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Field Office HA: WAO006 Everett Housing Authority
Application: DDA0007816
Application Status
Application Type: Disposition Processor:  SAC-Chicago
Reviewer: Sunny Grover
Application Status: Under Review Status Date: 11/06/2016

Section 1: General Information
OMB Approval No. 2577-0075
(exp. 07/31/2008)

Public reporting burden for this collection of information is estimated to average 16 hours per response, including the time for reviewing
instructions, searching existing data sources, gathering and maintaining the data needed, and completing and reviewing the collection of
information. This agency may not collect this information, and you are not required to complete this form, unless it displays a currently valid
OMB control number.

This information is required to request permission to demolish or sell all or portion of a development (i.e., dwelling units, non-dwelling
property or vacant land) owned and operated by a Housing Authority. The information requested in the application is based on
requirements of Section 18 of the United States Housing Act of 1937, as amended and 24 CFR Part 970. HUD will use the information to
determine whether, and under what circumstances, to permit HAs to demolish or sell all or a portion of a public housing development.
Responses to the collection of information are statutory and regulatory to obtain a benefit. Approval of this application does not substitute
approval for funding of the demolition or disposition action. The information requested does not lend itself to confidentiality.

1. Housing Authority: ~ WAO006 Everett Housing Authority 2. Date of Application: 04/12/2018

3. Address: 3107 COLBY Avenue
City/Locality: EVERETT
State: Washington Zip Code: ~ 98201-4024
4. Phone No: (425) 339 - 1001 Ext. 0 Fax No: (425) 303 - 1122

Email Address: rickd@evha.org

5. Executive Director's Name: Ashley Lommers-Johnson
Phone No: (425) 303 - 1100 Ext. Fax No: (425) 303 - 1122
Email Address: ashleyflj@evha.org

6. Primary Contact's Name: Ashley Lommers-Johnson
Phone No: (425) 303 - 1100 Ext. Fax No: (425) 303 - 1122
Email Address: ashleyflj@evha.org

* Designates a required field.

Return to Application Index

https://hudapps.hud.gov/pic/demodispo/ddsectioni.asp i
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@ Get Help | (Y Logoff / Return to Secure Systems

Application Application TREH'IDUB from Reports 1

A : Review Inventory
4 l A% List Form HUD-52860 Supporting Documents Quality Checklist Submission
iEi(lbiZ; ;;;g;g Field Office HA: WAO06 Everett Housing Authority
e o Application: DDA0007816
Application Status
Housing . . % o a
r?r:cc Application Type: Disposition Processor:  SAC-Chicago
Reviewer: Sunny Grover
Development % 3 .
Application Status: Under Review Status Date: 11/06/2016
Inventory Section 2: Long-Term Possible Impact of Proposed Action
Removals

Enter the total number of units proposed for removal 44

. Logoff

1. Performance Funding Subsidy (PFS)

In FY 2017, this HA received $ 2640.61 per unit in PFS funds.
The HA realizes that after this activity takes place, PFS will decrease by $ 116186.8 / year.

2. Capital Fund Program

In FY 2017 , this HA received $ 1073.72 per unit in Capital funds.

The HA realizes that after this activity takes place, Capital funding will decrease by $ 47243.68
/ year.

Return to Application Index

https://hudapps.hud.gov/pic/demodispo/ddsection2.asp
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F & T 0 Get Help | (!)Logoffi Return to Secure Systems
o sbledion Application [ Rernove from
Application i Inventory Reports ‘]
List Form HUD-52860 Supporting Documents Quality Checklist Submission
Al Son il
Erica Koenig| Field Office HA: WAO006 Everett Housing Authority
(MS6506) o
PIC Main Appllcatlon: DDAO0007816
Application Status
Aztéth Application Type: Disposition Processor: ~ SAC-Chicago
Reviewer: Sunny Grover
Developmen . . .
- . Application Status: Under Review Status Date: 11/06/2016
Inventory Section 3: Board Resolution, Environmental Review, and Local Government Consultation
Removals ; "
— 1. Board Resolution Number 2. Date of Board Resolution
1451 03/26/2018

3. Who is conducting the environmental review?
O Field Office under 24 CFR Part 50
@® Responsible Entity under 24 CFR Part 58

If the environmental review is to be performed by a responsible entity, name the entity.
City of Everett

4. Jurisdictions covered by the HA (list all cities, counties, etc.):
City of Everett

5. Letter of Support from Appropriate Government Official is dated :03/22/2018.

Return to Application Index

https://hudapps.hud.gov/pic/demodispo/ddsection3.asp
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Resolution No. 1451

Authorizing the Executive Director to Submit a Section 18 Application to HUD for
the Disposition of EHA's Scattered Sites Public Housing Units

WHEREAS, Section 18 of the Housing Act of 1937 authorizes the demolition and
disposition of Public Housing, with administrative steps (24 CFR 970) prescribed by
HUD, including an application process; and

WHEREAS, in keeping with its Five-Year Plan objective for the five-year period
commencing July 2015, Everett Housing Authority (“EHA”) explored the possibility of
converting the assistance tied to the 44 Public Housing Scattered Sites (“Scattered Sites™)
to Project-Based Vouchers under the Rental Assistance Demonstration (“RAD”)
program, and found this option to be infeasible; and

WHEREAS, EHA has since determined that the disposition of the Scattered Sites would
achieve EHA’s Five-Year goal of repositioning the remainder of its Public Housing
inventory, and has provided for that action in its Annual Plan for the period commencing
July 2017; and

WHEREAS, an approved Section 18 Application would make EHA eligible for Tenant
Protection Vouchers to replace the housing units lost through disposition and provide
housing subsidies for displaced tenants; and

WHEREAS, EHA believes it is desirable to retain the three six-bedroom units in the
Scattered Sites inventory, in order to ensure these units are available for larger
households to rent under the Housing Choice Voucher program; and

WHEREAS, EHA is committed to eventually replace all 44 units, except the six-
bedroom units through new construction or acquisition; and

WHEREAS, EHA held a public meeting that included residents of the Scattered Siteé, to
discuss the planned actions relating to the disposition of that development which includes
a replacement housing plan, and has solicited, received, and considered those comments;
and '
WHEREAS, EHA met with the Mayor’s office on several occasions to discuss the

proposed Section 18 application, planned relocation activities, and the replacement
housing plan.



WHEREAS EHA has also informed the Resident Advisory Board (RAB) of its plan to
dispose of the Scattered Sites within the context of the 2016-17 Annual Plan but received
no specific comments from the RAB regarding this planned course of action.

NOW THEREFORE BE IT RESOLVED by the Housing Authority of the City of
Everett:

Section 1: The submittal of a Section 18 application to HUD for the disposition
of the 44 Public Housing Scattered Sites, with an option to retain the three six
bedroom units, and application for Tenant Protection Vouchers to tenants
displaced by that action is hereby authorized.

Section 2: The Executive Director is delegated the authority to take all actions

necessary to accomplish the foregoing including a request for Tenant Protection
Vouchers subsequent to the approval of the disposition of the units.

Adopted by the Board of Commissioners of the Housing Authonty of the City of Everett,
Washington, this 26th day of March, 2018.

PV eddn Pilsg ¥ %@ I8

Chair, Board of fommiséféners

Attest:

s —ac-s

Secretary Date




OFFICE OF THE MAYOR Cassie Franklin

March 22, 2018

Mr. Ashley Lommers-Johnson
Executive Director, Everett Housing Authority
3170 Colby Avenue, Everett, WA 98201

Re: Scattered Sites Disposition
Dear Ashley:

Thank you for sharing your proposed disposition plans for the Everett Housing Authority Scattered Sites properties.
| concur with the Everett Housing Authority’s goal to replace all public housing units that are not viable to ensure
that the City of Everett can continue to serve our neediest households. | also applaud EHA’s efforts to enhance our
neighborhoods and guard against deteriorating properties.

These homes have been and continue to be a valuable resource to low-income households in Everett. However, |
understand these units will continue to deteriorate as a result of underinvestment in necessary capital
improvements. | am in agreement with your proposed plan to dispose of these units and to replace them initially
with tenant-based vouchers and over the medium-term replace them one for one with “hard” units of affordable
housing subsidized through the PBV program.

On June 18, 2015, at a quarterly joint meeting to discuss EHA and efforts to address Everett’s affordable housing
needs, you consulted with City staff about your plans to propose disposition of the Scattered Sites properties. You
also met with City staff on May 26, 2016 to discuss the types of units that will be disposed of. These actions align
with the City’s overall consolidated plan and the City is particularly interested in what the disposition and future
replacement housing will bring.

The City of Everett has completed the Phase | Environmental Review for the Scattered Sites properties. This, we
understand, is a requirement for the Section 18 disposition application.

| commend you for the preservation work that you completed under the Rental Assistance Demonstration and look

forward to EHA addressing the long-term needs of its affordable housing stock. Please keep us updated on the
progress of your efforts at our quarterly meetings and as needed.

Sincerely, —

assie Franklin
Mayor

CITY OF EVERETT - 2930 Wetmore Avenue, Suite 10A - Everett, WA 98201 - 425-257-7115 + Fax 425-257-8729



Section 3, Line 4
Consultation with Appropriate Government Officials

Everett Housing Authority’s 44 proposed Scattered Sites public housing units are located
in the City of Everett. Consultation with the Mayor and City Managers began in June of
2015.

Below is a summary of the meeting dates and attendees:

Meeting Date Appropriate Government | City Managers or Directors in
Official in Attendance Attendance
6/04/15 Mayor Ray Stephanson
6/18/15 Mayor Ray Stephanson Paul Popelka, Ross Johnson,
Dave Koenig, Pat McClean, Alan
Giffen
7/24/15 Paul Popelka, Ross Johson
7/24/15 Paul Popelka, Ross Johnson,
Robert Tan
12/17/15 Mayor Ray Stephenson Becky McCrary, Pat McClean,
Allan Giffen, David Stalheim
1/28/16 Representatives of Olivia Engle, Ann Seabott, Adam
Washington’s 2" District LeMieux, Joe Downes
5/05/16 Becky McCrary, David Hall
6/28/16 Mayor Ray Stephenson Hil Kaman, David Hall, Julie
Fraunhaultz, Allan Giffen, Bob
Bolerjack
03/22/18 Mayor Cassie Franklin Bob Bolerjack

During these initial meetings, Everett Housing Authority Executive staff discussed plans
to submit a Section 18 disposition application for proposed disposition of all 44 of the
Scattered Sites units. Staff explained that the capital needs of the Scattered Sites units
over the next 20 years is over $7 million and the projected funds to cover capital needs
over that same time period is approximately only $800, 0600. EHA is concerned that
future funding cuts will further reduce capital funds. Another consideration was
discussed in that the Scattered Sites would be the only remaining public housing project,
after disposition of the Baker Heights site. Administrative costs could no longer be
spread to other public housing projects, resulting in annual operating deficits for these
remaining units. Everett Housing Authority also summarized the resident relocation
process and plans to request Tenant Protection Vouchers for each Scattered Site



household. The City of Everett agreed to accept the role of responsible entity for the
required environmental review.

Everett Housing Authority Executive staff also outlined a comprehensive replacement
housing plan that will put affordable units back into the community after the Scattered
Sites units are sold. That plan is illustrated in the Section 18 Certification and includes
the following elements that were shared with the Mayor’s staff:

e Dispose of the 44 units at fair market value.

e Dispose of the three six-bedroom units to an EHA-related entity to ensure their
availability to large households who need subsidized housing.

¢ Obtain Tenant Protection Vouchers to relocate virtually all current residents and
to allow residents of the six-bedroom units to lease in place.

e Replace all units disposed of as follows:

o Acquire and renovate a multifamily property to serve as replacement
units through 4% tax credit acquisition/rehab financing.

o Convert an existing management office at a Rental Assistance
Demonstration (RAD) property (Grandview) into two dwelling units as
replacement housing.

o Project-base at least a total of 44 tenant-based vouchers as follows:

= 3 in the three six-bedroom Scattered Sites units
= 2 at Grandview
= Balance in acquired property.

The proposed use of net proceeds from the Sale of the Scattered Sites units was also
discussed with the Mayor’s staff and is outlined in the Section 18 Certification.

Mayor Cassie Franklin of the City of Everett has submitted a letter in support of
disposition activity at the Scattered Sites units.

Questions and comments from government officials:

The City of Everett Mayor’s office expressed its support of Everett Housing Authority’s
plan and seemed to understand the need for action. Two primary concerns were raised
— one involving the strategy for relocating residents and the other as to whether or not
there will be enough available housing when it comes time move the residents out of
their units.

Everett Housing Authority staff explained that all Scattered Sites residents would be
eligible to receive a Tenant Protection Voucher, enabling rental assistance to remain in
tact during their transition out of public housing, and for as long as the household
remains eligible for the rental assistance. It was also conveyed that Everett Housing



Authority would ensure residents receive assistance, per Section 18 requirements, with
moving and relocation expenses. In addition, Everett Housing Authority staff will have
dedicated relocation staff that will personally assist residents with their housing
searches. Assistance may be provided in the form of transportation to view available
units, facilitating communication with prospective landlords, household budgeting, and
connecting residents to additional tools and resources.

The mayor’s staff also asked about the timeframe for HUD to make a determination and
for relocation to begin. Everett Housing Authority Executive staff explained that the
standard review period is about 100 days.

In 2018, the City of Everett experienced a change in administration, electing new Mayor,
Cassie Franklin. On 03/22/18, Director of Governmental Affairs, Bob Bolerjack, met with
Mayor Franklin to brief her on EHA’s proposed disposition of the 44 Scattered Sites
units. Mayor Franklin expressed that she is in favor of the disposition and has provided
EHA with a letter of support.

An important message that was shared by Everett Housing Authority during these
meetings is the confidence that there will be enough replacement housing available for
Scattered Sites households during the relocation process. Within a seven-month period
(between July 2015 and January 2016) 170 new voucher holders leased units in and
around Everett. These successful lease signings occurred despite a very tight rental
market and a large number of participants experiencing the barrier of homelessness.
Everett Housing Authority anticipates similar success with Scattered Sites residents who
will either relocate to rental units within the private market, or, if qualified, purchase
one of the Scattered Sites units. In addition, Everett Housing Authority has a current
housing inventory of roughly 1700 units and will have an 18-month period in which to
relocate 44 households.
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| (') Logoff / Return to Secure Systems
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Review

Remove from

Applicaion Inventory

Reports 1

: 5 1L List Form HUD-52860 Supporting Documents Quality Checklist Submission
Ezica Koenia| Field Office HA: WAO006 Everett Housing Authority
MS6506) | o
pic main _ Application: DDA0007816
_ Development: WA006000500 EVERETT WA
AZ&?THYG Application Status
e t Application Type: Disposition Processor:  SAC-Chicago
peveiopmen
- Reviewer: Sunny Grover
Inventory — Application Status: Under Review Status Date: 11/06/2016
Removals

Section 4: Description of Property

Logeff

1. Development Name: EV‘LERETT 2. Development Number: WA006000500
3. Date of Full Availability: 9/14/1992 4. No. of Residential Buildings: 29
5. No. of Non-Residential Buildings: 0 6. Date Constructed: 9/30/1983
7. Scattered Site: Y
8. Single Family Houses: Duplexes:
3-Plexes: 4-Plexes:
Other:
9. Row House: 30 Walk-Up: 0
High Rise: 0
10. Total Acres of the Development: 4.88
Return to Application Index
11. Existing Unit Distribution
Total Units
General Elderly/Disabled Being Used Merged Tot;_al TJF:\T::;EE? 'I:otal
Occupancy Units forNc-m- Units Ems‘tmg to be Adju_sted
Dwelling Units Removed Units
Purposes
feom |0 | 0 | o o o [ o]
feam 0 | o0 [ o | o JLo ] o o]
pBarms 2 o o [ o J 2 J o | 2 |
pearms [ 33 [ o [ o J o 3 | o | 33 |
S e 9 0 0 0 9 0 || 9
[Total 44 | 0 o [ o [ 4 || o | 44 |

https://hudapps.hud.gov/pic/demodispo/ddsectiond.asp

"



5/10/2018 Application Section 5

Q Get Help | (DLogoff! Return to Secure Systems

Application Application Remove from Reports ]

Bl Review Inventorny
s §1l08 List Form HUD-52860 Supporting Documents Quality Checklist Submission
EE";E'S :;55;9 Field Office HA: WAO006 Everett Housing Authority
p1c main  Application: DDA0007816
Development: WA006000500 EVERETT WA
Housin
A;L;r:; Application Status
Application Type: Disposition Processor: SAC-Chicago
Development .
Reviewer: Sunny Grover
Inventory  Application Status: Under Review Status Date:  11/06/2016

Removals
Section 5: Description of Proposed Removal Action

1. Proposed Action By Building Type

Calendar Year:

Available Buildings : Proposed Buildings :

(Building Number\Building Number (Building Number\Building Number
Entrance\Address Linel Text) Entrance\Address Linel Text)

" 55011112220 PINE ST /2016 N
5502 \1 12030 JACKSON ST/ 2016 > ;i
5503 \1 \4632 COLLEGE AVE / 2016 1‘
X 5504 \1\727 60TH ST SW /2016 -

# indicates Non Dwelling Building Structures

2. Proposed Action By Unit Designation

Select the building mumber(s): [No Buidng o 7]
* - indicates the building has units that are assigned in this application.

(@ - indicates the building is proposed in this application.

No Units Information Found

Available Units : Proposed Units :
(Unit Number\Unit Designation\Bedroom Count) (Unit Number\Unit Designation\Bedroom Count)

: 4

3. Proposed Action for Non Residential Inventory

A. Acres included in Proposed Disposition

Calendar Year: 2018 Number of Acres : 4.88
B. Buildings included in Proposed Disposition

Calendar Year : Number of Non-Dwelling Buildings without PIC building numbers :

4.
Intentionally deleted to conform to HUD-52860

5. If the proposed action involves a partial removal of a Development, a site map is required
Attach a copy of the site map and reference it as Section 5, line 5

6. If the proposed action involves a partial removal of a development, attach a description of the

https://fhudapps.hud.gov/pic/demadispo/ddsection5.asp 1/3



5/10/2018

https://hudapps.hud.gov/pic/demedispo/ddsection5.asp

Application Section §

property to be removed along with a narrative explaining why the PHA is proposing to remove this
portion of the development and if disposition is for vacant land, attach the legal description of each
parcel of vacant land. Reference this attachment as Section 5, line 6

7. Which of the following describe the proposed disposition? (Check that which applies)
@ A. Disposition at Fair Market Value (FMV)

O B. Disposition at less than Fair Market Value (e.g. donation)

O C. Disposition which includes an exchange of property

If B and/or C are checked, provide a justification and reference it as Section 3, line 7.

8. What is the value of the property subject to disposition:
$ 11865000.00

Attach evidence verifying the value (e.g. executive summary of the appraisal) and reference it as
Section 5, line 8

9.Was an appraiser used to determine the value of the property listed at Number 87 Yes
If so, name of appraiser who conducted the appraisal: EMG
Date of appraisal: 01/22/2018

10. Calculation of Net Proceeds
Estimated Sales Price $11865000.00 - Debt $ - Cost & Fees $2158193.00 = Estimated Net Proceeds $9,706,807.00

Attach an itemization of costs and fees (including relocation, moving, and counseling costs) to be
paid out of gross proceeds and reference it as Section 5, line 10

11. How will the Net Proceeds be used?

Attach a narrative providing details concerning the use of Net Proceeds and reference it as Section
S5, line 11

12. What is the estimated cost of demolition?
(Include professional fees, hazardous waste removal, building and site improvement, demolition costs, and seeding and
sodding of land. Do not include relocation costs or site improvements such as landscaping, playground, retaining walls,

streets, sidewalks, etc.)

(@$%

(b) Indicate the source of funds:
O Operating Funds for FY

U CFP Funds for FY

0O CDBG Funds

O Other

If Other, attach a narrative explaining how the PHA will fund the demolition and reference it as
Section 5, line 12

13. General Timetable: The HA is to provide a brief timetable based on the number of days after
approval of the application that the following major actions will occur:
A. Begin relocation of residents 180 B. Complete relocation of residents 540

C. Execution of contract for
removal (e.g. sales contract or 630 D. Actual Removal Action (e.g. demolition or sale closing) 660

demolition contract)




2016 2017/18
Appraised |Appraised
2017/2018 Current FILE # |Prior FILE # | ADDRESS Value Value
118661.16R000-014.170 17-3476 16-3186  |2220 Pine St, Everett WA 98201 $200,000 $270,000
118661.16R000-015.170 17-3475 16-3187 ]2030 Jackson Ave Everett WA 98203 $230,000 $290,000
118661.16R000-016.170 17-3474 16-3188 14632 College Ave, Everett WA 98201 $228,000 $290,000
118661.16R000-017.170 17-3482 16-3189 11816 Cedar St, Everett WA 98201 $245,000 $310,000
118661.16R000-018.170 17-3481 16-3190 2007 105th Pl SE, Everett WA 98208 $340,000 $410,000
118661.16R000-019.170 17-3480 16-3191  |302 76th P1 SW, Everett WA 98203 $255,000 $325,000
118661.16R000-020.170 17-3479 16-3192 {1513 Virginia Ave, Everett WA 98201 $205,000 $275,000|
118661.16R000-021.170 17-3478 16-3193  |1620 Rainier Ave, Everett WA 98201 $215,000 $280,000]
118661.16R000-022.170 17-3477 16-3194 {9305 3rd PL SE, Everett WA 98208 $235,000 $315,000|
118661.16R000-023.170 17-3486 16-3195 16514 Fleming St, Everett WA 98203 $232,000 $305,000
118661.16R000-024.170 17-3485 16-3196  }6608 Cady Rd, Everett WA 98203 $260,000 $320,000
118661.16R000-025.170 17-3501 16-3197 |712 60th St SW #AB, Everetit WA 98203 $370,000 $475,000
118661.16R000-026.170 17-3502 16-3198 1727 60th St SW #AB, Everett WA 98203 $390,0600 $495,000
118661.16R000-027.170 17-3488 16-3199 |728 60th St SW #AB, Everett WA 98203 $£400,000 $490,000
118661.16R000-028.170 17-3484 16-3200 |608 58th Pl SE #AB, Everett WA 98203 $325,000 $465,000
118661.16R000-029.170 17-3483 16-3201 ]614 58th P1 SE #AB, Everett WA 98203 $335,000 $465,000
118661.16R000-030.170 17-3489 16-3202 620 58th Pl SE #AB, Everett WA 98203 $335,000 $465,000
118661.16R000-031.170 17-3490 16-3203 |623 58th Pl SE #AB, Everett WA 98203 $325,000 $460,000
118661.16R000-032.170 17-3487 16-3204 |1907 Chestut St, Everett WA 98201 $300,000 $380,000
118661.16R000-033.170 17-3491 16-3205 12028 Chestnut St, Everett WA 98201 $336,000 $445,000
118661.16R000-034.170 17-3492 16-3206 2032 Chestnut St, Everett WA 98201 $336,000 $445,000
118661.16R000-035.170 17-3493 16-3207 |1203 103rd PL SW Everett WA 98204 £305,000 $450,000
118661.16R000-036.170 17-3494 16-3208 |1220 103rd Pl SW, Everett WA 98204 $310,000 $455,000
118661.16R000-037.170 17-3496 16-3209 ]1221 103rd PL SW, Everett WA 98204 $310,000 $450,000
118661.16R000-038.170 17-3495 16-3210 |13716 S5th Ave W, Everett WA 98204 $273,000 $350,000
17-3503 16-3211 }13718 Sth Ave W, Everett WA 98204 $273,000 $350,000
118661.16R000-039.170 17-3497 16-3212  |6518 Fleming St, Everett WA 98203 $365,000 $480,000|
118661.16R000-040.170 17-3498 16-3268 |117 75th P1 SE, Evereit WA 98203 $£385,000 $475,000]
118661.16R000-041.170 17-3500 16-3269 }2504 Howard Ave, Everett WA 98203 $375,000 $440,000]
118661.16R000-042.170 17-3499 16-3270 }2510 Howard Ave, Everett WA 98203 $375,000 $440,000|
Totals $9,068,000 $11,865,000



Fae No, 17-3476

APPRAISAL OF

LOCATED AT:

2220 Pine St
Everett, WA 98201

CLIENT:
Clampett Industries, LLC dba EMG

10461 Mill Run Circle, Suite 1100
Owings Mills, MD, 21117

AS OF:

January 5, 2018

BY:

David Connelly
American Home Appraisals




Faa No. 17-3476

01/18/2018

Clampett Industries, LLC dba EMG
10461 Mill Run Cirele, Suite 1100
Owings Milis, MD, 21117

Fito Numbort 17-3476

In acoordance with your regquoast, | havo appralsod tho real proporty at:

2220 Pine St
Evereft, WA 88201

Thn of this I to

purp

on op of the valuo of tho suly proporty, os mp

The property rights appraisad are the fee aimpio Intarest In tho site and Improvemants.

