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Introduction

Type of Report — Mass Appraisal Report

This document is a report of the Snohomish Courgge&sor's Mass Appraisal for the geographic anechan
this report (“Region 1”) as required under Stand@@l Uniform Standards of Professional AppraisalcBRce
(USPAP).

This document is not intended to be a self-conthoh@cumentation of the mass appraisal but to sumenére
methods and data used, and to guide the readéng¢odocuments or files which were relied uponadqm the
mass appraisal, which may include the following:

Individual Property Records — Contained in Assésg@moperty System Database/ProVal®

Real Estate Sales File — Part of Assessor's PyoBgstem Database/ProVal®

Land Sales and Model Calibration Spreadsheetsdirduypublished 'Benchmark’ tables
Residential Cost Tables — Contained in Assessaojsety System Database/ProVal®

Residential Depreciation Tables — Contained inAbgessor's Property System Database/ProVal®
Residential Time Trend Study Spreadsheet(s)

Revised Code of Washington (RCW) — Titl€ 84

Washington Administrative Code (WAC) — WAC 458

Uniform Standards of Professional Appraisal PracfiéSPAP) published by the Appraisal Standards
Board of the Appraisal Foundatibn

Snohomish County Revaluation plan approved by tlasthgton State Department of Revenue March
5, 2015 and amended March 15, 2016.

County Assessor's Mandal Published by the Department of Revenue (DORyeNwer 2011
Mass Appraisal Report data extracts and sales files

Comparison to County Assessor Statistics Reports

This mass appraisal report is a 'post-revaluagégont card' on the performance of the valuationet{g)l used. It
is not a fully self-contained appraisal but rathesummary of the performance of the model for theggaphic
area(s) identified in the report. The summary stia8 apply to the population of sales used as @enéind are
not appropriate to apply to any specific property.

! Proval® is property appraisal and valuation sofevased by the Assessor’s office to record andsacpeoperty records, and is a
registered trademark of Thomson Reuters.

2 http://apps.leg.wa.gov/RCW/default.aspx?Cite=84

3 http://apps.leg.wa.gov/wac/default.aspx?cite=458

* http://www.uspap.org/#/56/

® http://dor.wa.gov/docs/pubs/prop_tax/assessornefialadoc

® http://dor.wa.gov/content/AboutUs/StatisticsAndBep/stats_proptaxstats_Assessor.aspx
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For example, this report may show that on averpgserty values increased or decreased x%. Tinisotebe
construed to mean that all property values incibasedecreased x%. While property values in a gg#nel
geographic area may on average change by x%, thdiliproperties may increase or decrease at greatef
lesser amounts due to changes in property chaisiateror localized market factors that do not eiffthe
broader geographic area that this report covers.

Analyst Comments for This Report

Analyst Comments Regarding Value Model Calibration

Regarding model calibration, Region 1 used the bmese Type Model 2016 in all areas.

Depreciation Schedule 16, the standard countywstedule, was used in Region 1 as well. The base
countywide outbuilding rates were also used.

Analyst Comments Regarding Sales Used in Analysis

One year of sales was used to determine valueslfof Region 1 with the exception of the Town of
Woodway (Benchmark 1606000). Three years of saé¥e used due to a limited number of sales in
the past year.

Analyst Comments Regarding Valuation of Land

Vacant land sales are limited in Region 1, as rab#te region is highly developed. Due to the ladithumber
of sales, land values were abstracted from impr@vederty sales. Adjustments were made to unimjutdaed

in consideration of offsite costs, mitigation costisd as needed for atypical costs associatedsiteth
preparation.

Market conditions for vacant developable parcelehmproved dramatically, resulting in rapid incgean
demand in a market that already had short supply.

Demand for acreage with sewer access increasehadeerate for sewered acreage increased from@mM
$550,000 per acre.

