010mass appraisal repo2910 county summary mar tables &
reportd2010 snohomish countycountywide mass appraisal report.dogx




Snohomish County Assessor's Office

Residential Appraisal Management Countywide

Lan

Performance Statistics

Weiahted Price Coefficient
Group Count Mean Median 9 Related of
Mean : : . .
Differential | Dispersion
4610 12 .981 951 .963 1.019 .075
4611 3 973 1.001 941 1.035 124
Overall 4,173 .924 915 918 1.007 .069

Valuation Model Performance Frequencyof Ratio Distribution 7 Use Codes 111:

Frequency

Ratio Distribution - Detached SFR's - Use Code 111

1,000.0

800.0

600.07

400.07

200.0

b

.0

T
.00000000

T
.50000000

1.00000000
Ratio

I
1.50000000

Mean =.9242774402
Std. Dev. =.08862121574

N=4,173

I
2.00000000

s\res_modelingnass appraisal repo¥2010mass appraisal repo2910 county summary mar tables 4
reportd2010 snohomish countycountywide mass appraisal report.do¢

550f 70

X



Snohomish County Assessor's Office

Residential Appraisal Management Countywide

VN

Performance Statistics

Valuation Model Performance Statistics Use Code 116:

Note: The sales used for this ratio stadg not adjusted for time.
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_ Weighted Price Coefficient
Group Count Mean Median Related of
Mean : : . .
Differential | Dispersion
1107 5 923 .927 922 1.001 .022
1203 17 .924 .927 917 1.008 .062
1208 1 .852 .852 .852 1.000 .000
1209 9 .905 .900 .900 1.006 .036
1403 3 .895 .895 .894 1.000 .010
1409 4 971 .924 .966 1.005 102
1605 2 .880 .880 .879 1.001 .023
2408 3 .888 .869 .887 1.001 .036
2413 1 .865 .865 .865 1.000 .000
2513 2 .926 .926 .927 .999 .089
2516 2 951 951 951 1.000 .011
3311 7 .909 925 901 1.008 .033
3312 9 .900 .909 .897 1.003 .032
3401 31 911 915 910 1.001 .032
3413 7 935 918 .932 1.003 .061
3511 1 .875 .875 .875 1.000 .000
4416 2 .949 949 949 1.000 .004
Overall 106 914 914 911 1.004 .045
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Valuation Model Performance Frequencyof Ratio Distribution i Use Codes 116:
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