In my opinion, tho deftnod volue of the proporty as of Janual’y 5, 2018 [TH

$270,000
Two Hundred Seventy Thousand Dollars

Tho astached raport contalins the description, analysis and supportive doto for the conclusions,

tinat opinion of volue, P [ phs, 9 and appropriotoe corttfications,
Sincerely, R

David Connelly
American Home Appraisals

7433 SE 27th St, Mercer Istand, WA 98040

i



Residential Appraisal Report FueNo. 17-3476

Tu. ot vus pravide the e Value 5f the SuUject prepernty, Piven (he lended use of Uhe appralsal,

Caort Homollwonsss User C H Industsi LL.C dba EMG E-men corp.com —
23 Coom Aawress 10461 Mill Run Suite 1160 C«y Owings Mills Suee MD 2o 21117
3 Acorenst Use(s) The intended users of this is the client listed above, additional intended users are Everett Housing Autho:
= the rs and mediation service or court of ent furisdiction, and no other

Imenees Uso The intended use of this appraisal is to determine current Marke} Value. No other use is intended or authorized by the
appraiser. The scope of this a: ment Is ific to the identified intended use.

[ Aewsss 2220 Pine St Cx Everett Swie WA 2 88201
Omer ot Puvas Rooerw HoUSING Aut of Everett Cewny Snohomish
Da. Per Snohomish Co Agsessor: Lots 9 & 10 Land Co S 1st Addition
24 Assosone's Parese #_005787-001-008-00 Tax Yoor 2017 RE. Tasne $ 2586 (estimated)
N Neme Noith Everett Map Rerocsnes TB 386 F2 Census Teacs 404.00
L ] [ | @148 (vl $0v el B Ssales ot wanelere of ihe o Pow the Uwes '» W The altestive date of Lhwe af sak
Poe SufTosnaes: _Dse /A Poeo 08 __Sewl) Snchomish County Public Records and Realist_______|

Anatysts of prios sate or vaneter nizary o tne sutjess prapery {ana semparanie sues, v apsmseme)  There have been no sales or transfer of interest in the EB_VI'WS
three years per NWMLS and Snchomish Coun blic records for the Subject. There have be no prior sales in 3 for the

& sales unless noted.

Onenngs, spusne eserne No offerings. options and or contracts were noted or were brought to the attention
of the a raisetsasofmeeﬁecﬁvedateofmisa sal.

__. . Nelghborhood Charictoristics . R Ona-Ualt Houstng Trends |. OrolinitHoustng * | . PresentiendUiso%
Lesstion |X JUrnan Suswssn | JRurss Praparty Vansas 1Xlneraa Siania PRICE AGE | Ona-lina

X o...zsx _J257s% | u.... Do l. Over S $(000) fpes) |24 Unn

Growen X JScasem Unesr 3 more |Over 6 mane 130 Low 0 | Mof.
u-...-....sm gtghbomood is bordered by Pugel Sound to the m, me Snohomish | 2300 Hon 120 | Commerssat
River to the north and east and Pacific Ave to the South. 375 Pres.__ 90| Oww Public

Nagroarness Deserpoen  See Addendum

Marnee G 6 e ) See Addendum
Dumansens 50ft X 120ft — Ares 8,08881 per Sno Co Snepe Rectangular Vew None
Crasemmemsn R2 Cily of Everett De Single Family 5000sf Minimum lot size
nos Loger No wered Us Ne [awsovene)
b ane - . (o ae ot plane ane ) wee?  XJVeo LMo 10, sescnre.
Utititios Pudlic _ Othar (cascribo) Public __ Other Otf-sito Pubilc  Privato
Water Swess_@sphalt
Geo D S#szu D éﬂ Gravel X

SaeCommens  S€0 Addendum

. GENERALDESCRIPRON S FOUNDATICN TERIOR DESCRIPTION ' dtentsts .. . ERIOR -
Unne [X}One One offico, com Concrete Siae Ceawt . Foundaven Wase Concrate Froors WW.Viyl
SorSernes 1 Fua Basemem Partios Basomens I Entootor Wasre T-111 plywood | Wans DryWall
T, Dot A, comant Araa /2 oa.n. |RosrSurtene Cc_mm Tamifousn __WoOd
X Propeses | JUneer Basomern Finten % | Guers & Downopones Alum BunFroer  Vinyl
Earees e e T o Laninae
'wer Bum 1888 Sterm Seenfineuiasse _INgulated Cor Seorn, None
Excenes e} 15 Sereens Yes X forCors 1
Ause X Hae FWA KW | IX)Rament] Amaneiss N WasaSewvels) # Diwverws: wee (Jravel
Sy Stawrs X Wall Fues Electric [ [ Fenee foeCore
Fuoer X Convot Av PawelDeen X | Poren #etCore
Frusves Hoareo Inemsarss Ooner Pos A, Dar. 3
3 Frvensse ares 2bOVE snmamsd B Reoms 3 Bawsoms M 884 &ﬁ:'ﬁd&un bh—h«.&m

AvovenuFesnres See Addendum

Commants on e bmprovemenss  Se8 Addendum

Proovass vamg ACl somonma. —— Tom o Covroms ® SIS AR . I—A—--C—-—»bbﬂ-_

gmr" [y ) LPAT™) Ganerss Purmane. ‘m{TmJ
| Shs e ¥y Bei g aives



Residential Appraisal Report FaeNe. 17-3476
FEATURE | SURJECT §0.1 COMPARABLE SALENO.2 SALEND.3
2220 Pina St 3015 24th St 1620 Pine St 1515 Futton St
Aewses Everett Everett, WA 88201 Everett, WA 98201 Everett WA 88201
Pro iy e 0.16 milas SE o 54 miles NE 0.85 miles NW
o Pree s B I 275,000 s 265000] - - - s 330,000
SeteProsGross Londres |8 0.00 san |8 23872 sqn. 'y 27604 i |8 _282.53 epn :
Dacs Seures| MLS #1148987 MLS #1140339 MLS #1192134
Vernescen Sewss . Snohomish Co Realist _ | Snohomish Co Rec, Realist _ ] Snohomish Co Rec, Reatist
VALUE ADJ DESCRIPTION DESCRIPTION S Avemnarn DESCRIPTION $ Awvormans DESCRIPTION oS A
Sete vt Finanesng NoneNoted/Cvn Yes/ VA -2,650] Yes/Cvn -8,000
Cormesstons 07/2017 omd 7,800 08/20170md 9,100 10/2017 omd 3,700
Dose ot SesalTime - ] 08/2017 Clsd 07/2017 Cisd 11/2017Clsd
. North Everett Everett Nerth Everett North Everett
LeasonssalFas Fee Simple Fee Simple Fee Simple Fee Simple
Sae 8,008s( 3,048sf 17,000]6.098sf 6,098sf
Visw None None None None
] Do (So Rambler Rambler Rambler Rambler
5] Quoty ot Conomnen | AvE Average Am@ A
g Aot 1888 built 1979 built -0-]1842 bufit -0-| 1993 buiit -0-
] Conouen Average Average -0-]Avera -0-|Average -0-
Fs] Aveve Graco t..lq Boms -0- q:.j Bews -0- t...|a...l [ -0-
1 Room Count 63 1 8[3 1 0-]6]3 1 o-|lels] 2 -21,000
[ Grso L hvea 88.00 984 w.n 1,352 g n -15,000 860 oo.n. 0 1,168 oo n -16,000
5] Bacomem &Finsnes  |N/A N/A N/A N/A
f,’, R Botewe Grave
2 [R—— | Average Average Average Average
& ofCo Elec WallUnityBB |FWA -0- | Elec Wall -0-|FWA -0-
2 Emesems home | Double pane Double pane Bouble pane Double pane
gefCan No Covered Pkg | No Cvd Parking -0-|No Cvd -0-|2CarGarage | _ -26,000]
PorcrdPacalDosn Deck Porch,Deck -0- | Porch, Deck -0- | Porch,Beck -0-
Nec Ao (Toeed . L Ts 9800] IX[. [ J- [s 6450 [ I, IXI- |s 67,300
Agueses Seie Prss Neha. 3.6% Neehn  2.4% NeAs -20.4%
o . GeeAg 14.5%]3  284.800|G..As 4.4%]s 271.450|Goeiy 22.6%0s 262,700
3 Comparisen Ap; See Addendum
S Inaronsns Varse oy Seres Com, npt

COBTAPPROACH YO VALUE

o $ 270,000

Swe Vare Commenss _See Addendum 5

ESTIMATED | ]

A 240

REPROUUA

OQuemy rivng wem awst swrvses_AVQ

BNOR

() Ar0A SMMIMBEAS, Proalasif -&)
g Remaining eeonomicmeisss ears. Cost figures have been

w obtained from BuildingCost.net and Crafisman Bock Compan)
guality construction and from operative local bullders.

| XJREPLACEMENT COST NEW
Sewres ot eut sste BuiildingCost.net and Crafisman Book Compan!
En-onmuunnu 2017

OPINIONGE SITEVALUE ....oveeeoniesonseessisoss »$ 140,000
Dwerng 984 Sy Fe. @8 =3 0
S Fu &% e ® $

Estimated Site Value based on land sales see addendum
See altached fleor plan sketch for sqft area calculations.

Site Improve

ients include: grading, utilities.

N (oM APPROACH TOVALUE.

INDICATED VALUE BY COST APPROACH

/2 _XGrese Rone Musupiier

a$

g E-mu A MMR‘H o 'nm--v-m neame
SE lovorme A b «aGRM) See Addendum
Sothods end tochaiquos amployed:|X ] Sates Comparison Appeoach X ] costApproach | | tacomeappeoach | | other:
1 ana vene:  See Addendum
3

o Basoed on tho scopo of work, assumpiions, limiting conditions and sppeaiser's contification, my (our) opinion of tho cefined vatuo of tha real property that is

m tha subject of this report asef  01/05/2018

» which I3 tho effcctiva dato of this appraisa, Is:

@&mwﬁus‘ﬂoow Range $ to$ Grosterthan [ Jiossthan §
Towe apprasssite moce l I ‘oo, l l SN EEI TS COMPISUSN Por Blans ARE nasie ot boen
onthe sasie of @
See Attached Scope of Work
@Ww P wee! —7:.1“ e —— r-—m'munma-.“u.:
Pt RPN American Home Appraisals



Residential Appraisal Report FueNo. 17-3478
FEATURE | suasct COMPARABLE SALE NO. 4 COMPARABLE SALE NO.5 COMPARABLE SALE NO.

2220 Pine St 2014 Summit Ave 1618 Rockefeller Ave 22186 Cleveland Ave
Aewess Everett Everett, WA 98201 Everett, WA 88201 Everett, WA 88201
Prommay w .10.43 miles NE 0.83 miles NW 0.51 miles SE
Sete Prce $ Is 280,000 s 275,000 ) 315,000/
Seie PrwiGrossbnAree 1§ 0.00 ean. |8 248.29 spn) o |3 282.92 gnl. o 18 32208 e NI
Dats Seueeals) e souih . |MLS #1071039 MLS #11688883 MLS #1211876
Veaneaven Sowrns! Ll Snohomish Co Rec, Realist Snchomish Co Rec, Realist Snohomish Co Rec, Realist
VALUE ADIUSTMENTS |  DESCRIPTION CESCRIPTION Yy Ve DESCRIP B Sheriomnn BESCRIPTION [T S
Sate o Finanamy -+ . | NoneNontedVA <0-| NoneNsted/Cav -0- | Unknown
Concosnions 02/2017 omd 17,000 ]08/2017omd 8,200112/19/2017 omd -0-
Dase ot SutefTime . 104/2017 Cisd 08/2017 Clsd Pending Sale
[T Nosth Everett | North Everett North Everett Nerth Everett
Leasenstcifoa Fee Si Fee Simple Fee Simple Fee Simple
Sne 6,088s 6,098sf -0-]4,358sf 10,000165227sf _ §,000
View None Terr/Min/TrfNs -0-iNone None
Dowon (5y Rambler Rambler Rambler Rambler
Quamy ot Conernavon__ J AVESGE. Average A Average
Acwes 1988 built | 1980 built -0-11988 built -0-] 1987 built 0-
Consroen A A Average Remodeted -23,000
Avove Grane | [ Yo Bome 0 | T [ 0- ] Toms Bews -0-
Room Cours 8|3 1 6(3] 178 21,000 sisl 2 -21000/6 3] 1 -0-
Gress Lwo Aree 88.00 984 og.n 1,168 sq.n, -16,000 972 oq.n. 0 978 oo 0
Basemont & Firncsnes N/A NA N/A N/A
Reoms Botow Grane
| —] | . Average Average Average Average
HeormolCouam Elec WalilUnit/88 |FWA -0-|88 -0-|BB 0-

g Emoems kome ___| Double pane Dgouble pane ble Double pane
GurogelCer [No Covered Pkg |2 Car Garage | -26,000|No Cvd Pariing -0-|No Cvd Parking 0-
Poocn/PusaiDec Deck Porch. Deck -0- [ Poreh Deck -0-| Posch.Deck -0-
Nea Agpuss [1s IX)- 1s 46.000| { I Ix]- |s asool [J. IX)- |s 18,000
Acuees Sere Pree Relg -15.9% Nulhog -1.7% Nuhe -5.7%
2 Compore Gouho 27.8%|s  244.000Geehs 13.5%[s  270200|Geeets 89%ls _ 267,000]

Summery ot Seiee

...; Approsen SeeAudandum

SALES COMPARISOI! APFROACH

——

™
glp-lmm-".m oo

[ Zowuwysty - PRI T T T e —
Aootsnss Compssaace

pemew— Y
bPAR®)
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Scope of Work, Assumptions and Limiting Conditions

Scopo of work Is defined in the Uniform Standards of Professional Appraisal Practica as * the type and extent of research and analyses In an
assignment.” In short, scopo of work is stmply what the appraiser did and did not do during the course of the assignment. Itincludes, butis not
EBmited to: tho axtent to which the proporty Is identiflod and inspected, the typo and extent of data researched, the type and extent of analysss applied
to arrivo at opinions or conclusions.

The scope of this appraisal and ensulng discussion In this report aro specific to tho necds of tha cliont, other idontified intonded users and to the
Intended uso of tha raport. This report was preparad for the sole and oxclusivo use of the cilant and other identified Intandod users for tho identified

Intended uso and its use by any other parties Is prohibited. Ths eppraliscr is not rosponsiblo for rized usa of the report.
The appralser’s costification appearing in this zpp report Is subject to the following conditions and to such other specific conditions as are
sat (orth by tho eppralser In the report. All rdinary P and hypothatical conditions are stated tn the report and might have affectad tho
assignment rosults.
1. Tre ne L4 & epal natwre 'l propery Hia herete, Ner Gues The Appraler FaNBer ANy spinian 89 18 tha tale, wiah i
[ T y o5 thaugh

2 Alv anate by o &9 Tre Sutvey of the
3. The apmatser is nat raquired 10 Oive sestmeny or appasr in swurt noving e preperty uniess been
Provisusly mode therse.
4, "m.l.u'-v.—- "ummmwm-uuw-mvmmmﬂu '
. e ): shed be vaed fer arvy oy anyene out sors an " nee anad R »”
anyene = the pudie L Nows, salus, ar other Mmedia, Wiheuwt of the
5 Tre tealeee otine ynde. »y oo Unstorm Se Py A Pracuse.
& L one BS TS ONE SETON.
H oo sy e
L Trne or of BUbeoR, or N mere ar lees valuante. '[no-mm

suen o for anginasring or tesung, - Tewe netan e property and
SHeUIS NG! B SEnsiTered &8 PUSR,
8 Tne v e smater “oapert’s Toe

ype ot Nele seek 5nd Gieeevar preperny sufects. The viewing or ane any oo
aveleping an opinien of the se0nea velus of the ot o S ontz. Tne
"t : (n-m-’nmmm

ftadun gos losd bates paini, U » totted,
Treo o uree propery o the '/ wernars. Tne crantts inviied ane enceweges 1o empioy quesnes

saperts one le mooe - Y be afecimd.

Unless otherwiss noted, tha appralser assunes the components that constitute the subject property improvemant(s) aro fundamentally sound and in
working order.

Any veoutng ot the prepery vy arose, Unioos «ses The -

e, Rew nar " of the

9. A ot repeve s .o ropave wa

DO COMPtontly purforsnad.

10 Unsess ne o praperty e howse onen R -

R ey, om otoe Tre D, M/ ety
Lod U |/ propony A

11, Tho ACI Genera! Purpose Appralse! Report (GPAR™) Is not intended for use in t fons that requlre a Fannie Mae 1004/Freddio Mae 70 form,

&iso known as the Unitorm Residential Appralsz! Report (URAR).

Additlonal Comments Rolated To Scope Of Werk, Assumptions and Limiting Conditions
The subject properly has been appraised as of January §, 2018.
Final appraiser’s opinion of value reflects:

12) USPAP disclosure: | have personally appraised this property within the past 3 years for the client. The subject property sketch
measurements and interior photos included within this appraisal assignment were obtained from the previous March 3 2016 appraisal.

13) This is an Exterior only appraisal. No current interior inspection was completed for this assignment. Al subject data and interior
photos were cbtained from previcus 2016 interior inspection of the subject property.

14) The Client has direct the appraised value to reflect average condition regardless of the actual condition for the purposes of this
appraisal.

15) The appraiser makes the assumption that the subject property is currently rented at market value.

18) The appraiser makes the assumption that there is no cbservable or un-cbservable deferred maintenance that would result in an
adverse market reaction.

17) The appraiser makes the Assumptions that the improvements are in average condition.

18) The appraiser makes the assumption that the improvements are compliant with all current jurisdictional smoke alarm and
electrical codes.

19) The appraiser makes the assumption thal there are no interior and or exterior heaith hazards.

— - [ p— T ——— e — 2 T ey v w— ey ey

Pase3eed Gonerst Perpave Avormsass! s m{
B3 FARorpe o003 11080 22
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Appraiser’s Certification

The appralsar(s) certifies that, to the bast of the appraiser’s knowledge and balief;

1. The - ous repan

2T ane Sty by the Ieperted assuMplions Snd Emiing sendiiens snd ore the .”'otn"v Ppersmned, Imperiial, ane untiaseed
opmiens, ane

3. Uriees atsg, the Naone prevent o V1 G0 Property that te the Subjest of tis Fopert 8N Ras NG Parsans) ISIEs WAN (SSFSCE 16 the Parses

wvevesd,

4. Trve appraiser nos ne bias wiin 100900t 40 Dim propony et is e SUNOT! o7 NS Fopers o 18 he

S. Toa ‘e wrie wpor

5. T" e —ee ote dwecton -
e sliond, (he amount of I value SPIRten, the . - - vy o

7. Tne y opintone, noon [T P, A Prowson.

B. Untass amermtse meted, the aopraiser hes mose o parsenct inepectson of the property thes Is ?1e SuRJect of Be ropen.

9. Ursess neved setow, mw one e S, property

Additiona) Cortifications:
The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in conformily with the
requirements of the code of Professicnal Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute.

Deftnition of Vatuo:  (X)Marketvalue  [JOther value:
Seurce ot Dennasen: “The Appraisal of Real Estate” 14th Edition, Appralisal Institute, Chicago, IL

Market value means the most probable price which a property should bring in a compelitive and open market under all conditions
requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by
undue stimulus. implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to
buyer under conditions whereby:

(1) Buyer and seiler are typically motivated;

(2) Both parties are well informed or well advised, and acting in what they consider their own best interests;

(3) A reasonable time is allowed for exposure in the open market.