Analyst Comments Regarding the Physical Inpection ¢tle

The Everett/Mukilteo area was reviewed during ptsisinspection for this valuation year. Grade
(quality of construction) was reviewed on all honreghis area (Benchmarks 1106000 and 1107000)

during this time. This may result in greater vati)anges as a result of updates to the data regardin
homes in this area.
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Analyst Comments Regarding Data Maintenance

All parcels in Benchmark 1106000 and a portionacpls in Benchmark 1107000 were moved to 1101006 —
1101012. The parcels were split into neighborh@zddefined by City of Everett as follows:

1101006 Everett - Boulevard Bluffs
1101007 Harborview-Seahurst-Glenhaven
1101008 Everett - View Ridge-Madison
1101009 Everett - South Forest Park
1101012 Everett - Evergreen

View parcels were converted from view land codesawered land codes, which equalizes the underlgimdg
value with non-view parcels in the same neighbodsovhile the portion of value from the view amgn# now
accounted for by an influence code.
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Properties Appraised

Member Parcels Residential Appraisal Management

Region 1

I

\ o=

Legend
Red: Residential Management Regions 2, 3 and 4 andn@omial (not part of this report)
Green:  Member Parcels - Residential Management Region 1
Blue: Benchmark Boundaries

The map above shows the economic residential aggbnaianagement area known as Residential Regidrné.

residential division of the Snohomish County Aseesffice is responsible for the annual revatuabf all of
the parcels denoted iareen'.

Residential Management Region 1 is a large geogragba that is generally located from Everett lsdatthe
King County line and west of I-5 and East of Pugetind. It includes all of the cities of MukilteBdmonds,
Woodway and Mountlake Terrace. It includes mosthef cities of Lynnwood and Everett, and also ideki
residential parcels in this area that are in unipoated Snohomish County.
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Pre-2016 Revaluation Market Analysis

Preliminary to the initiation of the 2016 revalwatj ratio studies were conducted to measure tldiagethip of
current assessed values (January 1, 2015 Asses$rm015 sale prices and to determine if propealyes
were changing over time.

Please note that the three studies that follonwugielonly single-family residences (Use codes 116, 141 and
142), as this is the predominant property typd@residential appraisal management region; arldosk types,
only those sales that met the criteria listed iotiesa “Appraisal Performance — Mass Appraisal Ré&per
Sales.” These sales represent the market and overalleresl market trend for Region 1.

The following chart summarizes both ratio and thange in ratio over time for single-family resideadn
Region 1. If no revaluation occurred, single-famiésidences would be assessed, on average, &b a3
indicated by the December 2015 ratio). Decliniaios indicate rising sale prices.

Average Ratio of 2015 Assessed Values to 2015 Sale Prices
for SFR-Type Homes (Use Codes 111, 116, 141 & 142) in Region 1

1.10 +

1.05

1.00 -
0.956

0.945

0.95

0.90 - 0874 0880

0.864
0.855

0.85

0.80

'19\‘(9 ’19\(') ’19\6 19\(9 ’LQ\?) ’],6\6 ’]9»\6 ”)9\?) ’)9\?)

NS

) :19\‘) ”19»\‘)
\’b(\ er @'b‘ b\

n°
@'8\ N W Vo% R o 1

Note: A declining ratio over time indicates rising saf@ces.

" See Introduction and Summary section (SectionfAhe overall report.
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Post-Revaluation Ratio Study

The following chart summarizes the post-revaluatiatio and the change in ratio over time for sidgimily
residences in Region 1. From the chart we canlsdeas a result of the revaluation, on averageylesifamily
residences are assessed at 95.7% (December 2@)5 rat

Average Ratio of 2016 Assessed Values to 2015 Sale Prices

for SFR-Type Homes (Use Codes 111, 116, 141 & 142) in Region 1
1.15
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1.048
1.05 1.036

1.00 0.971
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0.95 B : h

Note: A declining ratio over time indicates rising saf@ices.
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Adjusting For Market Changes over Time

The purpose of time-adjusting sale prices is toamnaccurately represent market changes over timegis T
technique allows sales occurring earlier in the yeaprior years) to be used in the analysis teteine the fair
market value as of the assessment date.

For example, if a home sold on January 1, 20151®0,000 and an identical home sold January 1, 2016
$112,000, this would indicate the market has irsgddl2% over that one year time period. The Tirdpigted
Sale Price (TASP) of the first house would be $20@,($100,000 plus 12%). Both houses would besasseat
$112,000, and the Time-Adjusted Sale Ratio for vatld be 1.00. Without the TASP* adjustments, id#s
would be 1.12 for the earlier sale and 1.00 forléier sale.

The following chart summarizes 2016 assessed vatu2615 sale prices adjusted for market chang@®1rb.
This change is often referred to as 'time trend'.

Average Ratio of 2016 Assessed Values to 2015 TASP*
for SFR-Type Homes (Use Codes 111, 116, 141 & 142) in Region 1
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Appraisal Level and Uniformity
Non Time-Adjusted Sales Ratio Study
Study Period: January 1, 2015 through December 32015
Number of Sales: 2,835

Pre-Revaluation Ratio

1/1/2015 Certified Value Compared to 2015 Sale Pes

Post-Revaluation Ratio

1/1/2016 Worksheet Values Compared to 2015 Salesidars

The data used in this analysis were obtained flmrattive database.

This ratio study only includes sales where the prgpexisted both in the prior assessment yeariarttie
current assessment year, was 100% complete atrteef the analysis, sold for more than $1,000, thedoost-
revaluation ratio was not an ‘outlier’ (< 0.25%>dt.75%).

The pre- revaluation ratio is calculated by diviglthe 2015 certified value by the 2015 sale price.

The post- revaluation ratio is calculated by dinglthe 2016 pre-certification appraised (worksheai)e by the
2015 sale price (report data is extracted justrpdwalue certification).

The sale prices used in this ratio study have eenbadjusted for changes in market conditions dbatirred
throughout the year. This ratio study includes ARtloperty Class Codes, less excluded sales, aesl \with no
improvement or land valde.

A direct comparison of the pre-appraisal ratio #relpost-appraisal ratio is inappropriate as theegused are
from different points in time and the ratios, whiate an average over the entire year of sales,otoefiect
changes in market conditions over time.

8 See “Additional Sales Excluded” in Section A ofsthéport.
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Time-Adjusted Sales Ratio Study (Single-family Redences)
Study Period: January 1, 2015 through December 32015
Number of Sales: 2,763

Pre-Revaluation Ratio

1/01/2015 Certified Value Compared to 2015 SalesiPes

Post-Revaluation Ratio

1/01/2016 Worksheet Values Compared to 2015 Salesdes

The data used in this analysis were obtained froenarchived database. The archived database eefleet
property characteristics at the time of sale.

This ratio study only includes sales where the prgpexisted both in the prior assessment yeariaritie
current assessment year, was 100% complete atrteef the analysis, sold for more than $1,000, tedoost-
revaluation ratio was not an 'outlier' (< 0.25%dt.75%).

The pre- revaluation ratio is calculated by diviglthe 2015 certified value by the 2015 time-adjdist@le price.

The post- revaluation ratio is calculated by dinglthe 2016 pre-certification appraised (worksheai)e by the
2015 time-adjusted sale price (report data is et¢dhjust prior to value certification).

This ratio study includes ONLY Single-family Resides (Property Class Codes 111, 116, 141 and %),
most frequently occurring property types.

The sale prices used in the above ratio study haga adjusted for time.
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Value Change Summary

The Summary of Value Change table below refleatsattpgregate change in value for ALL parcels thated
in the study area at the time the study was coeducValue Change and Percent (%) Change inclindegalue

for new parcels that were created and assesséhlefdirst time in the current assessment yeardlthhot exist
in the prior assessment year.