(4) Payment is made in terms of cash in U.S. dollars or in terms of financial arangements comparable thereto; and

(5) The price represents the normal consideration for the property sold unaffected by special or creative financing or sales
concessions granted by anyone associated with the sale

ADDRESS OF THE PROPERTY APPRAISED:
2220 Pine St
Everett, WA 98201

EFFECTIVE DATE OF THE APPRAISAL: 01/05/2018
APPRAISED VALUE OF THE SUBJECT PROPERTY $ 270,000

SUPERVISORY APPRAISER

S-m‘_M@#- -
Nema: D2VId Connelly Bemet

Compeny Nema:  Amgrican Home Appraisals Company Name:

Campany Asaress: 7433 SE 27th St Campery Aearses:

Mercer Iiand, WA 88040 _

Towpnene Humaer: 208-236-3037 T. [}

EmasAewrees: david@AmericanAppraisals.com Emea Asowsst

Sarw Corvmasven # 1700788 Svare C. [

ot Lisence # worlisenee

e Ooner (. 3 Sese I Suetal

Suce: WA Eaprauen Dese ot Coruncovan or Lisense:

Em-e-al)--c--.-...l.—.-.: 11“7’2013 Dase oe S 9

Dm-ls.mnomn».n: 01’18'2018 uuouprmvw

Do o2 Proporey Viewsng: 01/05/2018 D. of praperty viewng!

Dugroe of property wiowing! d-:nmau-v DEMO!Q Dunn-pumm
—— - ,.__..E.?”W ﬁ—w%m&.hhm

g'a-‘"ﬁl\namv:vﬂ e
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APPRAISAL OF

LOCATED AT:

2030 Jackson Ave
Everett, WA 98203

CLIENT:

Clampett Industries, LLC dba EMG
10461 Mill Run Circle, Suite 1100
Owings Mills, MD, 21117

AS OF:

January 18, 2018

BY:

David Connelly
American Home Appraisals




Fao No. 17-3475

II
01/18/2018
Ciampett Industries, LLC dba EMG

10481 Mil Run Circle, Suite 1100
Owings Mills, MD, 21117

Foo Numbor:  17-3475

‘n accordanco with your roquest, I hove oppraisod the roal proparty ate

2030 Jackson Ave
Everelt, WA 88203

Toe p of ths opp Vis to » an op of the defined value of the
Tho proporty rights approised are the fee simpie Interost tn the 3ito and Improvoments,

Rjoct propany, as tmp

In my opinion, tho dofinad value of tha proporty as of January 18, 2018 TH

$280,000
Two Hundred Ninely Thousand Dollars

Tho attachasd report contaoins tho desscription, analysis ond supportive data for the conclusions,

final optnion of vatuo, doscriptive p graphs, ond appropristo certifications.
Sincerely,

Dol 2Cscty
David Connelly
American Home Appraisals

7433 SE 27th St, Mercer Island, WA 88040
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'mmn.ﬂw -wuulnponlnbumﬁmlhlm.mmnmumomﬂnucﬂm.wm wiven the wee of the
Coara Nomellnanaes User Clampett Industries, LLC dba EMG E-maa tishecke! .COm
24 Coom Rowese 10461 Mill Run Circle, Suite 1100 Cy Owings Mills Sie MD 2o 21117
] Assrens luenses Userls) The intended users of ti is the client fisted additional intended users are the Everett Hou
4 Authority, the and any mediation sesvice or court of competent furisdiction, and no other
Insnees Use The Intended use of this appraisal is to d ne current Market Value. No other use is intended or authorized by th
appraiser. The scope of this assignment Is specific to the in use.
Propucy Aswess 2030 Jacksan Ave Coy Everelt SuwWA  2,88203

Owwner ot Pusie Resers Housing Authority of Everelt

Couny Snohomish

De: Per Snohentish Co Assessor: Block 34, Lots 11 & 1 Pinehurst DivB
4 Asvesser's Pareme #_005450-034-011-C0 Toa Your 2017 RE.Tues 8 2518/eslimated
Mo «Neme_Pinehurst Mop Roterence TB 416 E3 Caneus Trace 414.00
Appretess F. Lossancie Otxoe (00 sarrve)
FOIBAITR | x €3 net fovesy S0 OF WANSINS OF The »: Sor the tives YO e AHEETIVE $MS OF LA & aleal,
Price SotafTeanwesr:  Dase N8 Pnee Na Seweafs) Snohomish County Public Records and Reaust
three NWMLS and Snchomish Coun! blic mords for the Subject There have be no prior sales in 3 years for the

comparable sales unless noted.

Ortarings, apuens oo otine No offerings, options and or contracts were noted or were brought to the attention
of the as of the effective date of this a .
Losasen X JSurrnen Ruwas P Vonses Incras Scanse
Buetls 1X]0ver 75% 3 Uneor 25% | Deene. ln Batsnee | JOver
Growmn X |Seanse Staw Tme Uneor 3 omens. 35 wene Over 6 mone
2] Nownvernese Beunderios hberhood is bordered 528 to the south, Evergreen Way to
=] the west, 41st St to the north and Interstate 5 to the east.
Y Negroornons Desertpuon See Addendum
Marnat C. ! e ) See Addendum
Dimensene SOft X 87+-ft Avee 4,358sf por Sno Snepe RecCta Viw NOnE
Ciessmesnen R2 Clty of Everett Zanng Dasenpesn Sinigle Family 5600sf Mintmum ot size
Coem, X Nenesnreemn sndiatherad N
Ls the Riphest ane vart e of ne sutgess prapeny as impreved (ov as pregesee per plens and speaticetions) e present use? @Vn UN- b No, soserme.
Utilitles Public _ Othier {descride) Public __ Other Off-sito b eats—T; Public _ Private
X Woser Swees_asphia
Gos D S. Sawer X D Aﬁ nene
See Comments  Se8 Addendum
Unes [X}0ne | JOne wdfvmcon M__%_ FounsswenWee _Concrete Finers WW,Vinyl
fosSenes 1 FusBasemens Parsos Basemens ] Excortor Wasrs HdBd Wose DryWall
Type XI0w | T [ JoUalfoclie |Bvmites B wn|RowSoiese  COMpSHINGIS  [Tardfowm Wood |
X Unesr Conos. | Basomons Frnian % %&MA‘UI‘T Bawn Finer Vinl
Deoe ] Ramblor T T [y
Emeenve. o) 17 Secosns Yes $0eCors 2
Adse {l_INens Ha. FWA N W H{X]Recans| Anenses WoauSwvels) # Sutass
[ Swes X ]Onee Wall | Fues Electric )2 X Fonve G, 801Cors
Fioar X} Soume Cooo Conwes Aw Con P, Poron § ot Cors
Frusnoe Haeren I Iherouss Ooner Post Ounee A, Des.
X X uat Meovowove Wa
& [T a— 8 Reoms 3 Bosreome 1 Bande] 984 Seuara Foes o1 Groas Linp Aves Aveva Grase |
Acwuenu Feanves S8 Addendum
Commants on tre Improvements See Addendum
T R — e S PR

o)
g'w;wmamm



Residential Appraisal Report Foo e, 17-3475
FEATURE |___ susseer COMPARABLE SALE NO. 1 COMPARABLE SMLE NO. 2 COMPARABLE SALE NO.3
2030 Jackson Ave 5331 Wetmore Ave 2227 Monrce Avenue 2108 Columbia Ave
Aewsss Everett Everett, WA 98203 Everett, WA 88203 3 WA 98203
Proasnny so 1.06 miles NW 0.15 miles NE 0.16 miles NE
Sate Prica S 3 349,000 ) $ 314,500 $ 280,000
Sese PasedGrosslimAee 13 0.00 con. |$ 287.01 ean. . $ 30713 cen |8 307.02 o0
Dasa S ) - MLS #1123338 MLS #1158832 MLS #1118517
[ — RPN Snohomish Co Rec, Realist Snohomish Co Rec, Realist Snohomish Co Realist
VALUE ADSUSTMENTS BESCRIPTION DESCRIPTION o} $hocman DESCRIPTION o5} SAowomans OESCRIPTION | oS Awwwnc |
Sete or Finaname © . |NoneNeoted/Cnv Yes/Cvn -4,200 | NoneNoted/Cav
Consessioms C 5/21/2017 omd 14,100|7/2017 omd 8,800 5/21/2017 omd 11,300
Dase ot SeselTime . 6/30/2017 Clsd 8/2017 Clsd 6/30/2017 Clsd
anen Pinehurst Laurel Heights -0- | Pinghurst -0-| Pinehurst 0.
[ oo Fee Simple Fee Simple Fee Simple Fee Simple
Sxe 4,35681 9,148sf -26,000]5 227sf -5,000| 5,663sf -7,000
View None None None None i
5] Dason (- Rambler Rambler Rambler Rambler
S [ T Avel A Average
S Acvorf 1989 built 1976 built -0-11979 built -0-11869 buiit -0-
< [ L Remodeled -23,000 |A Al -0-
o] Aseva Groce T .. Bemre o B -0- rﬁiﬁ Bame -0-
Ff Ruem Coure 8[3] 1 713] 1 olef3] 1 0-|713] 1 -0-
B Gase Lo Ares 88.00 984 een 1,218 son -20,000 1,024 e [) 912 o 8,000
é Besemem & Finanes N/A N/A N/A NA
P4 Reoms Betww Grove
5 [R—T. A Average Average Average
» JCosting Elec WalltUni/B8 | Elec Wall Heat ElecBB EBB
Envergy Ernciom |Double pane | Double pane Double pane Double pane
[ No Covered Pkg | Converted -0-11 Car Garage -18,000 | No Covered Pkq -0-
PorerdPociDosn Deck Porch Porch,CvdPatio -0-1 Porch,Deck -0- | Porch,Patio -0-
Nes Auotment 1. 0X]- s 54900 | J. IX]- |s 18300] IxXJe | ). 1Is 10,300
Agueted Sese Price NulAg. -15.7% Neho  -5.2% Neho  3.7%
o oy Greeshp 23.8%)$ 204,100 Geehe 10.8% |3 298,200 |Genefe 8.7%]|$ 280,300
ot Setes posts o Sea Addendum
_ e Seres Com) Aporaean $ 280,000
GOSTAPPROACHTOVALUE

See Vasen Cammans S0 Addendum

ESTMATED | IREPRODUCTIONGR
il Sewse wrcen «ata BuildingCosl.net and Craftsman Bogk Compa

X IREPLACEMENT COST NEW

- sont Avg Ersoctive dote ot sost wate 2017 Se.Fr.®$ =3

FS Comemencs o Cost Approsen [orees sving area astevteunns, oe: o)

i Remaining economic life is 43 years. Cost figures have been

Y obtained from BuildingCost.net and Crafisman Bock Compa

3 Average qualily construction and from operative tocal builders. Lose [—
Estimated Site Value based on land sales see addendum  Daprosionen $32,838 =$( 32,838}
See attached floor plan sketch for sqft area calculations. | Dopenstoten Cos ot bmprovements =3 103,989
Site improvements include: grading, utilities. Aria® Voroo ot Sune bov snts =3 25,000

_ _ INDICATED VALUE BY COST «$ 259,000

I (NCOMRAPPROACHTOVALLE . -~ o .

g Evnmatee oty Mornes Rone $ /A X Groes Rom a$ 0 Lnuuo!*nulhunuﬁu===

'S L A & aGRI) See Addendum

B 801003 a0 tochniguos cmployod:1X] Bsles Comparison Approach_ [X ] CostApproach || income Approsch | ] Othors
[ e See Addendum

é Reconcaasen swmmeme:  Se€ Addendum

<

]

£CON

@

7nu oppreiaalie mase

(X) stngte potnt s 280,000

) the subject of this report aso!  01/18/2018

. -
aste,

Rango $

SURJECT 1D SEMPIEUSN Por PIONG SN sposificalions SN the basie of &

to$

Bascd on the scope of work, assumptions, timiting conditions and appralser’s cartification, my {our) opinlon of the defined vatue of tho raal property thatis
» which is tho effective date of this appraiss), ls:
D Greater than Dm:thun $

heve peen

®

ge Attached Scope of Work

sessore

glmam.\..mamr apent

[ —" T p— T

Parelerd
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SALES COMPARISON APPROA

Residential Appraisal Report

FaaNa, 17-3475

FEATURE | COMPARASLE SALE NO. 4 SALENO.S COMPARABLE SALE KO.6
2030 Jackson Ave 515 92nd St SE 6002 4th DrW 1910 73rd St SE
Aswsess Everett Everett, WA 98208 Everelt, WA 88203 Evereft, WA 98203
Prosumuy v S 1.56 miles SW 1.79 miles NW 0.11 miles SW
Sate Pres $ | ] 330,000 o $ 333,700 - - .- .- :]|s 295,0
Sase PaselGross Liv.Area |3 0.00 setn |$ 311.32 can R ~ . 1s 3s.00 seond - $ 262.46 0.0 S, -
Dase Sowrsel A - MLS #1134843 MLS #1205703 MLS #1166155
Vennesven o) cia. . - |Snohomish Co Realist mish Co Realist | Snchomish Co Rec, Realist
VALUE ADSUSTMENTS DESCRIPTICN OESCRIPTION Y B o) SAomens BESCRIPTION T 17 va—
Sete er Finanemg e NoneNoted/FHA YesiVA -310 | NoneNoted/Cvn
Conoassens . 6/2017 omd 11,300 1072017 emd 3,700}7/2017 omd 8,400
Dete o¢ SotefTime : 7/2017 Clsd 11/2017 Cisd 812017 Clsd
Losssen Pinghurst Everett Mall Hannabrook Pinehurst
[P— Feo Simple Fee Simple Fee Simple Feg Simple
See 4,358sf 10,019sf -31,00018,970sf +14,000] 7,480s! -17,000
View None None None None
Dowgn (S Rambler Rambler Rembler Rambler
Quomy or Conemenen | Avera Average Average |Average
[ -y, 1989 built 1889 buil -0- 11993 buiit -0- 11951 buiit -0-
Conawen Average Remodeled -23,000 | A A 0-
Aveve Grase Tout Beome Tos Bone 011 Boe 0= Yo [ -0-
Reem Coune 8|3| 1 63 1 0-1813 1 0-j6]3] 1 -0-
Gross Loy Area 88.00 984 o, 1,080 vo.n. -7.000 1,058 s -8,000 1124 won]  -12,000
Basemer & Fruonce N/A NA N/A N/A
Rooms Betow Grase
Funwuenes Uy Average Average Average Average
losungiCostng Elec WalilniVBB | Elec Wall FWA Elec Wall

gr Emesem beene | Doouble pane Double pane Double pane Double pane
- [No Covered Pkg | No Cvd Pka -0-12 CarGarage | _ -26,000[1 Car Garage ~16,000
[ | Deck,Porch Porch,Deck =0- | Porch,Deck -0-|Porch -0-
Not Acusimens (Toss L) Ix) s 49,760] [ J» [X)- |s 42610] [ . Ix]- s 38,600
Acresres Sete Prioe NaAg -15.1% Nedo -12.8% Nulg +12.4%
- . o lGehe 219%[8  280.300)|Genan 15.0%]s 201,080 | Geeoy. 18.1%1s 258,400

ot Seses See Addendum
e e i e e e o

)
glww-mu leastes



Residential Appraisal Report Faallo. 17-3475

Scope of Work, Assumptions and Limiting Conditions

Scepe of work Is defined In tho Uniform Standards of F ) Appralsal Practico 23 = tho type and oxtent of rossarch 2nd analyses In an
assignment.” [n short, scopo of work is simply whanhaappmlurddand did not do during the courso of tho assignment. it includos, butis not
{imitedto: the extent to which tho propsrty is Identifled and inspected, the type and extent of data researched, the type and extent of analyses applied
to arrive at opinions or conclusions.

The scope of this appralsal and ensulng discussion in this report are specific to tho needs of tho cllent, other identified intended uscrs and to tho .
{ntended use of the report. This report was preparcd for the sole and exclusive use of the cliont and other identifiod intendad users for tho identified
intended uso and s uso by any other parties is prohibited. The appraiser Is not rosponsitio for unauthorized use of the report.

The appraiser’s certification appoaring In this appralsal report is subjact to the following conditicns and to such other specific conditions as are
set forth by the appraiserinthe report. All extraordinary assumptions and hypothetical conditions aro statoed In tho report and might have affactod the
assignmant results.

‘l T ® ngel naune propany WNArata, N 00D UG SPHTAIRET FORGAr Ay SHIVEN GF W IR RIS, WRiDH i
ssumnd to be guod and marheiatie, The praperty ts as heugh
2. Axy anate oty Tne y
3 Tre ™ appene ot hoving » he prapery v unte have bosn
PrOvIously mase tRerets,
4, Nounor att, nar any part ot epen, copy or suver L’ @810 ¥re progarty value,
) L -y " L as - ~r

y [ —— news, seles, & aiher mesia, anneem ot he
5, The o oten roquired By o e Untarm Scanverss of Protessionss Approtent Prosuse.

L and >
6. » - wom

tor " »”
7. Tne o = sunsed, ov & mace ar toos valuesie. Tne appratser assumes
tor - twe 0 o¢ Sasing, o Gisssver sueh lewters, Thas neten e propany ane

8, Tne teat proparty and ts net o simtter "aapart's [
e ot Clele ] seen sroporty ssrorts. The viewing of the property ane sny improvamants Is for purposes of
value of the Sven the antys Tu
appraiser sleime > Isoune ot not > woee Lw—’mo-u. Post infessatien,
readen Das, sl DOsed paint, Mol o | B oysiom seted,
Tive @ettoce the anndition of the preparty as & felstes 10 he J. ot aetonrs. T o Mvvtred ana = ampiny quetties
anp: areas b ney: por ¥ 5o antesss,

Untess otherwize noted, the sppralser assumes the components that constitute the subject property improvement(s) are fundamentally sound and in
working ordsr.

Any viewing ot the greperty vy wee Untess nosd, atmes Tre -

~ owner » nay 9 ot tha

9- A -~

B comporanty purtarmes.

10. Uniass oroue 10USE of prapery Mewrsnes o s used tar sucn purpeses. Roproauston oo

R. sed A ha povyves onty, OX ot ove T D Ve amey
() V. " A

11. The ACI Gensrzl Purposo Appralsal Report (GPAR™) Is not Intended for use in transactlons that require a Fannle Maa 1004/Freddle Mac 70 form,
also known 23 the Uniform Residentiz) Appralsa! Report (URAR).

Additional Comments Retated To Scope Of Work, Assumptlons and Limiting Conditions
The subject property has been appraised as of January 5, 2018.
Final appraiser’s opinion of value reflects:

12) USPAP disclosure; | have personally appraised this property within the past 3 years for the client. The subject properly sketch
measurements and interior photos included within this appraisal assignment were obtzained from the previous March 3 2018 appraisal.

13) This is an Exterior only appraisal. No current interior inspection was completed for this assignment. All subject data and interior
photos were obtained from previous 2018 interior inspection of the subject property.

14) The Client has direct the appraised value to reflect average condition regardless of the actual condition for the purposes of this
appraisal.

15) The appraiser makes the assumption that the subject property is currently rented at market value.

18) The appraiser makes the assumption that there is no observable or un-cbservable deferred maintenance that would result in an
adverse market reaction.

17) The appraiser makes the Assumptions that the improvements are in average condition.

18) The appraiser makes the assumption that the improvements are compliant with all current jurisdictional smoke alarm and
electrical codes.

19) The appraiser makes the assumption that there are no interior and or exterior health hazards.

—_— e [ —y p—T Y p——— Sy ——— Y Py ey vy v ey

gmrl Perederd L L e
Fraaa 0 PAREE U L PN, ]



Residential Appraisal Report FoaMNe. 17-3475

Appralser’s Certification
Tho appralsar{s) certifies that, to the best of the appraiser's knowledgo and befief:

1. Tre otte ars wue

2T ly by ¥he repertes ng 4na ate the ' imparual,
Bpintons, ane
3. Umu sared, the ne In Iha preperty Yar is the suljest of Lhis fepen and Nes ne parves
vatved,
4, Tne et ne ) he ©F 18 RO Parties Mveves WAR this ASSIOAMent.
S. Tne ‘e upen
6 The 1 e e - -
e s, L ooum, or - -
7. Tne ‘o @ne s repert s bean preparad, in sontermay wan the LUniterm Standares o Procssetonet Appratsnt Procsea,
8, Ursoss e 7SR Propery that 13 the suRjest af this rapert.
9. Uncoes noses natow, - e o Sk property L '3

Additiona! Certifications:
The reported analyses, opinions, and conclusions were developed, and this report has been prepared, In conformity with the
requirements of the code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute. _

Definition ot Vatuo:  (X)Marketvatwe  [Jother vatue:
Sewree ot Deanmen: “The Appraisal of Real Estate” 14th Edition, Appraisal Institute, Chicago, IL
Market value means the most probable price which a property should bring in a competitive and open market under all conditions
reqguisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by
undue stimulus. implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to
buyer under conditions whereby:

(1) Buyer and seller are typically motivated;

(2) Both parties are well informed or well advised, and acting in what they consider their own best interests;

(3) A reasonable timeis atlowed for exposure in the open market;

(4) Payment is made in terms of cash in U.S. doflars or in terms of financial arrangements comparable thereto; and

(5) The price represents the normal consideration for the property sold unaffected by special or ¢reative financing or sales
concessions granted by anycne associated with the sale

ADDRESS OF THE PROPERTY APPRAISED:
2030 Jackson Ave
Everett, WA 98203
EFFECTIVE DATE OF THE APPRAISAL: 01/18/2018
APPRASSED VALLIE OF THE SUBSECT PROPERTY $ 280,000
APPRAISER SUPERVISORY APPRAISER
0 T S
Neme: David Connelly Newma:
Company Asaress: 7433 SE 27th St Company Aearass:
Mercer Island, WA 88040
Tcm Numver: 206-236'3037 T. Numeorst
Emesheeress: david@AmericanAppraisals.com EmanAcarass:
Suute Covmastand 1700766 Siota Commesnen?
or Lisanse # orlisence #
e Ounor [eosarns): Sase I Seerel
Sear: WA Eapraven Dove o Corsnesnen or Livense!
Eapwenen Dose o Cormcsnsen o Licanea: 11/17/2018 Dase or Signenret
D...:P..mv.....: 01’05’2018 Dmdmw
Dogres of property vremmnot Dh—-...{.-— DE.-O.v DD.-.—m--
I |SR3| SV W | G
—_ [ —— p—Y T ;T — o — Y Y —— " S—

W [YR AR} Gonnr Prvere Moo Bopr 30501
ey oga s Spavas i 0 Amesican Home Appl’aisals



Fue No. 17-3474

APPRAISAL OF

LOCATED AT:

4632 College Ave
Everett, WA 98203

CLIENT:

Clampett Industries, LLC dba EMG
10461 Mill Run Circle, Suite 1100
Owings Mills, MD, 21117

AS OF:

January 5, 2018

BY:

David Connelly
American Home Appraisals




Fae Na. 17-3474

01/18/2018

Clampelt Industries, LLC dba EMG
10461 Mill Run Circle, Suite 1100
Owings Mills, MD, 21117

Fito Numbar:  17-3474

In accordance with your request, | have appratsed the real proporny ot

4632 College Ave
Everelt, WA 98203

Tbo P of this app: is to P AN OpP of the valuo of the sulject property, as Improvod.
Tno property rights appralsed aro tho fee simple Intarost In the sito ond Improvemonts.

In my opinion, tho dofinod valuo of the proparty as of January 5, 2018 (TH

$250,000
Two Hundred Ninety Thousand Dollars

]‘ho a hed report wains tho dosorip anolysis and supportive data for the gconclusions,
final opinton of vatue, doscriptive ph grophs, ossl and appropriate gertifications.
Sincerely,

Doil 2Csty
David Connelly
American Home Appralsals

7433 SE 27th St, Mercer island, WA 88040




Residential Appraisal Report Fala 17-3474

'Mmum.w“ml'h)m-” OF e SURJOCE JIOPEry, DIVER The MIONnEeE e oF the appretisl.

Caom Namallneansas User Clampett Industries, LLC dba EMG E-men tishecke! .com -

Coom Aswass 10461 Mill Run Circle, Suite 1100 Cxy Owings Mills Sues MD 2o 21117
74 Asavena Imnnsea Usess) The intended users of this rt is the client listed above, additional intended users are Everett Housing Authori

the erly owners and any mediation service or court of competent furisdiction, and no other

luenesaUse The intended use of this appraisal is to determine cumrent Market Value. No other use is intended or authoriz e

2 . The scope of this assiqnment is s to the identified intended use.

Proparcy Aewess 4632 Ave Coy Everett Sue WA 2y 88203

Owner ot Pusse Revere ing Authorily of Everett Cauey Snohomtish

Deswipen Se€ attached appraisal Addendum for com Legal per Snchomish
Norgnasensas Nome Fi Park Mop Ruteranes TB 388 C7 Coneus Trae 410.00
p'. e aisad x F-. Omw I
299080 - x wid nel foves SRISE & Wanitars of the POF LV T ae 3 10 the slifestive Sate of this & ratonl,

Pese SerafTosnsrer; __Due NV Poee 03 Sewmefs) Snohomish County Public Reconds and Realist

Pratysss ot priar 00t v waneter Mvtery of the suses prapary (ana semparaste suies, w apseessse)  There have been no sales or transfer of interest in the previous

three years NWMLS and Snohomish Co blic records for the Subject. There have be no prior sales in 3 years for the

sales unless noted.
Orterns, spvene sontine No offerings, options and or contracts were noted or were brought to the attention
of the appraisers as of the effective date of this isal.
.. . Nelghborhood Charsctarfstics . -OnoUal Housing Tronds - Oao-Untt Hotsing Present Land Use %
Lossasa | JUman  IX Rurss Properey Vorros 1X]lreras Suamse D PRICE AGE 85 %
X]10ve 75% | J25.5% u.... DemenalSupety [X)Snertans Iy Boterwe | ] Over Su $(000) [ T 10%

Gravan Rapia X }Seanse Time (X [Unesr 3 mens 3.5 vens. Ovee § mane 130 Low 0 | MuweF 10 %
=¥ Neigneernees Bounssrses g_tg!lbﬂmood is bordered ._3! Mukiiteo Bivd to the nﬂﬂh‘ the EVG!EE 2'300 fhon 120 | Commercsas 10 %
o] Way to the east, Madison St to the seuth and Glenwood Avae to the west. 375 Prea___ 90| Omar Public 5%

5] Newnoemesa Deceripann See Addendum

Mernes Concmene (inensaing suppen rer cne sbove ssnetusions) See Addendum

Dimanuens 40 X 128.801 Aves 5,1585f per Sno Co Snepe Recltangular View None
Specsns Lenng Ciassmsauen R1 City of Everett Zorma Desernuen Sintgle Family 6000sf Minimum lol size
non X Nonsenterm netsmores oo Ne 08 {emonws
Is the nghes and Bess use of the sutgens preperty o» foras Mans ane J e pr 7 E\’-. DN. brlle, cosame.
unntios Public__ Other Public _ Other Oft.site 5T, Public _ Private
[ 3 Seoneey Sewer L —_fep NOME

Sne Commens  Se Addendum

GENERALD | FOUNDATION EXTERICRDESCRIPTON __ mesesuse | INTERIOR J—
Unes [X]10ne | JOneulfive.cna Conerors Ses [ X]Crom S, Fovnasosn Weas M& Froees WW, Vinyl
fotSeenes_ 1 Fos Basomen Porvst Besoment | Extartar Wame T-111 Plywood | Wons DryWall
T, A, Ures | Basomon Aren N/ sq.n. | Roor Svrinwe Comghingle Jomifwem _ Wood
X ) Ewoe: P, Unear Conse, | Basemars Fanisn % | Gunors & Downvopouns Alum Baw Froee Vil'!yl
Rambler (1 Suma P Woneow Trpe Viny! Frm Bam Wemsens FD
Yosr B 1989 Storm Seenflnsuiass _[NSUlated Cro Svee: Nenn
Emenzeiye Vo) 14 — Y toeCoss 1
Acve Nene Ha. FWA HW | [X)Ramon | Amonass WaosSevels) # Dy ravel
(N Seave X}0 Wall ] 7. Electric F. )8 [ Gorega _#osCare
[ Severre Costna Conves Aw X P Poren D etCore
Hoston Inevtovet Pase Ounor, Bum-sn
X b3 | N———— Meowave W, Ounas (oo
4 Fmisned nrnn DOVE grado somaemst an 3 Bearsems 1 Beeals) 984 Seuare Fomr ot Gross Ling Arws Aveve Grase

Aswasnsi Fesnres  See Addendum

Comments an e Impravemens  Se@ Addendum

I — E—
ADRRIY. O B0 AR [ ey
~ Paae Vot d AR} Gonerst Prrpome. w201
[=-iH)
gane R apr el o et



Residential Appraisal Report Fae Ne. 17-3474
FEATURE | SUBJECT COMPARABLE SALEND. 1 COMPARABLE SALE NO. 2 COMPARABLE SALE NO. 3
4632 College Ave 5331 Wetmore Ave 4715 College Ave 4012 Friday Ave
Aswreos Everett Everett, WA 98203 Everett, WA 98203 Everett, WA 88201
[ o 0.80 miles SE 0.07 miles SE 0.64 miles NE
Prise $ $ 349.00}) . $ 305,000 e $ 269,000
Sote PrcalGrove L. Ares_|$ 0.00 oo |$ 287.01 $ 223.94 oo ' $ 300.22 o o -
D MLS #1123336 MLS #1185543 MLS #1105473
Vernessen Sewsefs] . Snohomish Co Rec, Reslist | Snchomish Co Rec, Realist | Snohomish Co Rec, Realist
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION o3 Avcromars OESCRIPTION oS Aowcemere OESCRIPTION | «t)SAmverman |
Sate o Finanang NoneNoted/Cav -0-}Yes/FHA -3,000 | NoneNoted/Cav
Conssssions §/21/2017 omd 14,100]08/2017 8,800]4/2017 omd 12,500
Dasa se Sasaflime : 6/30/2017 Cisd 08/2017 Clsd §/2017 Clsd
Losesen View Ridge Laurel Heights -0-| View Ridge -0- | Rucker Hll -0-
LessenssalFae Fee le Fee Simple Feo Sim Fee Simple
Sae 5,158sf 9,148sf -22,00019,147sf -22,000{6,098sf -5,000
View [ None None None None
F] Desion (Sopel Rambler Rambler Rambler Ramblsr
1] Qoaty ot Consmnmnen | AvErage Average Average Average
S Acvas g 1989 built 1976 built -0-11953 bui -0-11950 built -0-
< [— Average Remodeled -23,000 | Average Average
:.fl Aseve Grese Fos [ TS ) [ -0- EQ—L- 3 12 [ 0-
£ Recen Cove e6l3 713 1 0-]6[3] 15 s.1ooe|sl 1 -0-
BN Gooos Limp vea 88.00 984 oon 1,216 sa.n. -20,000 1,362 san. -33,000 898 se.n 8,000
8 Besemem & Fimsnes N/A NA N/A NA
PP% Roomos Betow Grage
] Funcoonss Average Average Average Average
o [ . Elec WallUnit/B8 | Elec Wail Heat -0- | Elec Wall EFAWP -0-
27 Emesent homs Double pane Double pane Double pane Double pane
oy No Covered Pkq | Converted 0-]1 Car Carpont -7,3001No Cvd Parking -0-
Paccr/PanelDeca Deck,Porch Pgorch,CvdPatio -0- | Porch, Patio -0-{ Porch,Deck -0-
[T —— (1. Ix]- |s 50.800] [ J. - |s 50,300] [X]. {]. Is 15,500
Acgussee Sere Pries NuAg -14.6% NuAg -16.5% Nl 5.8%
2t Comparas: Geoshy 22.7%|8 298,100 | GeusAo 28.3% 3 254,700 | Gesfta._ B.5% |8 284 500
Seses Comoansen Aps See Addendum
I Luoosse Vabso vy Sotas Appreacn $ 260,000
GOSTAPPROACH TOVALUE.- . . -
Saa Votus Comments _SEE Addendum
ESTRATED | JREPRODUCTIONOR | X)REPLACEMENT COSTNEW OPINIONGF SITEVALUE ............. =3 132,000
5 Sewes ot o sats BUildINGCoSt.nEL and Craftsman Bock Compa Dovetng 984 Se.F.O®$ =$ 0
S—— Enesove seta ot cost ene 2017 SuF.®8 =3
g c.””“&'l ~ g ntes L2 o ‘-'
Y Romaining economic (e Is 43 years. Gost igures have bean 0 S F.@8 T 0
] oblained from BuidingCost.net and Craftsman Book Compan Totas Escmate ot CooeNow =3 136827
I Average qualily construction and from operative local builders. 70 Funcusnes | Exmenet
Estimated Site Value based an land sales see addendum Dapramessn $27,365 = $( 27,365}
See altached floor pian sketch for sqft area calculations. | Deproviotea Cost ot bmpravamenes ..., 23 109,462/
Site Improvements include: grading, utilities, sewer connection “Asrss” Voron ot Sue Improvements =3 25,000
and pernmits.
INDICATED VALUE BY COST APPROACH =S 268,500
w I (XCOKE APPROACH TO VALUE i :
Eunm avy Mornes Rom $ /A X Groos Rorn Muss =3 0 lu.nu_g_V‘nJ_lum

[3 & A

[A

| co

«~aGRY) SeeAddendum

Mothods and tachhiguos o

a:]X) satos compartson Appeosch  [X] cost Approach

[ ] tncome Approact
vene:  See Addendum

| Jothor:

] Resnatesen commencs: $60 Addendum

ONCILIATION

% Bascd on tho scope of work, assumptions, (imiting conditions and sppra|

-: the subject of this repost asof  01/05/2018

iser's certification, my (our) opinton of the defined valuo of tho rea property that Is
» which is the effective data of this appraisal, is:

Bl (X) stngte point $ 260,000 U Rango s to$ Oorestertnan Dressthan s
Trws approrsetis mase I l “ant,” l l sumjeet e por plans ana nave
e SR the Desis of hove m
See Attached Scope of Werk
gpar‘ i o o h—hm&hhhyﬁ
et patat i e American Home Appraisals
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Appralser’s Certification
Tho appratscr{s) costifles thal, to the bost of the appraiser's knowtedge and ballef:

1. Tre orn wun

2T e o vy oy and bmang 3 mperoet,

3. Ure. Nsted, the oF OVs ropan SA8 Ro0 N sy

wetved.

4 Tne fas ne bles y SUNISEE O UVS FEpert or 16 (NG PAMTIes MIvatved Wi TS 68 NOAMERL

5. Tha { wwen

6‘ T” Y L] e - [ e cause oF
he > oo . -r ote ol thie

7. Tne ‘e apann [ - Urcrorm Seanaarss of Protwesianst Appressas Pracuse.

8. Umtees the nas mede & of the propary that is tRe SUYECT of NS rapert.

9. Untess neies batow. ne one srevides segreiean real property e onng S. o y

Additionsl Certifications:

The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the
requirements of the code of Professionat Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute.

Ocftnllon of Vatus:  [X)Marketvatuo  [Jotnervatue:
Sewes or Donnusen: "The A | of Real Estate™ 14th Edition, Aj sal institute, Cl

Market value means the most probable price which a property should bring in a competitive and open market under all conditions
requisite to a falr sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by
undue stimulus. Impticit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to
buyer under conditions whereby:

(1) Buyer and seller are typically motivated;

(2) Bath pasties are well informed or well advised, and acting in what they consider their own best interests;

(3) Areasonable time is aflowed (or exposure in the open market;

(4) Paymentis made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and

(5) The price represents the normal consideration for the property sold unaffected by special or creative financing or sales
concessions granted by anyone associated with the sale

ADDRESS OF THE PROPERTY APPRAISED:
4832 College Ave
Everett, WA 88203
EFFECTIVE DATE OF THE APPRAISAL: 01/05/2018

APPRAISED VALUE OF THE SUBJECT PROPERTY $ 280,600

APPRAISER SUPERVISORY APPRAISER

e Doil ROt -

Company Neme:  American Home Appraisals Compony Norme:
C.-...-,A.....: 7433 SE 27"' st cov»-mMn-:
Mercer Istand, WA 98040

Totepnone Numser: 208-238-3037 Tetepnone Numpar:
Emeaheasse: david@Americal raisals.com Eman Avorere
Srete Cormmecven # 1700766 Sure Carseonnen 7
o Linonse § wrbance #
o0 Okner {essarme): Sune 8 Searel
Stura: WA > rT—
Eepwotion Dace 0t Carnreamen or Livense: 11/17/2018 Deose ot Signoswea;
Duoo's’u-nuoﬂo'ud 01/18!2018 D..-.-vamgz
I [IORSOY SV i [T, UUR [ | R y———

[roe— - y— ) Tovsvmee Coverne © S8 THT AL = F oo Aomrmas Gy A R e

@pap* =0 B ]
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SALES COIPARISON APPRCACH

FEATURE SUBJECT COMPARABLE SALE NO. 4 COMPARABLE SALE NO.5 COMPARABLE SALE N6
4632 College Ave 6002 4th Dr W 4833 College Ave 4322 Grand Ave
Aswress Everett Everett, WA 98203 Everett, WA 98203 E WA 98203
P 0 Sungeet - _ - _-11.22 miles SW 0.17 miles SE 0.38 miles NE
Sote Pres 3 s 333,700 s 320,000 3 310,000
Sate PaoelGross o Area | $ 0.00 e $ 316.00 8. % . . $ 299.07 sa.n __|$ 358.80 o 3 )
Date Seweefs) e - - IMLS #1205703 MLS #1172593 MLS #1089328
Ventsesen Seurnefs . & I Snohomish Co Rec, Realist Snchomish Co Rec, Reatist Snohomish Co Rec, Realist
VALUE ADJUSTMENTS BESCRIPTION DESCRIPTION o) $ v BESCRIPIION Eu...... CESCRIPTION o3 Aoveemans
Sate o Finanamg e . YesVA -310 | NoneNoted/Cnv NoneNoted/FHA
Conssssions AR '110/2017 omd 3,7008/2017 omd 7,300]4/2017 omd 14,400
Date ot SeselTime . i 11172017 Cisd 8/2017 Cisd 5/2017 Clsd
Lecaven View Ridge Hannabrook =0- 1 View Ri -0- | Victory Heights -0-
[To— Fee Simple Fee Simple Fee Simple Fee Simple
5,156sf 8.870sf -10,00016,970sf -10,000(8,712sf -20,000
View None None None None
[ Y Rambler Rambler Rambler Rambler
Ouamy ot Concenaven | Average Average Average Average
Acwet g 1988 built 1893 buiit -0-{1952 buiit -0-1983 huilt -0-
Cononien A -] Al e Good/Remodel -23,000 A 8
Asove Grese Tes Beme | A Boon 0-}r. Bevs 23,300} Boos 23,300
Roam Coumt 8]3 1 slal 1 0-l6]2 1 01512 1 -0-
Gross L Aree 88.00 984 von 1,056 we.n -8.000 1,070 sen. -8.000 864 een 11.000
Basamem & Finsnes N/A N/A N/A NA
Rosms Botow
Funensass thag [Average _____ | Average Average Average
HootmgCos Elec WallUni/BB | FWA -0-|GFWA EFAWP -0-
Enegy Emomrebee | Doble pane | Doublopane Double pane Double pang
el [No Covered Pkg |2 CarGarage | 26,000]1 Car Garage -16,000]1 Car Garage | -16,000|
Paran/Posa/Dess Deck Porch Porch,Deck -0- | Porch. Patio -0- | Porch,Patio -0-
Nes Agpurimers I X 1s set0) [ IxJ. [s  2sa00|IX]e U] s 12,700
Aqprtes Sate Prive Lol N A, <11.8% Nedo -8.3% Nely 4.1%
> s _1GonAe 138%|3  295.000)Gucote 27.d%|s  203,600|Gonfe 27.3%]s  322700]
ot Sazes artoon Aoy See Addendum
e P

—
.
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Scope of Work, Assumptions and Limiting Conditions

Scope of work Is deflned In the Uniform Standards of Professional Appraisal Practice as ™ the typo and extent of research and snalyses In an
assignment.” in short, scope of work Is simply what the eppraiser did and did not do during the course of tho assignment. Rtincludes, but is not
Hmited to: tho oxtont to which the property Is [dentifiad and Inspected, the typa and oxtent of data resoarched, the type and oxtent of analyses appiled
to arrivo at opinions or conclusions.

The scopo of this appratsal and ansuing discussion In this repornt are spocific to the noeds of the cllant, other Identified lntended usars and to the
Intended use of the repert. This report was propared for the soto and oxclusivo use of the cllant and other identified Intended users for the Idontified
intendod use and its usa by any other parties Is prohibitod. The appraiser i3 not responsible for unauthorized use of tha report.

The appraiser's cestification eppaaring In this appraissi report Is subjact to tho & 9 conditlons and to such other specific conditions as aro

sat forth by the eppraiser In the repost. All dinary and hyp conditions are stated In tho report and might have affoctcd the

assignment rosults.

LT «togel neiwe 9 nee asee renew any epIIan 80 18 W tis, Wi
- begoos Tre prepercy ts

2 Any enomcnin e may shew #ne s Inchidos enty » Tn nee survey ot wre

3. 'Mowun'”n-naun.l-.'numo'nnoumoommn»ﬁhmm‘-h--wﬂu‘mamm.mwwn o L waan

Proviousty mese iherets,

4, Neunor a, ner ary pant oF e aontont o1 14e 1open, Sopy o¢ other Matia therses [IMcicing 00nchieiens os 1o the preperty value, Cve ienity of the
A}

e Shell B8 Ueed for oy PUrPeses BY anyene vt Bra chent o? el 1 bo svnveyes by
o e pus pui Aavn, 04100, 8 Sther madie,
5. Trne oste otous cqmes vy . Unirenes Seanaaras ot Protasesnnat Apprassat Pracoce.
6. L e repen, were sbisines frem e sevv
H. -»oe - by tha
1 The . 5 oubeen, o 2 mers or tess va Tre
¢ 1or angneanng ar wsang, Towe et he propeny ane

Sheutd net be eenssered o8 sush.
8. rh. real propaity ond |5 nul & hone ly -ml‘“m‘t Tre
ata net ype of o 10 4008 NG CIICEVAr Property Ssfects. 'anmmmwwon'-nﬂmﬁ
devsieping an epinien of the SeNNeE Value of tNe prapeny, piven the wee ot tnis S e ontye The

> I " . wees (—m)hmmm

pown, mele or Unse: Y
Trte sheult net bt of Ihe preperny s » ne J Setesty, T INVHEE and eneswsgol i0 empiey quennes
anparts o Inspect snd cesress b nogacws ey be sffosted.
Unless otherwise notad, the app the comp that constitute the subjoct property Imp t(s) arc y sound and in
woriking order.
Any veowing o1 the properny oy e wesas. Uncase roted, atiee ”» Tre @ ot move
NI e, et Covermg? 6f Siher Hamp that SARY TSN e viewng of the preperty.
8. A stated 1o oo po
e eompetanty perermed.
10, Un wie ot s naludes I3puss of properny s SneuIe netbe Uses fur suan purpeses. Repreduction or
Mm ool Rgures used nthe re b ey, O e sfthe Th. 0. Vnn UOOE N LD BONGAMONE I unilioly
)

Vane 1o property mewrenss coveragduse.

11. Tho ACI Gonersl Purpose Appealsal Report (GPAR™) [s not Intended for use In trensactions that require a Fannie Ma20 1004/Freddio Mac 70 form,
2ls0 known as ths Uniform Residential Appralsal Repost (URAR).

Adgitions) Comments Raiztod Yo Scope Of Work, Assumptions and Limiting Conditions
The subject property has been appraised as of December 20, 2017.
Final appraiser’s opinion of value reflects:

12) USPARP disclosure: | have personally appraised this property within the past 3 years for the client. The subject property sketch
measurements and interior photos included within this appraisal assignment were cbiained from the previcus March 3 2016 appraisal.

13) This is an Exterior only appraisal. No current interior inspection was complated for this assignment. All subject data and interior
photos were obtained from previous 2018 interior Inspection of the subject property.

14) The Client has direct the appraised value to reflect average condition regardless of the actual condition for the purposes of this
appraisal.

15) The appraiser makes the assumption that the subject property is cumently rented at market value.

16) The appraiser makes the assumption that there is no observable or un-gbservable deferred maintenance that would result in an
adverse market reaction.

17) The appraiser makes the Assumptions that the improvements are in average condition.

18) The appraiser makes the assumption that the improvements are compliant with all current jurisdictional smoke alarm and
electrical codes.