Property Class groups on the following table ineltice following property types:

Agriculture:  Farms General, Open Space Ag, Operé&@eneral

Industrial: Manufacturing Facilities
Commercial: Retail, Schools and Churches
Residential: Single-family Residences, Condominiamd Manufactured Homes
Multifamily:  All Multiple Family Parcels Includinduplexes and Triplexes
Forest: Designated Forest Land and Open Spaceefimb
Other: All Remaining Categories Including Vacaand
+ #! 3 '
I #S$ %&'( %&'")
| | = + + +
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Region Profiles

Region Profile by Property Class (Use Cod@)

This list is ordered by parcel count per use code.
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° The first 2 digits of the property class code comfdo the 2 digit land use code standards publisiméide Washington
State Department of Revenue Ratio Procedures MaApsl 1997.
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Region Profile by Land Type
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Region Profile by House Style (Stories)

This table includes detached and attached singhdyfaesidences, condominiums, townhomes, duplexes,
triplexes, and manufactured homes.
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Region Profile by House Quality (Grade)
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Region Profile by Year Built Range

This table includes detached and attached singhdyfaesidences, condominiums, townhomes, duplexes,
triplexes, and manufactured homes.
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Region Profile by Total Living Area Range

This table includes detached and attached singhdyfaesidences, condominiums, townhomes, duplexes,
triplexes, and manufactured homes.

' $! 97?
9°? ,

=9(E
- )/1%3 2/20) (481,
& ) * gl

20




Snohomish County Assessor's Office 4%\4
Residential Appraisal Management: Region 1

Data and Analysis

Sale Verifications

Of the population of the sales used in the analytsesnumber of sales of single-family residen¢ése(codes
111, 116, 141 & 142) reviewed, and the inspectypes performed are summarized below:

o+
! + #
AO0'& 5 &&$
=7%& !" & & /
178 $
AO0'& & 0'&
%/1)2

Valuation Model Performance Statistics by Benchmark

Valuation Model Performance Statistics

Adjusted For Changes in Market Conditions over Time

Use codes included in this analysis:

Use Code 111 - Single-family Residence, Detached

Use Code 116 — Single-family Residence, Attached

Use Code 141 — Single-family Residence, Detacl@shtlominium

Use Code 142 — Single-family Residence, Attachédrnidominium (Row House Style)
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Ratio Averages over Time

'Ratio’ is revaluation assessed value divided ytitoe-trended sale price.

“TASP Ratio” is the revaluation assessed valuedaidiby time-trended sale price. The table belompares
the two on a month-by-month basis.

©

B!
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®
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84308 &43((

== Ratio Average 4 TASP Ratio Average l

Note: A decreasing non-time-adjusted ratio indicateséasing sales prices.
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Valuation Model Performance Statistics by Benchmark

Valuation Model Performance Statistics for All Sals of All Use Codes

(Except Manufactured Homes in Parks)
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Valuation Model Performance Statistics for Sales ofJse Codes 111, 116, 141, & 142
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Valuation Model Performance Statistics for Use Codé&11 Sales
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Valuation Model Performance Statistics for Use Codé16 Sales
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Valuation Model Performance Statistics for Use Codé41 Sales
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Valuation Model Performance Statistics for Use Codé42 Sales
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Valuation Model Performance Statistics for Use Codé&19 Sales

The dispersion in sales prices for Manufactured Elomocated in manufactured home parks is consiljerab
greater than that for other residential properfyey Due to this difference, the statistics fonmuofactured
homes located in parks are reported separatelytinemegion as a whole.
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Valuation Model Performance Statistics Sales of Us€odes 121, 122 & 123
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Valuation Model Performance Statistics for Use Code117 & 118 Sales

(Manufactured Homes Not In Parks)
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Summary of Value Change

The Summary of Value Change table below refleatsatigregate change in value for ALL parcels théteo
in the study area at the time the study was coeducValue Change and Percent (%) Change inclindegalue

for new parcels that were created and assesséhlefdirst time in the current assessment yeardlthhot exist
in the prior assessment year.

Number of Parcels Appraised: 66,729

Land Improvements Total

2016 Assessment Year $13,690,153,000 $11,403,679,800 $25,093,832,800

2015 Assessment Year $11,686,948,800 $11,051,562,000 $22,738,510,800

Value Change $2,003,204,200 $352,117,800 $2,355,322,000

Percent Change 17.1% 3.2% 10.4%

Data Sources

All data in this report was summarized from pretifieation Residential Characteristics extracts/and\bstract
Reports dated 6/17/2016
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