19) The appraiser makes the assumption that there are no interior and or exterior health hazards.

e o~ [ —— Tase seam Corprunn ® TS ACL o Fom Anoman Convungs SR Rovrvans

. Pooedurd
JOUY B GPAR™) Ganeont Pasrpuse Avgtusoas = 30}
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APPRAISAL OF

LOCATED AT:

1816 Cedar St
Everett, WA 98201

CLIENT:
Clampett Industries, LLC dba EMG

10461 Mill Run Circle, Suite 1100
Owings Mills, MD, 21117

AS OF:

January 5, 2018

BY:

David Connelly
American Home Appraisals




Foe No. 17-3482

01/18/2018

Clampett Industries, LLC dba EMG
10461 Mill Run Circle, Suite 1160
Owings Mills, MD, 21117

Fte Number: 17-3482

'n ----- with your roq l have appralsed tho roal proporty oti
1816 Cedar St
Everett, WA 98201
Tho Ppurpose of this app ts to P an op of tho voluo of the prop as Imp

Tho property rights appralsad aro tho foe simple Intorost In thoe sito and tmprovoments,
In my opinton, tho dofinad vatua of the proporty as ot  January 5, 2018 ™

$310,000
Three Hundred Ten Thousand Dollars

Tho attachod roport thoe doscrip iysis nnd supportivo data for the conciusions,

tinal opinion of valuo, desariptive photographs, o and app: aef

Sincerely,

M@-—wﬁ-
David Connelly

American Home Appraisals
7433 SE 27th St, Mercer Istand, WA 98040
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tum-uwswnml-.mmumm-

Industries, LLC dba EMG

clm Nl%“. Uul clam

otehe e BURISTR PrepenTy, GIven tThe FHended LIS of the sppralsel,

E-men {isheckel@em: .COM

Crani Aswvess 10481 Mill Run Circle, Suite 1100 C Owings Mills Sieie MD 2, 21117
o Assmenat lmenaes Uearfs) The [ntended users of this is the client listed additional intended users are Everett Au
the owners and mediation service or court of com, risdiction, and no cther
lnences Use The intended use of this is to detenmine current Market Value. No other use is intended or authorized by the
appraiser. The scope of this ent is fic to the identified intended use.
P Aswess 1816 Cedar St Cwy Everett Swie WA Zp 98201
Oumer ot Pusae Ressrs HOUSING Authorily of Everett Ceuney Snchomish
1 De. Per Snohomish Co Assessor: NORMAN ADD TO EVERETT BLK 001 D-02 - N1/2 24 & ALL 25
casser'’s Porems # 005313-001024-02 Ton Your 2017 RE. Tanee $ 2853/0stimated
Neme North Everett Map Rarscones TB 398 E1 Conrws Trecs 403.060
Pre, aswen | XIFae Leasonese Owar (eovorne]
2040008R -e x ) e Pavesd S8ISS OF WORWrS of the v e Uwes al S0 the effestive Sute of thie & 123
Pries SasnlToanerss:  Duse 08 Pres N/ Sewreefs) Snohomish County Public Records and Realist
Anatysis ot prioe suse y e w vates, ¥ ) There have been no sales or transfer of interest in the previous
three years per NWMLS and Snchemish Coun blic records for the Subject. There have be no prior sales in past 3 for the

comparable sales unless noted.

Orrermnge, spoune

- Gate artne No offerings, options and or contracts were noted or were brought to the attention
of the as of the effective date of this isal.
. _Nalghtiorhood Chasactordstics . Cnodnit Housing Trends
Lessusn {X JUrsen Suswrwen Rures Vames | X [lnares Stomse Doctirang
Buorllp (X ]Over 75% | J25-75% Uneor 25% | Demene/Su InBatenoe | _JOver Supsy
Grown X Svasee St Mervoung Time 3 mons 3-8 e Over 6 ane
River to the north and east and Pacific Ave to the South.
Masnee C. [ up the abeve ) See Addendum
Dimenciens 37.51t X 120 Aree 4,358SF per Sno Co Snepe Rectanguiar View NonQ
Ciasennenen R2 of Everett Zareno Do Single F: 5000sf Minimum lot si
s _IX N a1 (sosorme]
1o tve Mgnen and sest use et e v forae por plans snd spssinestiens)he prasent usel Yes DN. U Ne, vesarcve.
fitles Publlc __Othes{describel Public _ Othar GCitsito Im; onls—T Publle _Pdvato
X Woter X : Suess 88|
. X} [] SeommpSemee  [X] 1)
Sne Commencs  S@0 Addendum
ERALBESCRI TON: . w ~ |INTERIDR: -~ ewiediata . o
Uees (X]0ne | _JOnowfAns.com FaunasoonWome __Concrete 16w WW, )
for 1 Esvenes Wons Hard Board Wowe DryWall
T) L Root Swrinen CompShingle Tamifwesn __Wood
X|E. P, Uneer Conn. M&M&A‘Um hfh Vinyl
Rambler L Vinyl Frm Boo Wameess Laminate
Yoor B 1978 Seeem Secrfleauaeme _[NSUlBtEd Cor Nene
) 1S Secoone Yes fotCors
H_INene Haacm Ractant| Amermses Ve )8 JOrreomey Suraes B
Stev tors. X |0 BB F. ric Fuspiesa(s) # Fones BarCors 2
Froee X | Semte Conwet Aw PavelDoen X |P. §otCors {
Frvsmes Hoaten — Gome P Coee L a  X]o.. Buain
X ner ) Morewave | Wae: Oweer (ea
© [———— : 7 Roome Y we— 18eok) 1,242 SomeFomesGone g Arechoors Goes |
Comments snne Improvemens S8 Addandum
o Pl Toow oo Cavprre O oS- TIDACA 3 Pt Amcrovan Campme. Ao g Rovervet
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FEATURE | SUBJECT COMPARABLE SALE KO. ) COMPARABLE SALE XO. 2 COMPARASLE SALE NO. 3
1816 Cedar St 3015 24th St 1620 Pine St 1515 Fulton St
Aewess Everett Everett, WA 98201 Everett, WA 88201 Everelt WA 98201
Proawmey 1o Sunses - - 0.52 miles SE 0.18 miles NE 0.27 miles NW
Sete Prse s 275,000 . s 265,000 I 330,000
Sete PrecnlGrase L, A $ 23872 ey . 3 276.04}..\. N . “|s 282.53 sn .
Dase Sewesls] MLS #1146897 MLS #1140339 MLS #1192134
Vernessen Sewres (s N Snohomish Co Rec, Realist Snohomish Co Rec, Realist Snohomish Co Rec, Reatist
VALUE ADJUSTMENTS BESCRIPTION DESCRIPION | «f38Aw—eew |  BESCRIPTION o518 Avoomens DESCRIPTION YT vo—
Sete or Frnanang - B NoneNoted/Cvn Yes/VA -2,850| Yes/Cvn -8,000
Connasoions RS -07/2017 omd 7,800106/2017omd 9,100 10/2017 omd 3,700
Dare ot Satellims RS 08/2017 Clsd 07/2017 Clsd 11/2017 Clsd
Locssen North Everett North Everett Notth Everett North Evereit
LeasonorFoe Fee Simple Fee Simple Feg Simple Fee Simple
Se 4,386sf 3,049s( 7,000(6,088sf -10,000|6,098s! -10,000]
View None None None None
5] Doscon (Soe] Rambler Rambler Rambler Rambler
] Queory or Convenner | Average Average Average Average
I Acswes Age 1978 bufit 1979 bullt =0-11942 built -0- | 1993 buiit -0-
= [— A Average Aversge Average
5] Avove Greee | 9 [ | Beom -0- t...‘; [ -0- -0-
4 Room Cours 7]3 1 63l 1 0-16]3 1 0-]6]3 2 -21,000
] Gocs e A2 88.00 1,242 won. 1,152 oo.n. 8,000 860 can 25,000 1,168 ean 7,000
‘g‘ Basemern&Finanee  [N/A N/A N/A N/A
o Roveme Botww Grnon
B2 Funcuens: s |Average Average Average Average
%] Hoosmp/Cosnny Elec WallUnivB8 | FWA Elec Wall FWA
py Erncvors home Double pane Double pane Doubte pane Double pane
Gureg 2 Car Garage No Cvd Parking 26,0001 No Cvd Parking 28,000]2 Car Garage -0-
PoscnPaselDaen Porch Parch.Deck Porch,Deck Porch,Deck
Nee Acpivenrs (Tots: S Xl 1) s 48800l Ix}o [ )- s a7as0| [ 1. IXI- [s 28,300
Acesses Sese Pres ) : INere. 17.7% Nuho, 17.9% NuAs -8.6%
o . i Guoshe 17.7%]s 323,800} Gecehy. 27.5% |3 312,450 | Geeee_15.1%]3 301,700
y ¢ Setas Compartsan - seﬁ Addendum
B lncreesos Vorso oy Setes ensen As $ 310,000
[l cosv aprroACH TOVALEE . -
Sne Veis Commanss_SeC Addendum
EStMATED | JREPRODUCTIONOR _IXJREPLACEMENT COST NEW | OPINION GF SITE VALUE . o8 130,000
fe]l Sovrse areant 0te BulldingCost.net and Crafisman Book Compan Dvomnp 1,242 5, F. &% =8 0
?_‘, Qwesey reomng mem cervien AV]] ctuetive sute of oot eate 2017 ‘&F..OS -8
g Comments on Con Ay g rnaos as )
4 Remaining eeonomfcmalsds ears. Cost figures have been Gersgallapens 528 . 0
] 7] obtained from BuildingCosl.net and Craftsman Book Company Josa1 Escmese ot Cosr-Naww =$ 180,848
5] Average quality construction and from operative local builders. Leee 70 Pryuess | Funensnss | Essernet
Estimated Site Valua based on land sales see addendum | Doprocromn $38,710 =${ 38,710
See attached floor plan sketch for sqft area calculations. Deprostoton Coss ot knpeayomorns ... S ] 141,938/
Site Improvements include: grading, utilities. "Aers” Vorce or Sue bnprovements ) 25,000
\TED VALUE BY COST APPROACH a3 288,800
I xcoxt arProACHTOVALEE.. . : : :
F EcomeseaMony Mortos Revs T3 XGross Rerelle =$ O lnoesies Vetve vy eomo Approsen
B S. fneame A 2 ’ «~aGRY) See Addendum
Mothods and tochniguos employod:] X Satos Compartson Approsch X comapproach | | incomeApproacs | }otne
D weane:  See Addendum
5] Reeemeams commenss: S0 Addendum
[
(é Based on the scopo of work, assumptions, imiting conditions and appraiser’s certiflcation, my (our) opinion of tho dofined valuo of the real propesty thatis
jird the subject of this reportasof  01/05/2018 » which Is the effective date of this appraisal, Is:
Bl [X) singte potnt $ 310,000 U Range s to$ Ooreatertian Jrossthan
I’lﬁ oppratsal le made --u. SUNOO I8 Smmplnion Per plens and snthe basieel e neve poen
on the pesie of o () @ 3

See Attached Scope of Work

e —————
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SALES COMPARISON APPROACH

FEATURE | SUBJECT COMPARABLE SALE NO. 4 COMPARABLE SALE NO. § COMPARASLE SALE NO,§

1816 Cedar St 2008 Walnut St 1618 Rockefeller Ave 2216 Cleveland Ave
Asarmes_Everett i Everett, WA 98201 Everett, WA 88201 Everett, WA 98201
P, gz ve Susg R .10.25 miles SE 0.59 miles NW 0.69 miles SE
Sate Prse $ : 3 304,000 . $ 275,000 $ 315,000

PasolGrocalsnvas IS 0.0000n |3 19283 e0nl .. .. .~ |8 26202 .0a . .8 32209 eanf - -
Dose Seurws(s) e oo JMLS #1181108 MLS #1168663 MLS #1211876

aritesvon Souees! - ___| Snohomish Co Rec, Realist Snohomish Co Rec, Realist Snohomish Co Rec, Reallst

VALUE ADSUSTMENTS BESCRIPTION DESCRIPTION | ofy$Aewe—e |  DESCRIPRION o) Shosmens CESCRIPTION | sAeeces |
Sate ar Finencano Tk . | SellerConc/FHA -6,273| NoneNoted/Cnv Unknown
Conessrone . 08/2017 omd 6,800108/2017omd 6,200) 12/19/2017 omd -0-
Dosa ot SoselTime D 10/2017 Cisd 082017 C P (1]
 P— Notth Everett North Everett North Everett North Everett
| P— 2 Fee Simple Fee Simple Fee Simple Fee Simple
Sne 4,358st 8,008sf -10,00014,356sf 5,227st -5,000
View None Anterial 21,000| Neone None
[ Rambler Rambler Rambler Rambler
Quoty ot Conowumuen AV_QBE Avel Average Amﬁ
Py, 1978 built 1974 built -0-]1988 built -0-]1987 built -0-
Conwuen A Low A e 23,600 A e Remodeled | -23,000/
Aseve Graca | 2 Bome | Bome -0~ tee [ 0= Yo -0
Reom Coun 713 1 7131 178 -21,000] 6 i a] 2 -21000{ 68 | 3 1 -0-
Grosa Lo Aree 88.00 1,242 son 1,578 o n. -29,000 972 ea.n 24,000 978 g 23,000
Basomens &Finunes [ N/A N/A N/A N/A
Roome Botew Grace
Funevene: Usom Average Average Average Averzge

cneCostng Elec WallUnivBB | FWA 88 B8

pEmsebeme  |Doublepane | Double pane Double pane_ Double pane _
Gorep 2CarGarage |2 Car Garage =0-{No Cvd Parking 26,000{No Cvd Parking | 26,000
PersPecell Porch Porch Porch,Deck Porch,Deck
NeeAg ‘ [ Xl Is _ sar3| X, [ |s 35200] [XJo [ ] [s 21,000
Aguses S Prce T L [NeAe  -5.1% Nudo 12.8% Neds B.7%
= Comperenier - _lovuny 385%]s  2086270cenns 28485 310200]GemAs 24.4%)s 336,000

ot Sates Co Aowesen  See Addendum
— [ —— — T D — e Y YW Y w—w—y Y W] My

gmr.. e G A e P AR
|gareretpurpese aprrrite vt
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Scope of Work, Assumptions and Limiting Conditions

Scope of work is dafinad In the Uniform Standards of Profassional Appralsal Practics as ™ the type and extent of rosaarch and analyses in an
assignment.” tn short, scopa of work is simply what the appralsar did and did not do during the of the (1 includes, but Is not
imited to: the extent to which the property is ldentified and Inspected, the typo and oxtent of data rescarched, the type and extent of analyses applied
to arrive at opintons or conclusions.

Tho scope of this appreisal end ensulng discussion in this report are spaclflc to the naeds of tha client, other identifiod Intendad users and to the
Intended use of tho soport. This report was prepared for the solo and exclusive use of the clisnt and other identified Intended users for tho ldentifted
Intended uso and its use by any cther partles Is prohibited, The appraiser I3 not responsidle for unsuthorized use of the report.

Tho appraiser’s cestification appesring In this appraisal report is subject to tho following conditions and to such other specific conditions as are
set forth by the appraiser in the report. All oxtraordinary assumptions and hypothetical conditions aro statad in the report and might have affocted the
assignmont results.

1 Tra Aol e 0F & Iogal Retue ATSUNG the NOPLITY SPITSISSS OF Li3e TRelete, Ner any epusen os —van 1o

poe The preparcyts a8 theugh
2 Ay how anats - Tre s mede ne survey of the proparo.
3 Tre o SPPO 1N SOUN BeesLSe mess the 8 che preperty wnies have peen
Pprovieusty mese therete.

o

4. &wmwwymwwmmuu«n--\wwm 50 I» tha prepeny ey o
o ')

"hat oy by anyens bt (he shant and OINSr MIANeee Users 66 MANUNG I this Fapers, ne? shall i Be Donveysd oy
anyoas s he o NOWP, BISE, BF ALhar Media, WENSWE
5 Tne - ot ;s appr equree oy oras Unstorm Stanaares of Prarossionat Apprasest Pracuce.
s. [/ O S0urers robel and
H o wne »”
1. Tne - subsed, or nevere or 1090 varssis. Tne appratser assumes
or =3 o tastang, wiuon mIORt 08 requIred te SINOVver sush fectars, Tres aet propecty ane
Shauld Net be SoNnsiceres as suan,
8, Tne ennl praperty ane is net o susieing or simiter “eapen’, uniess stnerwise nered. The apprarsar
e e wpe orne soon ty Tre VD F The Property and SRY NNErEvemente s for Suipeses of
pon e o af e S e L Tre
»> 4 woaq aesveying (s stnar) messts, poct rmetecen,
potnt, metd or . y T,

Trvse appraton ropert svouts net oo uses s e property l ot aatosrs. T voes ompiey queknes
sapana 1a inepecy and eerase erees of lrneg . Be sftetted,
Unlass otherwise noted, the appraiser tho comp that constitute the subject property Imp: t{s) are taly sound and In
working order.
Any viowng ot he preparty by rmace % Ums neted, acues » Tre @4 et meve.
Arnmwre, Moo anms y e O he
8. A f—
e sampeiansy perarmes.
to. U o propany L] L R
R oreter waty, OveR use orthe Tre D 1/ nowe y

k Vatus tor prapeary insuranse severepaluse.

11. The ACI General Purpose Appraisal Roport (GPAR™) Is not intendad for uso In transactions that roguiro a Fannle Mao 1604/Fraddle Mac 70 form,
a!s0 known 28 the Uniferm Residantial Appralse) Report (URAR).

Additiona2) Comments Relsted To Scopo Of Work, Assumptions and Limiting Conditions

Tha subject property has been appraised as of January 5, 2018.

Final appraiser's opinion of value reflects:

12) USPAP disclosure: | have personally appraised this property within the past 3 years for the client. The subject property sketch
measurements and interior photos included within this appraisal assignment were obtained from the previous March 3 2016 appraisal.

13) This is an Exterior only appraisal. No current interior inspection was completed for this assignment. All subject data and interior
photos wese obtained from previous 2018 interior inspection of the subject property.

14) The Client has direct the appraised value to reflect average condition regardless of the actual condition for the purposes of this
appraisal.

15) The appraiser makes the assumption that the subject property is currently rented at market value.

18) The appraiser makes the assumption that there is no observable or un-cbservable deferred maintenance that would result in an
adverse market reaction.

17) The appraiser makes the Assumptions that the improvements are in average condition.

18) The appraiser makes the assumption that the improvements are compliant with all cument jurisdictiona) smoke alarm and
electrical codes.

19) The appraiser makes the assumption that there are no interior and or exterior heaith hazards.
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Residential Appraisal Report FueNo. 17-3482

Appraiser's Certification
The appralser(s) cortifics that, to tho boest of the appraiscer’s knowledge and bellef:

% Te s ropart avm

2T opinisns, sne oy por BMEING SEnEIISRS et ofs the appralter' persenal, (mpartel, ane unbiesed
opinions, ana

3. Unses noted, e nee Ao protems. waa repen sae P

watved.

4 ‘—wmmm.&--&um-mmm«um

> = e parties

S Tne o ove o wpen o e resuie.

6. Tne 1 . et Qeta anie o van

e NG, the ameunt of the value Spinien, the SEaNmMent of 8 SPUeIed resull, of the e overt "y thie

7. Tne 's pinsons, ware “nd NS rapert A hoon U, Se nPnhnwﬁ”utul

a Ualn-mm made o The praparny INet 19 DV SLEgest of DS rapers,

9 Untess netes setow, ne one w e signing S. .

Additona) Centifications:
The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the
requirements of the code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute.

Oofinition of Vatue:  (X)Marketvatue  [(Jother vatue:
Seures o¢ Deamana: “The Appraisal of Real Estate” 14th Edition, Appraisal Institute, Chicago, IL
Market value means the most probable price which a property should bring in a8 competitive and open market under all conditicns
requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by
undue stimulus. Implicit in this definition Is the consummation of a sale as of a specified date and the passing of title from selfler to
buyer under conditions whereby:

(1) Buyer and seller are typically motivated;

{2) Both parties are wel! informed or well advised, and acting in what they consider their own best interests;

(3) A reasonabte time Is allowed for exposure in the open market:

{4) Payment is made in terms of cash in U.S. dgllars or in terms of financial arrangements comparable theseto; and

(5) The price represents the normal consideration for the property sold unaffected by special or creative financing or sales
concessions granted by anyone assoclated with the sale

ADDRESS OF THE PROPERTY APPRAISED:

1818 Cedar St

Everett, WA 98201
EFFECTIVE DATE OF THE APPRAISAL: 01/05/2018
APPRAISED VALUE OF THE SUBJECT PROPERTY $ 310,000

APPRAISER SUPERVISORY APPRAISER
4 T -

Newa: David Connelly Nama:

Company Asaress: 7433 SE 27th St Campany Aceraas:

Mercer Istand, WA 88040

Terwpnone Numser: 208-236-3037 T. Numser!

EmanAearare: david@AmericanAppraisals.com Emen Acaroos:

Stote Cormnasven? 1700766 State Carvmsaion #

or Lisenee # or Lisanea §

¢ Oenee |, ) Seore & Searel

Seeest WA E Date o C. wr Liconee?
Expwanen Dose ot Corucension or Liesnee: 11/17/2018 Dase ar S :

Dase os Signanwrs one Repern:  01/18/2018 Deve ot Proparty Viewsng:
D.....P..mvw 0"05'2018 Dwumw
Dogres of preperty newsngt D'ﬂumus&m DE’.I.O!Q Dun-umu-

Prnonnee vore Al saanoma. SRLIIABN S — XY e e— — ey

@parﬂ Pt G G Farne ArocBrs 38501
Qor iy PEs e etk g 2 : American Home Apptaisals




Foe No. 17-3481

APPRAISAL OF

LOCATED AT:

2007 105th PI SE
Everett, WA 98208

CLIENT:
Clampelt Industries, LLC dba EMG

10461 Mill Run Circle, Suite 1100
Owings Mills, MD, 21117

AS OF:

January 5, 2018

BY:

David Connelly
American Home Appraisals




Fue No. 17-3481

January 18, 2018

Clampett Industries, LLC dba EMG
10461 Mill Run Circle, Suite 1100
Owings Miils, MD, 21117

Fua Number:  17-3481

'n d with your reqg l hove appralsed the ron) proporty at.

2007 105th PI SE
Everelt, WA 98208

The purpose of tnis appratsal 1s to p an op of the volue of the propeny, as
Tho proporty rights oppralsod are tho foe simplo Intorest In tho site and improvemants,

ln my opinlon, the dofined volue of the proporty as of January 5. 2018 [TY

$410,000
Four Hundred Ten Thousand Dollars

Tno attached roport [} tho descrip analysis and supportive data for the conclusions,

final optnion of votua, dosariptive photographs, assignmont conditions and appropriote acertifications.

Sincerely,

Dusl Gt
David Connelly
American Home Appraisals

7433 SE 27th St, Mercer Island, WA 98040

e — —



s

Tne - Tesmie the ot the suljem use ot the
c....u....n..v...... Usee Clam tt Industries, LLC dba EMG E-maa tishecke!@em: com
%4 Coom Asmrsee 10481 Mill Run Circle, Suite 1100 Cxy Owings Mills Suwe MD 2y 21417
Ascwwens: larenses Usedfs) The intended users of this is the client listed above, additional in users are Everett Housi
o the owners and any mediation sesvice or court of com t jurisdiction, and no other.

: doig! 54 Charactoristic - Opaalt Housing Trends - ... - | OCoslnl
Locasen | JlUrsen X ]Sunwren Rures P, Vemes rver Seanse PRICE AGE
X]0ver 75% 5% Unoor 25% | Ds Butsnos | JOver $(000) (%]
Grownn X ]Scanse  Stow Time Ungor 3 mens. 3-8 mens Ovee 5 mans 130 Low 0
5] Neomearneee Bouneanes Neighborhood is bosdesed by 116th St SW to the south, 35th AvaSEto | 2,300 Hon 120
the east. Wood Creek Ravine !o the north and Interstate S to the west 375 Prow 80

— [
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Residential Appraisal Report Fue No. 17-3489

Imenses Use The Intended use of this appraisal is lo determine current Market Value. No other use is intended os authorized by the
. The of this assignment is fic to the identified intended use.

[ Adoresa 2007 105th Pl SE Cwy Everett Sene WA 2, 98208
Owner o Pucoe Reeees HoUSING Authorily of Everett

Couny Snohomish
s 0o Per Snohomish Co Assessor: Lot 24, Chatham Place
Assesser's Parnut # 004082 000 024 GO Tos Yoo 2017 RE.Tere $ 3492/estimated
Nareerness Neme _Silver Laka Map Ruterenes TB 416 D7 Consue Trncs 416.05
P A ) x P.ls.l L-um o"c' (dasertne)l
TOOBLMER ol 30 net rovend sales &v ransiers of the ot CRO Dres il 9 e SNACTIVE RIS oF I o
Priww Seseflranases: Do /@ Poa /2 Sewesfs} Snohomish County Public Records and Realist

Anatysis of pre ante ar wanster nissery of the sucjen propeny (u- eomparanie sues, wappsesnse)  There have been no sales or transfer of interest in the EM
three years per NWMLS and Snohomish Coun blic records for the Sublect. There have ba no sales in past 3
comparable sales unless noted.

Onarings, apsne ane sonvams os of he shteawrs deta ot ine appranal  INO Oﬂeﬁnn§. Qﬁcﬂs and or conlracts were noted or were bm!ght to the attention
of the isers as of the effective date of this appraisal.

Marses G [/ e ) See Addendum
Dimansiens 40.98x158.35%115.0%134.84 Avss 10,454sf Snepe | lar View NORG
Cuasemesmen R9800SRO Co Single Family 8800sf Minimum lot size
o [ b esert
ls the nignast ane beet use ot the sulject proparsy as for ae porgiene ) e pr 7 Yoo DN. b Noy wasartoe.
Utilitles Pubtic ﬂw‘m[ Public  Other Cit.alto tm 1) Public __Privale.
X Waser X — Seea 8Sphait X
Gas X (] SonteySewsr 11 none L)

Sna Commens  Se0 Addendum

wffce. voe Concrate Siew |:|E§= Favunusven Wans Concrete _E&_LQM;__

£ ot Seust 1 FunBasomens Parvst Basemars | Erones Wane Painted Cedar Waoe DiyWall
T, X | Dee Aa. S-DesfEna Unn | Bosement Avoe N2 sqn [Reer Com le Taolfoen_Wood
X se0 Unoes Cans. | Basemenm Fimen % | Gurars & Downopores Alum Bows Froer VI yl. Stene
D Rambler [ JOwace Erdfn | [SempPome |WimaeeTrpe _Vinyl Frm Boun Womeams_StonETE lam
Your Bun 1968 Seatflmuares_INSutated CarSearagn Nene
Eneowve 12 Sersens Yes 8etCora 2
A None FWA || _IHW Amersuse W, ] Surtaee 3

Drwp Seew Suave Ocner Fuu NatGas Fropmon(s)# 1 |X)Foree X]6. $oiCore 2

Froee X )Seucia Convei A Coneme X ) Pave/Doen X | Poren 8 ocCors

Fuuonca Hosse v ouas Oover Past Okner A Bew.

Re: X]Ren, 0s X Murowave Wa Ouner (wo:

Futsnos eree EbOVR sontanet 8 Rooma 4 Bowosms 2 Baanls) 1,450 M"muﬁonbhbh

AcameniFeornns See Addendum
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Residential Appraisal Report Fuella, 17-3481
FEATURE 1 SUBJECT COMPARABLE SMENO.1 | COMPARABLE SALE NO.2 COMPARABLE SALE NO. 3
2007 105th PI SE 2010 105th PI SE 10524 21st Ave SE 10425 25th Ave SE
Asoess_Everett Everett, WA 88208 Everelt, WA 88208 Everett, WA £8208
P . .10.04 miles SE 0.07 miles SE 0.34 miles NE
Suse Pres $ - Is 345000} s 425,000 $ 381,000
SuPadGossboe |8 000snn |3 24680.gn. - - |3 27687 con] - s 283.13 9
Data Seureefs] . MLS #1135054 MLS #1122279 MLS #1180375
Vernessen Sewrnafs) : Snohemish Co Realist Snchomish Co Rec, Realist Snchomish Co Rec, Realist
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION | _ofjshewe— | DESCRIPTION o) $ Avmmanems DESCRIPTION | sAeweceen |
Sete or Fnenomg ' NoneNoted/Cvn NoneNoted/Cvn NoneNoted/Cvn
Consasotons 712017 cmd 9,800 05/2017 omd 17,200/08/2017 omd _ 8,900
Dass o SetolTime L .. |8/2017 Cisd 07/ 2017 Clsd 09/2017 Cisd
Locewen Silver Lake Silver Lake =0- | Siiver Lake -0- | Sitver Lake -0-
LasssnesalFoe Fee Simple Fee Simple Fee Simple Fee Simple
See 10,454sf 10,454st -0-110,454s¢ -0-|9,583sf 4,500
View None None None None
B} Dasion (S Rambler Rambler Rambler Rambler
b Ouaong os Consmoen | Average Average -0- | Average Average
P AususrAge 18868 built 1888 built -0- 11968 built -0-11975 built 0-
& F— Avera Original 23,000 | Average/Good -0- | Average/Good 0
5] Asove Grose To [ [ | B 0- Vo o [ 0.
£ Reerm Cours 714l 175 |7]3] 178 —o-7|3| 2.5 017[3] 175 -0-
P Gross omg Aves 88.00 1,450 sq.ee. 1,403 og.n. 0 1,524 oon -6,500 1,381 ounn 6,000
5] Basamers & Frnsnoe N/A N/A N/A N/A
z Roome Batow Grave
2 [— Average Average Average Average
S re——" FWA FWA -0-{FwA 0. [FWA -0-
oz Emcaemboms | Double pane Double pane Double pane Double
GasagefCan 2CarG 2Car Garage -0-12 Gar/1Gar Det -16,000]2 Car Garage «0-
PoceriPounlDoon LgPatio.Perch __ | Porch Patio -0-| Porch. Deck -0-| Porch,Patio 0-
[Ty S— XL T s 32800) [ . [XI. [s 5300 IX[s [ J- [s 19,400
Agusiea Sese Prees fNude.  9.5% Neho  -1.2% Nehs  5.0%
2t Comparanses . [ 9.5%(3 377,800 | GreusAy.  9.3%]3 419,700 | Grass. 5.0%13 410,400
Summery ot Setas Companison Asresen _See Addendum
B Invieesey Vate by Soses acsan Apprancn $ 410,000
'COST APPROACH TOVALUE - : ) b
See Vars C See Addendum
ESTIMATED | REPROBUCTIONOR _ {XJREPLACEMENT COST NEW
5] Sewwes orcnet sute BuildingCost.net and Crafisman Book Company
53 Quasy romng mom sost serven AV Ertecove uste or oot sats 2017
i Commone an Coss - m (orens oree i < u.’
-3 Remaining economic life is 45 years. Cost fiqures have been 473 f@$ Y 0
Z’ obtained from BuildingCost.net and Craftsman Book Compan Tosss Evomare ot CourHewr . 227,857
3] Average qualily construction and frem operative local builders. Love 70 Pryusss | Funcnonss | Emamnas
Estimated Site Value based on land sales see addendum | Doprecinven  $38,738 »${ 38,736[1
Sea atiached figor plan sketch for sqft area calculations. Doproctuses Com ot Improvamomssesesesssasss 2o $ 189,121
Site Improvements include: qrading, utilities.  "Aets” Votvo ot Sne buprovaments. .- a3 25,000
_ ~ \TED V. COST .8 374,100
MY INCOME APPROACH YO VALUE s — . : :
:.E Essmarna M Morvos Rome $ n’a KG...R.-M b =3 o lng-mv-bogtnmﬂm
51s. Inoome A & ~GRM) See Addendum
Methods end tochiziques employed:| X | Sates Compartson Approsch  [X] costapproactr | | income Appeoecd | | Oter:

we:  Ses Addendum

C [ — 7Y . T
5
2
é Mmmmcfmmpmnmemm:wmmmmmm(ummmammmmumwmmmu
o the subjoct of this report asof January §, 2018 + which is the cffactive date of this appraisal, is:

(X] stngte potnt s 410,000 U range s to $ Greaterthan [ JLessthan §

Tris apmatsatis mase “oen,’ sunjest por plans one enine besnere rprovements Reve

L e ropare or onthe vesie of povs ar nave @
See Altached Scope of Work
r..,._.:m'_...}-.ml“ 1...-:....-m&g..r-k-—¢—-.n—n.._
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g QxR Tpres scwaslrer ot
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Residential Appraisal Report Fualo, 17-3481

FEATURE ] SUBJECT COMPARABLE SALENO. 4 COMPARABLE SALE NO, § COMPARASLE SALE NO.8
2007 105th Pi SE 10223 27th Or SE
Everett, WA 98208
-10.51 miles NE
3 425000 S $
$ 332.03 sa.n | sa.n.| $ se 0
MLS #1126688
Snohomish Co Rec, Reafist
OESCRIPTICN o4} Aoveemens DESCRIPTION #3$ Aeomma DESCRIPTION )8 Aovemens
NoneNoted/cnv
- |06/2017 omd 14,600
-168/ 2017 Clsd
Locssen Sliver Lake 0-
Loas. as Sumpte Feg Simple
Sus 10,454sf 10,880sf -0-
Viw None None_
Dangn (5o Rambler Rambler
Qustng ot Conwwruenen | Average Average
Aeruer A 19888 buill 1988 buiit -0-
Conemuen Average/Good Very Good -46,000
Aseve Grase T Beme L..._ih [ B O-lr. Beme v..% [
Reem Count 714 1.7 1714 2 0-
Groes Aea 88.00 1,450 s 1,280 wo.n 15,000 se.0 et
Reems Botow Grasa
Funowenes Uk Average Average
cnplCostin FWA WallHt -0-
p Emerens bee | Double pane Double pane
iCor |2 Car Garage |2 Car Garage
PorandPonelDocn LgPatio Parch Porch,Deck -0-
bl NnAg ntmeant | eset) $ 16.400 EO I:]' $ ° IX]' I:I' 8 o
P4 Aciscae Sets Prse Needg  0.0% NeiAg. 0.0%
£ o Corporasane . $ 408,600 |Gounte  0.0%]s 0| Guentiy_0.0%s 0
f&: ot Sates Compertonn Aps
2
o
©
wv
]
&
o [S— p— w—————— V_nc-.w'm&lo&-h-—&-nhh—m

™ Aeawonas Covparentes mnc--nmum ety
QGIMNETOIRITILAL F2 % * 1%, 1004



Residential Appraisal Report FooNe. 17-3481

Scope of Work, Assumptions and Limiting Conditions

Scope of work Is defined in the Uniform Standards of Professional Appraisal Practice as ~ tho typo 2nd extent of rosesrch and analyses in an
assignment.” tn short, scope of work i3 simply what the appraiser did and did not o during the coursa of the assignment. {t includes, but is aot
tmited to: tho oxtent to which the property Is Identifled and inspected, the lype and extant of data researched, tho type and extent of analyses spplied
to artive at oplnions or conclusions.

The scope of this appratsal and ensuing discussion in this repoct aro speclfic (o tho neods of tho cilent, other Identified Intendad users and to the
Intendod use of the report. This repoct was preparad for the sole and oxclusivo uso of tha client and other identificd intended users for the identificd
intended uso and [ts use by any other partles Is prohibited. The appraiser s net responsibio for unauthorized use of the report.

Tho appraisar’s certiftcation appearing In this appralsal report is subject to the following conditions and to such othsr specific conditions as are
sot forth by tho appraisor In the repost. All extraordinary assumptions and hypethstical conditlons aro stated tn the report and might have affected the
assignment results.

. @ 1egel nature sesEng the proparty Ve Wnerare, nor ny opinten 0o to the tate, wish to
b geos ane Tove propory ts o

2. Ay show anas - the Tre nee oy

3 Tre o appos inesurt meds ine = the pregerty wntees Rove beon

PIOVISUSTY MOBS TROress.

4, Naxnas ai, nar any pan of 010 centent of tnie repen, aspy o siner megia trerse? {Inatusing soneiusiens as 16 the praperty valus, the ivencty of e

- - ), ohal ba wend faf any oy anyene ma - [ net shall b »y
¥ he pusse » ] Pews, sales, o stha? madia, atthe
5. L sourees Tetitin and Bebeved 1o be YUS ane serreet,
However, ne or ot suen to e » e
2 rno tha Lol Subsod, or & mern or lnes vatuatia, Tne SPPratent sssumas
©F 11 SNOMNGIING 7 LEIENG, WA KNG Be TaqUES S0 SseEvar sush fosurs. Thie apprereel 1o net propeny ond
Sheutd net be sensieered as e,
8. Trhe the ' proparty snd is net & heme ¢ simasr "expen’, untess athanwise nated, rm-"unw
e Upe of Rale " m-mmmwm Tne viewmp o4 tne praperty ane eny imprevements s for purpeses of
parien of cne e tre Tne
veve : et socrern o ]
pains, mais o Untoss Y testes,
Ts e veee ot the prepernty J. oF dotuste. ‘M.m“m“m‘.““mm
Aaperts ta NPTt and SO ke pinten Y ba affected.
Unless otherwise aoted, tho sppraiser the comp that constituto tho subject property kuprovement{s) are fundamentally scund and in
working order.
Any viewng ar the preperty vy the wee Unese e Tre
-~ nD ol tha praperny.
8. A e or are peven wet opor
o compelency perfermes.
10, U, s of praperty tree o ureu tor suen purpeses. Raprscuasion ar
R are tar oty e Tne D. 1/ e oty

L 1

Vonse ter property

11, Tho ACI General Purpose Appraisal Report (GPAR™) s not intended for use in trensactlons that requlre a Fannle Mas $004/Freddie Mac 70 form,
aisoknown as tha Uniform Residential Appraisal Raport (URAR).

Additional Comments Relatad To Scopo OF Work, Assumptiens and Limiting Conditions
The subject property has been appraised as of January 5, 2018.
Final appraisers opinion of value reflects:

12) USPAP disclosure: | have personally appraised this property within the past 3 years for the client. The subject property sketch
measurements and interior photos included within this appraisal assignment were obtained from the previous March 3, 2018
appraisal.

13) This is an Exterior only appraisal. No current interior inspection was completed for this assignment. All subject data and interior
photos were obtained from previous 2016 interior inspection of the subject property.

14) The Client has direct the appraised value to reflect average condition regardless of the actual condition for the purposes of this
appraisal.

15) The appraiser makes the assumption that the subject property is currently rented at market value.

18) The appraiser makes the assumption that there is no observable cr un-cbservable deferred maintenance that would result in an
adverse market reaction.

17) The appraiser makes the Assumptions that the improvements are in average condition.

18) The appraiser makes the assumption that the improvements are compliant with all current jurisdictional smoke alarm and
electrical codes.

19) The appraiser makes the assumption that there are no interior 2nd or exterior health hazards.
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Residential Appraisal Report FasNo. 17-3481

Appraiser’s Cortification
The appraiser(s) certifios thal, to the best of the appraiser's knowtodge and betief:

1. The siaamonts of toas soruamentn e repen are wue and senact,
2.7

Sy e reperies NG sre tve .‘7

opuvnne,
3. Unse netes, - Property Wt is the sul) e parves
watves.
‘- I» Ras Ae ples POy that I the Suljent of s reopen of Ie tha S S
5. Tre e v et
6. The » . veive or " o
he Derd, the opinon, the ronm, e ety e
7. The i eptrtene, Nes boan preparen, tn ve Unstorm S o P Ay Prastiva.
8. Unsass nores, he hesmede s #45he property thet I8 the suRgect of NS 1epen.
9. Untess naces setew, ne ane g S sropery
Additional Certifications:

The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the
requirements of the code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisa! Institute.

Definition of Vatue:  [X)Marketvalue  [JOtherVatue:
Sewres o Dement "The Appraisal of Real Estate” 14th Edition, Appraisal institute, Chicago, IL

Market value means the most probable price which a property should bring in a competitive and open market under all conditions
requisite to a falr sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by
undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to
buyer under conditions whereby:

(1) Buyer and seller are typically motivated;

(2) Both parties are well informed or well advised, and acling in what they consider their own best interests;

(3) A reasonable time is aflowed for exposure in the open market;

(4) Payment is made in terms of cash in U.S. dollars or in terms of financial arangements comparable thereto; and

(5) The price represents the normal consideration for the property sold unaffected by special or creative financing or sales
concessions granted by anyone associated with the sale

ADDRESS OF THE PROPERTY APPRAISED:
2007 105th PI SE
Everelt, WA 68208 _

EFFECTIVE DATE OF THE APPRAISAL: January 5, 2018
APPRAISED VALUE OF THE SUBJECT PROPERTY $ 410,000

APPRAISER SUPERVISORY APPRAISER
Sw»_m Swonamest
Neme: David Connelly Name:
Compony Name:  American Home Appraisals Company Name:
Compony Auwess: 7433 SE 27th St C A 3
Mercer Island, WA 88040
Totepnona Numees: 208-236-3037 T [
Emanhewsss: david@AmericanAppraisals.com Emes Aswrens
Suese Corvneeuen ! 1700768 Sease C. [
e Lisance # o Linonsa !
wr Ocner {; 3 Suase F; Seatel
See: WA P r rr—
Eapronon Dot o Cormestion or Lisense: 11/17/2018 Dare o5 :
Dase o+ Signonwe ona Ropen:  01/18/2018 Date ot Propery Viewsng:
Date ot Proporty Viewsng: 01/05/2018 Deogree ot property viewsng:
o1 properyy viewng® Dl—-—...s..- DE——% Donmmw-

[y p— T Eee—— Tore tuwe Croyrpts & ZEEINI AL @ Fom A Compas A Regros

— Rovurenr
gpar‘u Pasebard UAHM'M""'"‘WM %’
Srnemigen s e a7 v rasert American Home Appraisals



Fae No. 17-3480

APPRAISAL OF

LOCATED AT:

302 76th PL SW
Everett, WA 98203

CLIENT:
Clampett Industries, LLC dba EMG

10461 Mill Run Circle, Suite 1100
Owings Mills, MD, 21117

AS OF:

January 5, 2018

BY:

David Connelly
American Home Appraisals




Foe Ne. 17-3480

January 18, 2018

Clampett industries, LLC dba EMG
10481 Mt Run Circle, Suite 1160
Owings Mills, MD, 21117

Fuo Numbor:  17-3480

In acooraanco with your request, | have appratsed the reat proporty at!

302 76th PL SW
Everett, WA 98203

Tho PP af thts Is to P an optnl of tho value of the sukject pfopeny, as Improved.

The property rights appraised are tho fec simpte Interost in the sito and tmprovements.
In my opinion, tho doftnod vatue of the proparty as of  January 5, 2018 TH

$325,0600
Three Hundred Twenly-Five Thousand Dollars

Taa atischod roport ins the dosgrip analysis and suppartive dota for the concjustons,
ttnol opinlon of vatua, dosariptiva photographs, ] g and approp oor

Sincerely,

David Connelly

American Home Appraisals

7433 SE 27th St, Mercer Istand, WA 88040
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The pursese ot cus appreisat repen is e Provide the siont with & Wedibia S5inien o1 the delinad Velus B¢ ING SURIETE PIOPINY, Piven ING INENGE Use of the sppraisal

Coont Nomollnsnuss Usee Clampett Industries, LLC dba EMG E-man lisheckel@em: .COM
1) Coums Aserses 10461 Mill Run Circle, Suite 1100 Owings Mills Sure MD 2 21117
] Acaenas buanees Ueaels) The intended users of this is the ctient isted above, additional intended usess are E Housing Aul
o the owners and mediation sesvice or court of competent jurisdiction, and no other

luenses Usa The intended use of this appraisal is to determine current Market Vatue. No other use Is intended of au the

:] . The § of this a!

nment is s|

fic to the identified intended use.

Properyy Acwess 302 76th PL SW Cay Everett Sume WA 2 58203
Ownor ot Pusss Resurs HousiNg Authority of Everett . Counsy Siohomish
=3 Da Per Snohomish Co Assessor; Lot 8 View Crest Drive
1 Acsosser's Parss # GCE31300000800 Taa Your 2017 RE. Tenee $ 27 18/estimated
Name View Ridge Map Roreresee TB 418 B3 Conous Trecs 413.03
P, X)Foe Leasenets Ocnar (o scems]

fevsersh au_1X]ate natraves: o

Prioe SeralTeanmart  Dase N2

sales o auijout

Puee N/A

fov tha

Sewes[s) Snohoniish Counly Public Records and Realist

10 the enective Gato of tiks A

Anatysts ar prior 8030 or weneter Nisiery of the

oales, ¥

) There have been no sales or transfer of interest in the previcus

threg years NWMLSandSnohomxshCoun ubfic records for the Subject. There have be no sales in past 3 for the
& rable sales uniess noted.
O apmns wine No offerings, options and or contracts were noted or were brought to the attention

of the appraisers as of the effective date of this appralsal.

Nelghbockood Chars B Opo-Unit Housing Treads . Ono-Upit Houslag
Lossven | _JUraen Suburven Rures P Venee 1X Scaste 2] PRICE AGE
X 5% 3 Unoer 25% {Oome X In Batanam | _JOver $0000) (*2]
Growry Ra Staste Seww Time | X Unser 3 mene 35 mene Dves 6 mene 130 Low 0
2 Neconoernese Beuneanes Neighborhiood is bordered by Hwy 528 to the south, Evergreen Way to 2,300 Hym 120
the west, 41st St to the n d Interstate 5 to the east. 375 Pros. 80
Y Nesgroormees Descripven See Addendum
Barnes C. { the eveve ) See Addendum
Dimansiens 70 x 110.39 x 70 x 110.41 Aea 7728 Sq.Fi. +- Snage Rectangular View None
Cussmecna R1 City of Everett Be. Single Family 6000sf Minimum lot size
X No.
ls the mghes one vess ure ot e sutlect praperty for por pians ane ) he prasent use? X)Yeos DN- ko, eoscrton
Utilitles Publle _ Other {descri Publle _ Other (dosc Offalto vomonts~T Public _ Private
X _Wesee E{ 1 Swess_asphall X
G x] 1] _Samary Sewar_ M) Aoy miONE
Sue Commens  See Addendum
Unes o... One wfcw.com ConerssaSien X ]Coome Founssien Wess ___Concrete  Fuoors Laminate
SoeSwnes 1 Fun Basemen Porsas Basomens | Esvertes Wons Pzinted Cedar Wone DryWai
T, Des. A Unn | Basemens Ares V8 co.n | RootSurtwoe CompShingle TaniFresn ___WoOd
P - Unave Conor. ) Basomens Fruon % | Guuers & Downesours Alum Bunfoee  Vinyl |
Rambler Woeer e Vinyl Frim memm EbIGIESS
Yoo Bom 1970 Scorm Sesafinensema_INsulated Cas Sioe Neas
Evacove ) 15 Seresns Yes SotCors 2
Ava None H Ramont | Amenmses aeeSwvels) # Surrave 35phait
Deop Saas Sraws Ounar F..o Electric X |Fyoproeefs)# 1 xF-__u-_ Gorege  #etCore 1
Freer X Convas Aw Consmmnna PavelDoen X |Poren # otCore
() Oinee Post Owrer X ] A Des, Buorwn
A X | Desrwse sner Miroweve W, Dknar (oo
R Finsenen aree BDOVD oraun cwmmins? 7 Resme 4 Baoresms 1.8 anl-! LM
AsasenstFasnres See Addendum
T ﬁ——-—.&-tp—;in:?‘m—-—— 7-—&0’%.'—&-“%“

9
gneret purpasuepom sel-nanit
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FEATURE | SUBJECT COMPARASLE SMENO. ) COMPARASLE SALE NO. 2 COMPARABLE SALENO. 3
302 76th PL SW 212 76th PL SW 1718 75th St SE 816 8Cth St SW
Avenrs_Everett i Everett, WA 98203 Everett, WA 98203 Everett, WA 98204
Prommuy 1o R 0.04 miles NE . 1.38 miles NE 0.80 miles SW
Sate Pres. s o 3 255,000] . s 364,950 $ 385,000
SoinPrac/Groseoecfose 1S 0.00 wo.n I8 221.74 ea.n $ 233.94 wn $ 285.61 ea.n
Dea : MLS #1193563 MLS 21197388 MLS #1204792
Vennessen Sawreefs) . Snohomish Co Rec, Realist Snchomish Co Rec, Realist Snohomish Co Rec, Realist
VALUE ADSUSTMENTS DESCRIPTION DESCRIPTION | ofyShyemee | DESCRIPHON | BSAeweme | BESCRIPTION | oB3Aewe—s |
Sete ar Finanang O NoneNoted/Cash NoneNoted/Cnv Yes/FHA -3,800
Consassions . 08/2017 omd 4,300]10/2017 omd 4,100]10/2017 omd 3,100
Dote ot SasalTima L 10/2017 Clsd 11/2017 Cisd 1172017 Clsd
Locasen View Ridge View Ridge -0-| Eastview -0- | South Everett -0-
LasesnerelFae Swm Fee Simple Fee Simple Fee Simple Fee Simple
Sue 7728 Sq.Ft +/-  ]9,583sf +10,000{10,850s{ -17,000 110,454t -15,000
View None None GmBIYPwrStn -0-{None
B Dosun (Sops) Rambter Rambler Rambter Rambler
S [V T T Average Average Average
[ Acsoms 1970 buiit 1970 buiit -0-] 1959 built -0- | 1980 built -0-
< Average Falr/Unfin | 89,000 }A 8 -0-1Good 23,000
r'i A....Gm. t.-lg Beme |t Bems 0|t B 01t [ 0-
g Rasen Cours 714 1.5 714 2 1280017 4] 175 -12800]17 | 4 2 -12,800|
B Groos Lung e 88.00 1,208 von. 1,150 on 5,000 1,560 e  -31,000 1,348 on|  -12.000
1] Buvamon bFmencs | NIA N/A N/A NA
P4 Recms Beten Grooe
= [— Average Average Aversge Average
bl Hooung/Coumng EFWA 88 -0- | FWA HeatPm| -0-{WHBB -0-
prEmacmbene | Doublopane _unknown -0- | Double pane Double pane _
Gareg [1CarGarage _ [1Camort |  6400lfCarCaport | 640011 CarGarage -0-
Paren/PacsalDasn | Porch.Cvd Patio | Porch Patio 0- | Porch Patlo -0- | Porch Patio -0-
NesAguomem (Tasad _|* . - IXpe 11 1Is e1800] | J. IX]- |s s0400( | ] IX]- s 63,8600/
A«.....S...P.- ST | Nabe. 24.2% NeAo -13.8% NoAs. -16.5%
ot Camparonmas i Geeshe. 42.2%]3 318,800 |Geroiy_19.8% 18 314,550 [Gaseho 18.1%]8 321,400
ot Setes orsen Appreasn S8 Addendum
B lncreored Vaton oy Sate son Apsreasn $ 325,000
COSTAPPROACHTOVALUE i

Sus Vare Comments SeeAddendurn

ESTMATED | JREPRODUCTIONOR |XIREPLACEMENT COSTNEW | GPINION OF SITE VALUE ....... ) 150,000
Y Seures ot som ac1e BuildingCost.nat and Craftsman Book Compa | Owesnng 1,208 So.Fu ©8 e $ 0
8 Quomy rocmg wam sost sarvies AV Etestve aste ot sest anta 2017 Se.F. B8 e $
n. Conments on Con A s eaprociousen, sse)

q Remalning economic Iffelsss ears. Cost figures have been GeropalCarpen 312 Sefu®8 seocesssssss® 3 0
8 obtained from BuildingCost.net and Craftsman Book Compan) Toras Evumesa ot Coorlow a3 188,008
5] Average quality construction and from operative lecal bufiders. Loce 70 Prysicat | Funewonas | Ememes

Estimated Site Value based on land sales see addendum | Doprocsacen $39,858 =3[ 39,858}

Ses attached floor ptan sketch for sgft area calculations. Ce. sessssessusss

Site Improvements include: grading, utilities,

- {NDICATED VALUE BY COST =8 321,100

u'wom»;idmihoiim. e : . R R
5 Eonmer cnng Mornot Rom: $ /2 _X Grees Rart Musy =$ [+] bﬂmvmnlnm-&m
I S .-' A £ mernatrem «na GRM) See Addendum
B seit:0ds nd techsiques employod:] X Salos Compartson Approsch__1X] Costapproach | ] tacome Approasch | ] other:

13 vene:  See Addendum
=] Recsnamocen sammencs: Se€ Atidendum
3
(%]

F monm»opool'mﬂnusmﬂbmlhﬁﬂngwnd&ommdammmﬂ.mywnmmﬂmdmmdmmmmﬂmh
] the subjactof this report as of J 5, 2018 . which I3 tho effectivo data of this appraisal, Is:
(X stagto potnt $ 325,000 i J Rango § to$ ] tan [Jiessten s
Trte nppraisalis made “aets,” SURJOm 10 SUmpleTIOn per plans ane e besis ale e »e
vests ot s neve Besn @ 3

See Attached Scope of Work

[ e —— Y T W R w— ey =y ep—y

@par\" oo = ) G o Rt e B
e ninagr s ops ol rasen American Home prsah
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FEATURE St COMPARABLE SALE NO, 4 SALE NO.S COMPARABLE SALE NO.6
302 76th PL SW 7626 Easy St 6533 Cady Rd 2108 Columbia Ave
Aewsss Everett Everett, WA 98203 E WA 98203 Evereit, WA 98203
Prossmicy to Sunjec 0.40 miles NE 1.04 miles NE 1.84 miles NE
Sate Pres $ $ 352,600 . $ 330,000 3 280,000
SetePrevadGross i Ares__|$ 0.00 ogn. |8 230.97 can| $ 269.81 e - |s 307.02.0a .
Dase Sowvesl o ~_|MLS #1201706 MLS #1155047 MLS #1118517 ‘
Veanesssn Sewsefs . Snohomish Co Rec, Realist Snchomish Co Rec, Realist Snohomish Co Rec, Realist
VALUE ADSUSTMENTS BESCRIPTION BESCRIPTION | sjshewe | DESCRIPTION | hsAewe—e | DESCRIPTION YT —
Sete ar Financang ) . NoneNoted/Cnv NoneNoted/Cnv NoneNoted/Cnv
Canossnons . . ~ 1102017 omd 3,800]07/2017 ocmd 9,400 5/21/2017 omd 11,300
Dase o SaselTime . " 11/2017 Cisd 08/2017 Clsd 6/30/2017 Clsd
Loseen View Ridge Madison =0- { View Rid, -0- | Pinehurst -0-
LassenemFoe fee Simple Fee Simple Fee Simple Fee Simple
See 7728 Sg.Ft +/-__|7.841sf 0]6,534sf 6,000 5.683sf 11,0600
View None None None None
Daswon (Sepel Rambler Rambler Rambler Rambler
() ot Cansuruccron Al A _Am M
Acouns 1870 buitt 1867 built -0- 1989 buil 0-] 1869 bullt__ -0-
oo Al Average -0-|Average -0-|Average -0-
Avove Grose s Beme 0 | T Beoms -0- tq%___k- -0-
Room Count 7{a{ 15 |7[3] 15 olelsl 2 12800( 7 [3] 1 8,100
Goaoloaghes88.00 [~ 120Bean| 15240 28,000 1,224 we] 0 912 n]  26,000]
Besemers & Finienes N/A NA N/A N/A
Reame Betow Grags
Funcoanst Avetage Average A Average
Hesrp/Costi EFWA 88 minisplit -0- | FWA HeatPmp -0-|EBB -0-
r Emesons beme | Douzble pane Double pane Double pane Double pane
GosepolCer 1 Car Garage |1 Car Garage _ -0-2 Car Garage _ -9,600[No 16,000
Pers/PaselDace Porch.Cvd Patio | Porch,CvdPatio -0-|Porch,Patio -0-| Porch,Patio 0
. [ : TT. IXI- Is 24100 [ J. IXJ- [s 7zico| fxi. [ ] Is 72,400
2 Aquses Sore Prise Neala, -6.8% NulAo -2.2% NeAq. 25.9%
13 Comperapies o 1Guhe 91%)s  327.800|Gemhe 11.5%[s  322.000|Gw.hy 25.8%|3 352400
g ot Sates Com See Addendum
E.;
3
o
b

——
g Arrersire < 200 wtraoE

e e———
[ ey - ey TT L R————
Asomanas

o e Covmroges © TC-TOTEACA = Fout A Comparys o Fhgoos Rossrves,
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Scope of Work, Assumptions and Limiting Conditions

Scope of work is defined in the Uniform Standards of Professional Appralsal Practico as * the type and extent of roscarch and analyses in a2n
assignment.” In short, scope of work Is simply what tho appraiser did and did not do during the course of the assignment. (t Inctudes, but is not

Umitedto: tho extent to which the property Is dentifled and Inspacted, tho type and extent of data rossrched, tho type and extent of anatyses spplied
to erviva at opinlons or conclusions,

The scopa of this appraisal and ensulng discussion In this report gre specific to tha needs of the client, cther Idantifiod Intended users and to tho
Intendod use of the report. This report was prepared for the sole and axclusive usa of the client and other identificd intended uscrs for the identifled
intonded uso and its use by any other parties Is prohibited. The appralser is not rasponsible for unauthorized usa of the report.

The appraisar's certification appearing In this appraisal report is subject to the following conditlons and to such other specific conditions as are
s:tﬂfonhbymapmlnmnm All extraordinary assumptions and hypothetical conditions aro stated in the ropost and might have affected the
assignment results.

1. Tre FOr Meiiare oF & Ie0s] Aat: » propenty NS Arets, Ner GUas Ihe APEIralser FENEar ARy OSinian 66 10 The Mxia, winan o
280umec (s be geed and merheistie. The pregerty ts » theugh
2 Ay tow nate ey e T nen y
3 Tre »w - of eppacc in saurt bessuse of Neving made e " untess heve been
PrOVISUIly meds therers,
‘.N-ln-&'-wuud opy oF Swher [/ 8 he propernty value, the idemiy of the
the ‘-'-luuo-m.ny by anyone St - S Popurt, et shall # ba asnveyed by
snyena 1o the subss Uweugh sevarssing, nows, sales, ae WRheut the urinen sentem of the apsreiser,
5. T otuns requrea y ! . Ursrorm Stancerae of Prorecssones Apprarent Promme.
-§! ana [
H, tor o o ne Y e
1- T - subsed, er WTIER would tandar & Mere oF 1009 volut Ble. T'nw“m
L . tor LEORS, WRNR PHOM e required . Tres propacy ane
SHAUIE Net ba eonNsered ab sush.
8. Tho he of ¢aal prapaity and s non -r-uul-.m.. wniass Sharwiee neted. Tno eppratsar
L P otine woay preperty setects. Tumuummmmouun»u-ﬂ
e The prepany, Dven the e S e Ine

CHaime e p NG Iooves o —-um(—un—)mnn-mm
rasen gev, teed Based Paint, Mmeld of uﬁb.l sysiemes o taslad,
Treo ot the prepasty / aetects. Tne ssent i bwwnea mpley quann
eaperts 1w Mepect ond coaress srees of 1} - noy be sffesied,
Unlass lso noted, tho app the p that constitute the subject property Improvement{s) are fundamentatly sound and in
working order.
Any viowsn ot tre preperty vy Untoe L d Tre 5 #0t mave
[ o ovver
9' A -re has such or repave wil
0 sempetently parfermad,
10, Un ottt » property e sneuls net 5o ¥20d ter sush purperse. Reprevwenen or
R [ anly, gven o Twe D M/ e wenoty

),

™ Votse tor proporty

11. The ACI Genaral Purpose Appralsal Roport (GPAR™) s not latended for use in transections that roquire a Fannle Mae 1004/Freddle Mac 70 form,
aiso known as the Uniform Rosidenttal Appralse! Repost (URAR)

Addltionz] Comments Relatod To Scopo Of Work, Assumptions and Limiting Conditions
The subject property has been appraised as of January 5th, 2018.
Final appraiser’s opinion of vatue reflects:

12) USPAP disclosure: | have personally appraised this property within the past 3 years for the client. The subject property sketch_
measurements and interfor photos Included within this appraisa) assignment were obtained from the previous March 3 2016 appraisal.

13) This is an Exterior only appraisal. No current interior inspection was completed for this assignment. All subject data and interior
photos were obtained from previcus 2016 Interior Ingpection of the subject property.

14) The Client has direct the appraised value to reflect average condition regardless of the actual condition for the purposes of this
appraisal.

15) The appraiser makes the assumption that the subject property is currently rented at market value.

18) The appraiser makes the assumption that there is no observable or un-observable deferred maintenance that would result in an
adverse market reaction.

17) The appraiser makes the Assumptions that the improvements are in average condition.

18) The appraiser makes the assumption that the improvements are compliant with all current jurisdictional smoke alarm and
electrical codes.

19) The appraiser makes the assumption that there are no interior and or exterior health hazards.
20) The appraisers makes the assumption that enclosed fireplaces are operational and functional.

21) The appraisers make the assumption that the roof and gutters have been replaced sinec 2018 inspection.

TAIEBRCL o ol Rowareass
[ To—" - — T e Trvs tos Cooprara @ m“l.,ﬁ ow Anarown Congpam. I—-; m;
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Residential Appraisal Report FueNo. 17-3480
Appraiser's Certification
Tho sppraisar(s) cartifics that, to the best of tha zppraiser’s knowledge and betief:
1. The ottens
2. Tne reponea opentann, nty vy ve ana ate the one
wpinmne,
3. Unse: tatad, he tarest in the SIOPEMTY INat s 1he SUISSE OF DS FOPem and Ras ne B serves
tavatved.
4. Tia appreiser hao ne bies wiR reepet 16 the propeny thet 1o the Subjest of s Fepert of 06 the Partios Mvelved Wi this 89egmmant,
S, Tre s o wpen
6. The g e to et e o e couss ot
- owne - w e
1 Tne e persone, nd L ropert has been preparad, in sentermizy win tve Uniterm Suansaree of Proressianel Appraseat Prasuse.
8, Untees nerwe, e Nes mane s g thet ts the

9. Unsoss netes satew, ne ane

> the onnY L

Additlona) Certifications:
The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the
requirements of the code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute.

Dofinition of Valuo:  (XJMarkstvatue  [Jother vatue:
Sewse o Deanen: “The Appraisal of Real Estate” 14th Edition, Appraisal Institute, Chicago, Il

Market value means the most probable price which a property should bring in a competitive and open market under all conditions
requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by
undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to

buyer under conditions whereby:
(1) Buyer and seller are typically motivated;

(2) Both parties are well informed or wefl advised, and acting in what they consider their own best interests;

{3) A reasanable ime is allowed for exposure in the open market;

(4) Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and

(5) The prica represents the normal consideration for the property sold unaffected by special or creative financing or sales

concessions granted by anyone associated with the sale

ADDRESS OF THE PROPERTY APPRAISED:

302 76th PL SW

Everets, WA 88203
EFFECTIVE DATE OF THE APPRAISAL: January S, 2018
APPRAISED VALUE CF THE SUBJECT PROPERTY $ 325,000

APPRAISER SUPERVISORY APPRAISER
Sigamuwa &ﬂ?- Sonsare!

Nemo: David Connelly Home:

Compeny Aserese: 7433 SE 27th St C-m..q Aseross:

Mercer tsland, WA 88040

Tasepnone Humver: 208-238-3037 T. [

EmenAeorsss: Gavid@AmericanAppraisals.com Emesfoanss

Siaea C. ¢ 1700768 Seate C. ]

ot Lisnee ! ar Lisanes #

wr Ouner (sosannel): Scare #: Stasel

Seret WA E Date ot C. wr Licansel
Exproven Dase ot Cormnconsn or Lisansal 11/17/2018 Dase v¢ Segnomsret

Date ot Signanwe ane Raper:  01/18/2018 Dare ot Proporty Viewmg:

D of property wiewing!
6:--.--2-0' EE”O.Q Dﬂ.umu—-

—
e
erterpuns so une il 2oert

n..-—.a.._.m—_—

[

American Home Appraisals

Tow tome Coyrome O 2-1013 ACL o Fost Aason Compars Jo Rymmo Rozarvas.
LPAR™) Gomerss Pwrpove X



APPRAISAL OF

LOCATED AT:

1513 Virginia Ave
Everelt, WA 98201

CLIENT:
Clampett Industries, LLC dba EMG

10461 Mill Run Circle, Suite 1100
COwings Mills, MD, 21117

AS OF:

January 5, 2018

BY:

David Connelly
American Home Appraisals

Fue No. 17-3479




Fue No. 17-3479

01/18/2018

Clampett Industries, LLC dba EMG
10481 Mill Run Circle, Suite 1100
Owings Mills, MD, 21117

Fuo Numbar:  17-3479

In acgordance with your roq I have app! the roal proporty at.

1513 Virginia Ave
Everett, WA 88201

Th. purp
Tho proparty rights appralsed are the foe simplio Interost In tho site and Improvements,

of this app is o P an op of tho vatuo of tho subjoct propeny, as improved.

In my opinton, the dafinad value of the praperty as of January 5, 2018 [TY

$275,000
Two Hundred Seventy-Five Thousand Dollars

Tho attaohod report containe tho description, analysis and supportivae data for the oconclusions,
fino! opinion of volue, descriptive photogrophs, assignment oconditions and oppropriate cortifications,

Sincerely.

DavidCcn;lelly M—

American Homa Appraisals
7433 SE 27th St, Mercer Istand, WA 88040
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The puese: e e denned vaius of Cre sunfect otthe
Crars Namellmensss User Clampett lndustne LLC dba EMG E-mes tisheckel corp COm
) Crons Aoeees 10461 Mill Run Clrcle, Suite 11060 __Cey Owings Milis S MD 2, 21117
Acavenat lmenese Usarfe) The intended users of this report is the client listed above, additional intended users are Everett Ho Authoii
i the rs and any mediation service or coust of t fusisdiction, and no other
Inenses Use The intended use of this appraisal is to curmrent Market Vaiue. No other use is intended or authorized by th
appraiser. The of this nt to the identified intended use.
Aesrsse 1513 Virginia Ave Cay Everett Sws WA 2 88201
Owener oo Pusas Ressrs Housing Authority of Everett Cowey Sniohomish
See Attached Addendum
Assesseds Parsns! 280517 003 033 0O Toa Yoor 2017 RE Tones $ 2,803.00
Neme Noith Everett Map Rusersnes TB 386 E1 Canews Trame 403.00
Foo Sum Lessonsts [
L) - €30 vt reve st S8den ¢ ransters of the o the ves D the aNBEUYS S840 of (S &
Proe Sutellranorest  Duse 03 Pres N Sewreefs) Snohomish County Public Records and Realist
Anstrus ot pros sate 00 wonster miviory ot tre suagons propersy | emmueppeens)  There have been no sales or transfer of interest in the previous |

three years per NWMLS and Snohomigh Coun ic records for the Subject. There have be no prior sales in 3 years for the
comparable sales unless noted.

R

Orrerings, spuan ssetine ouaarine No offerin tions and or contracts were noted or were ht to the aitention
of the appraisers as of the effective date of this appraisal.

Nelghborhood CRamectsrjstics " ; "Ono-Untt Roaslng Trends - "] Cag-tit
Leasten e n Rurer P Vanas Ineraas: Scante PRICE Acg
Over 5% | J25-75% u..... Soerta InBasenes | _JOver Su $(000) {s)
[ Ra; X Su.u- Maraavng Tims Unsse 3 mms 36 mens Ovar § mens 130 Low 0
River to the north and east and Pacific Ava to the South. 375 Pree. 80

Nesgnvornoos Doserpuen  Se@ Addendum

BORHOOGD

Yorner T 3 ) See Addendum
Dimonssne SOt x 1201t Ares 8,098sf per Sno Co Swape Rectanqular View NoNg
Cies. » R2 City of Everett Desestzuen Single Family 5000sf Minimum lot si
Ne

ane ) ? XYoo [INe  kNa docerme.

Utliitios Public __ Other {doscril

enatatherad
[ ‘
Public___ Other (describo] Off-slto 1} Public  Privato
Woser Sees: CoORRCrEtR |
[ x] 1} Sonmary Sowss ] it

Sas Commens  Se€ Addendum

- . _GENERALDESCRIPTION - .} ' = - FOUNDATION - J 2 eide | e
Unne One Ono wihon com ConsrsceSisw | X JCroms Fovnsssen Wene Concrete Fioers WW.VlmI
] 1 Fuwo Purwes Bosemens § Emorter Woan T-111 [ Woi DryWall
T, D, S-rlodfnllm Iﬂthu /3 st JRoet Surtnon RoliComp Tamifrem  Wood
X Propeces Unser Canse. | Basemant Fiisn % | Guners & Downspouss Boxed / Alum Bown Froer VKn!I
Rambler Weeee Tee____Vinyl Fim Ve Laminate
Yaos B 1970 Siorm Se wame_[NSUlA Cor Sweeage
e} 17, Secnene Ye: Soe 1
Acse | Fwall Jnw Ramant | Amemzes v o) | Dronay Surase I
Drep Stes Srawe XJOne BB Fuw Electric X Fue ALA] Fones o SetCose
Froar Carnwas Aw Conerens PacelDaen Porann Cas [ ]
Fimsnon Hoates Insviouer Poos [E A Des. Bum-in
. X ]R. Disonvestrar Morwwave Wasn or [auperinel
Fruones sree E8DOVS prase sontaine? 8 Reeme 3 Bosrsems lm 1,028 Sauass ‘uuccnul.z.huﬂmcmn
Acsuenat Fosnras &Addandum
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Residential Appraisal Report Fealo. 17-3479

FEATURE | staser COMPARABLE SALEXO. 1 COMPARASLE SALE KO.2 | COMPARABLESALENO,3 |
1513 Virginia Ave 3015 24th St 1620 Pine St 1515 Fulton St
Aawsss_Everett Everett, WA 98201 Everett. WA 88201 Evereft WA 98201
P - I 0.83 miles SE 0.23 miles SE 0.10 miles SE
Sase P $ - $ 275000] .- . s 285000]. T s 330,000
Sote PaculGrase i Aree |8 0.00 co.n |$ 23872 son) i ~ |8 _2768.04 on .- ls 28253 .. ) )
o 4o |MLS #1148897 MLS #1140339 MLS #1192134
Snohomish Co Rec, Realist Snohomish Co Rec, Reatist Snohomish Co Rec, Realist
OESCRIPTION S Avwmes DESCRIPTION T voney DESCRIPTION [T L] vem—,
NoneNoted/Cvn Yes/ VA -2,650| Yes/Cvn -8,600
.107/2017 omd 7.8060]08/2017omd 9,100] 10/2017 omd 3.70_0‘
08/2017 Clsd 07/2017 Clsd 11/2017 Cisd
North Everett North Everett North Evereft
Fee Sim Fee Simple Fee Simple
Sue 8,098sf 3,049sf 17,000]6,088sf -0-16,098sf -0-
View None None None None
Da Rambler Rambler Rambler Rambler
& ot Canswncen __| Average Average Average A
W Ascet 1970 built 1979 built -0- | 1842 built -0-11993 buit -0-
T Average Average A A
o] Aveve Grace ) |% [ Tous Bows 0= ] Yous Bews 0= { Yo Bows -0-
Reom Caues 613 1 813 1 01813 1 0-1613 2 -21,000
M Groos Livmo Area 88.00 1,028 ea.tn. 1,152 oq.n.| -11,000 £80 su.0 _6,000 1,168 ou o] -12,500
Basomorn & Fruence | N/A N/A NA N/A
Resms Botwow Grace
Funcuenst Average Average Average Average
88 FWA Elec Wall FWA
Emcemkeme | Double pane  Double pane Double pane Double pane
G No Cvd Parking | No Cvd Parking No Cvd Parking 2 Cer Garage -26,000
Poren/PavelDoen CPi/Patio Porch,Deck Deck Porch,Deck
Ne C IXje {3 1|s 13800} [x]. [ J. Ts 12450) [ J. IX]. Is 83,800
Acusree Sese Pres R NehAg, 5.1% Neda 4.7% NeAe -19.3%
o sas e i ol JGeeshy 13.1%08 288,800]Grocehe.  8.7% 13 277,450 Gevohy 21.6%18 266,200
ot Soses See Addendum
Insrated Vanse oy Sates Companson $ 275,000
COSTAPPROACHTOVALBE . .».vt .~ .~ v’ .
Swwe Veree See Addendum
ESTIMATED R ONGR__[X EMENT N
Saeures orses ssse Buildh net and Crafisman Book Company
O PO S0t Bervien A Sote of evel dalta 2017
Commenss on Cont ech o area ° )
=4 Remaining economig lifg is 63 . Cost figures have been Gurs, 0 [ 1 S, Y ] 0
7] obtained from Buil net and Crafisman Book Col Tores Evurnoss o¢ Coorlow =$ 145,340
A e quality construction and from operative local builders. Loss 70  Poyesess | Fumcoomat | Extornas
Site Value on land sales see addendum Doproctecen $34,525 =3$( 34,525
See attached sketeh for sqft area calculations.
Site improvements Include: grading, utilities.
INCOMEAPPROACHTOVAWUE ..~ . - - . . .
Esometes Mornes $ N/ X Gewss Roma. K 0 hosoins Ve oy lnssms ecn
S. I A b » e GRYM) Sece Addendum
Mothods and toch: ;(X ] Sades 500 A X] costa tncomo A Other:
Dx - vewe:  See Addendum

Resoncmoven sommenss: Se Addendum

Based cn the scope of work, assumptlons, limiting conditions and appraiser's certification, my (cur) oplnion of the defined vatue of the roal proparty that is
the subject of this reportesof  1/5/2018 , which [s the cffactive dats of this appraisel, i

{X) stagte point 8 275,000 U Rengo 8 to$ DOerostertnan [Jressthan s
Trwe eppracsests mess “aem,” UM I COMplanen par PISAS BNT SPECIISIINNG N he Bavte of & heve boe
thevartsorn m

See Attached 8 of Work

[—— - p—— YY) Toms tesem Covprigrs @ JFITTEACL o Frres Ao Compars An g Romarwuts

@parnﬂ Peoeard [ Lo e
P I R YT Y American Home Appraisals




Residential Appraisal Report FuoNo, 17-3479

FEATURE | susjct COMPARABLE SALENO. 4 COMPARABLE SALE NO. § COMPARABLE SALEND.8
1513 Virginia Ave 2014 Summit Ave 1618 Rockefeller Ave 2218 Claveland Ave
Aswses_Everett Everett, WA 98201 Everett, WA 98201 Everett, WA 88201
[ S . :10.75 miles SE 0.45 miles SW 0.97 miles SE
Sose Proes s s 280,000 3 275000 ~ . - Is 315,000
Sotn PrvalGross L Area {8 0.00 vo.r I$ 248.29 o] . . $ 282.92 o0 $ 32209 wen ) sl
Dase ) MLS #1071039 MLS #1168663 MLS #1211876
Vortiesven Seuresfs . o _..-| Snchomish Co Rec, Realist Snohomish Co Rec, Realist Snohomish Co Rec, Realist
VALUE ADJUSTMENTS OESCRIPTION BESCRIPTION T — BESCRIPTION YT CESCRIPTION i ] —
Sete o Financng .- |NoneNonted/VA -0-| NoneNoted/Cav -0- { Unknown
Cansnsssens . 10272017 omd 17,800)08/2017omd 8,200 112/19/2017 omd -0-
Daso ot Sase/Time . - lo4ar017 Cisd 08/2017 Clsd Pending Sate
Lecuoen North Everett North Everett North Everett North Everett
LoasenascFae S Fee Simple Fee Simple Fee Simple Fee Simple
Se 8,098sf 8,098sf -0-|4,358sf 10000]5227sf | 5000
View None Ten/Min/TriNs -0-1None None
Rambler Rambler Rambler Rambler
21 Convvenen | AvETage Average Average Aversge
Aces 1970 built 1950 buiit -0-11988 built -0- ] 1987 built -0-
Coneaen A A e Average Remodeled -23,000]
s il bl o e oo 2 rx
Reem Coum 613 1 61311 175 -21000|/6 13 2 -21000168 |3 1 =0-
Gross Lawng ves 88.00 1,028 seen 1,168 san. -12,500 972 seen 5,000 978 e 4,500
Basoment & Finienes N/A N/A N/A N/A
o Betvw Grosa
Funsuenet Averago Average Average Aversge
88 FWA 88 ga 5
Ercsembems | Double pane Double pane Double pane Double pane
[No Cvd Parking_[2CarGarage | -26,000|No Cvd Parking -0-| No Cvd Parking -0
PersiPecalDose | CPIPatiO Posch,Deck Porch, Dack Porch,Deck
Nae 10 Xk s a1700) |xjo ] |s 200[[]e D) Is 13,500
Agunes Sese Priee R v;-_ oo o |NeAg <14.4% NeeAcs 0.1% Nule +4.3%
4 o . L ) | GreasAy. 26.7%1$ 248,300 | GreoeAy 15.3%{8 275,200 | GreosAy. 10.3% |3 301,500
otSwes seny SeeAddendmn
prrd u_mw.-—m—-.—._ r_u-c..m-mmn.r-a-_-h—.u...a.....
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Residential Appraisal Report Faale 17-3479

FEATWRE | sussect ‘COMPARABLE SALE NO. 1 COMPARABLE SALE NO.8 COUPARABLE SALEKO.9
1513 Virginia Ave

Aewess Everett
(i g o0 Suay MU

Sate Prise $ . | $ : .|$ . _
Sote Prosiliveselon Aree |8 0.00 g0 IS 0.00 g $ 0.00 oo.n $ 0.00 o9.n.
Dll- ) - .-
Varrseven Soursels] L . .
VALUE ADSUSTMENTS DESCRIPTION DESCRIPTION ) 8 Apermsns DESCRIPTION o) $ Aoveonces DESCRIPTION )8 Apvoonens
Sete or Funanamg ST

MW'
Omﬂwm
Lecoven
LeasencssiFon
Sne

View

Dasonn (Sl

Ubsay ot Consrusnen

S _ i Ix]e L) s 0 mo 1} Is ol IXle L) Is 0

Ner
Acruses Sete Price ‘ . |NeAe.  0.0% Naho  0.0% Nehs  0.0%
st Comper L oo {Gemho  0.0% Genhg 0.0%|s 0lGemhy  0.0%]s 0

oo
o

SALES COLPARISON APPROACH

e [ Jem——" - pu— -} | po—— Y——h——'MﬂJ—hP-—C—-.LH-!——-’
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Residential Appraisal Report Foslle, 17-3479
Scope of Work, Assumptions and Limiting Conditions

Scopa of work is defined hmmtmm&m:ﬁmummmwmm:s“mw:mmmclmaarchlndwtyminm
assignment.” In shoet, scope of work Is simply what the appraiser dld and dld not do during the course of the assignment. it Includes, but Is not

Hmited to: tho oxtent to which the proporty is identifiod and the &nd oxtant of
o et o Inspected, the type data researchad, the type and extent of analyses applled

Tha scopo of this appraisal and ensulng discussion In this report a7 specific to the needs of tho cllent, other Identifiod Intended usors and to the
Intendod uso of the report. This report was prepared for the sols and exclusive use of the cilent and other idontified intendad users for the Identifled
intended use and [ts uso by any other parties s prohiblted. Thoe appralseris not responsiblo for unsuthorized use of tho report.

Tho appraiser's certification appearing In this appraisal report Is subject to the following conditions 2nd to such other specific conditions as are

m(oﬂ;;yuz:gmhtht:mm All extraordinary assumptions and hypothetica) conditions gro stated inthe report and might have affocted the

1. Tre

maviers of @ Sogel haress, ner tonaer any =010 L, wewen o
The wopertyts 8 thaugs

2, Any sresen in i raport mey shew ety " the Tne nes y proparty.
3 Tne e T give o sppust proporcy in unjess neve seen
PrOVIouUNy Mmade therate,
4, quwmﬂm“mnm-mm-mmmi pragerty value, the iamxy of the
ortne ), 6nad 0o used v eny vy enyene sut N CVe ragan, Rer SROB Be Sonveyee by
anyene w the putss Fawrs, Salas, 6 SING? Iedia, WINSW
S. The sciee. otinis Jese requres oy a e Unserrn Staneerss ot Prorecsonst Appraseat Prosuce.
6. b one epriens wme one wom e
K ror - oo syine
2 Tre hidden or otthe property, subsed, ur » mere or vie. Tne

- tar —owng, my! o Trwe "o prapony ane
SROVIE Aot DO SONNGInd B SUth,
8. Tre of 100l preperty ane s nat o ol -n—"-m'. notes. Tre

L. S00h and Desuver MIopary delocte. T»mummmwmhh,md
Cavaloping an epinion of the seRines velue of the aven ine ottme S onty, Tne
appreloar claime ne - . weed (-m)m.nulmm
pom, meid er Ursoss PPHOMS Ware NOt SEUVIISE oF Lesiad,

Tree [Prre—— /e ot watests, Tne cbom s npioy quok
S2PanS 10 INIPET ANE SIIMETE Srese OF b megens e PN of velue mey D6 artestad.
Unless otherwise noted, the appralser assumas the components that constituto the subject property kmp t{s) are y sound and In
working order.
Any viewing of e property oy tha appraisar wae - U s opase nou Tre -
mare, »
9. A o repaire or e et sueh o rapeirs witt
80 competently perermed.
10. Unse: s of propory e 6newrs net 5o red ter sueh purpeses. Reprocucuon o
Ropteaement sost nguras used in the sost are bor onty, Tne D. ot Vatus used in 0ve aseignment (e untsiery

)

J\

the V. proverey
11. The ACI General Purpose Appraisal Report (GPAR™) Is not Inteadod for uso In transactions that require a Fannle Mae 1004Freddie Mac 70 form,
also known as the Uniform Residential Appralsal Report (URAR).

Addltional Comments Ratated To Scope Of Work, Assumptions ead Limiting Conditions

The subject property has been appraised as of January 5, 2018

The appraiser’s opinion of value reflects:

12) USPAP disclosure: | have personally appraised this property within the past 3 years for the clienl. The subject property sketch
measurements and interior photos included within this appraisal assignment were oblained from the previcus March 3 2016 appraisal.

13) This is an Exterior only appraisal. No current interior inspection was completed for this assignment. All subject data and interior
photos were obtained from previcus 2016 interior inspection of the subject property.

14) The Client has direct the appraised value to reflect avarage condition regardless of the actual condition for the purposes of this
appraisal.

15) The appraiser makes the assumption that the subject property is currently rented at market value.

18) The appraiser makes the assumption that there is no observable or un-cbservable deferred maintenance that would resultin an
adverse market reaction.

17) The appraiser makes the Assumptions that the improvements are in average condition.

18) The appraiser makes the assumption that the improvements are compliant with all current jurisdictional smoke alarm and
electrical codes.

19) The appraiser makes the assumption that there ase no interior and or exterior health hazards.
20) The appraiser makes the assumption that the fireplace is operational and functional.

21) No Interior walk through was completed in 2018. Tenant was not home and Everett Housing Authorily employee for safety
concems would not allow interior access due to barking dog(s) inside the residence.

e [y yo——y Jmve—— Tom e Carprars © TOETTTIACE » Frt A Contn Ao s Razames.

T
~ PavoSurd PR Cor P el YT
92o0 TS IP. =2 picn s iniget



Fas No. 17-3478

APPRAISAL OF

LOCATED AT:

1620 Rainier Ave
Everell, WA 98201

CLIENT:
Clampett Industries, LLC dba EMG

10461 Mill Run Circle, Suite 1100
Owings Mills, MD, 21117

AS OF:

January 5, 2018

BY:

David Connelly
American Home Appraisals




Fao No. 17-3478

—_—  eewos

01/18/2018

Clampett Industries, LLC dba EMG
10461 Mill Run Clrcle, Sulte 1100
Owings Mills, MD, 21117

Fio Numsor:  17-3478

lu accordance with your request, l hevo appralsed tho rosl property at.

1620 Rainier Ave
Everelt, WA 98201

Tho purpose of this app s to P an of the vatue of the sutyect proparty, as imp
Th. property rights appralsed are tho leo simpto Intorast In tha site and Improvemaents,

In my opinion, the detined value of tho proporty as or January 5, 2018 T

$280,000
Two Hundred Elghty Thousand Dettars

Tbo attachod roport contains tho description, anolysts and supportive data for the conclusions,

final opinton of valuo, d [ [ aphs, -] and oppropriste cortifications.
Sincerely,

David Connelly

American Home Appraisals

7433 SE 27th St, Mercer Island, WA $8040




Residential Appraisal Report FeoNo. 17-3478

T

s 8 provide the cient winh o oihe NS SULj S8 Preparty; gven e intsnded ute ol the sppratael,
Cason NamallassnceaUeer Clampett tndustsies, LLC dba EMG E-msa tisheckel, .COm
24 Cuom Avaress 10481 Mill Run Circle, Suite 1100 C=, Owings Mills _SwwMD 2, 21197
4 Avermnat bmenses Uear{s) The intended u: of this is the client listed above,_additional intended users are Everett Housing Authori
o the owners and mediation service or court of tent jurisdiction. and no other
Ionsea Use intended use of isal is to determin t Market Value. No other use is intended or authorized by the
iser. The of this assignment is specific to the identified intended use.
Propemy Aseress 1620 Ralnier Ave C=, Everett S WA 2:p 98201
Owmos o Pusse Rasers HOUSINY of Everett Couwmy Snohomish
See atlached isal Addendum
] Asssssor's Pares # 004388 334 023 €O Tas Your 2017 R.E.Tasws $ 2376+
N N.me North Everett Map Roresomes TB 388 E1 Conses Traes 403.00
P, ood Foo Sem; Lenssnete Owsar (soscrrae)
snarsh L] €30 Aol rovdet VIS OF FONNOrs of the su £09 thS Three yosrs 0 The affettive dale of INs o
Prioe SusalTesnsres:  Dare V8 — Pumonia Sewssfs) Snohomish County Public Records and Realist
A...,.............-.......»...,-u..w.....,.., setanw ) There have been no sales or transfer of interest in the provious
three NWMLS and Snohomish Coun blic records for the Sul There have be no sales in 3 years for the
ble sales unless noted.
[ —— - - No offerings, options and or contracls were noted of were brought to the attention |
of the isers as of the effective date of this a| al.
" Rolghboshood Characteitiiics = . Ono-Unit Houslng Trends One-Unit Housing Present Land Use %
X Jthoon Sussrsen Ruves Vorse Seente. D PRICE AGE | One-line 85 %
Buerl), Over 5% 25:75% u.....m D Bawnee |_JOver ${000) o) [2-400m 10 %
[ Ra Siavte Tima Unoar 3 mins 3-8 mwve Over B avins _&- 0 w 10&_
Newnsornees Bounaures M;mmw_@mﬁw_m 300 Hon 120 |Commers 10 5|
River to the north and east and Pacific Ave 1o the South. 375 Prea. 80O Public 5 %]

™ Nownoorneos Daserscnn 520 Addendum

Mornee C. ¢ ne eveve } See Addendum
Dimensens 451t X 1202 Aces 5,22781 per Sno Co Snepe Rectanguiar View None
S Cissaneeven R2 Cily of Everett Zon Single Family 5000sf Minimum lot size
! ot U, Neo
bs ve nignest sne Bestuse ot ine for e por plans one op. ) e o ? Yoo LINe  bNe, coratre. -

Utititles Publlc  Other {d Publlc Other be! Otf-slto: Public _ Private!
. Ul __ SeamscySoms % L) By _Gravel E B

Unne One Ona wiAes, v Concrern Ceomt ConueteBld( Froars WW.Viml
forSunes 1 Fus Basement Parsar Bavement Em w.c. T-111 Woere DNM
T, Dz, Ans. S-DatfEns Unn | Bosemont Arme 0/ oq.n. | Rout Surtees CM TnmiFurton WQQ
Uncor Canes. §Basormons Fiion % | Gunors & Bovnepouns Alum Baen Vi
Rambler Outsoe Sume P Winoow Type Vinyl Frm BownWemesn_Laminato
Yoor Burr 1887 Swmem Sasnflnsutses_[NSulated Cor Sora Nene
) 22 Screens Yes ot 2
Aws Nons FwiA || JHwW Ragtom| Ameowivs =)0 Swreee Concrete
® $0uee Fua Electric Fwe) [ ] Fanee. Gar $eeCase
Froor Severre Conwer Av PavelDesn Poren forCors 1
Frtstrant Heston Inerwenss Owrer Poes Qunor A, Des. Bumrm
noes ror otver De . Wa Omer
Frisnon arae SHOVE graun sonsins: 6 Reams 3 Bawsoms 1.25 Bunls) 1,056 Squsce Fost of Grose Livng Aess Arove Genon

RowommetFosares S8 Addendum

Commants on we Imprevemanes S Addendum

———— = o IR NI L Frah > oy —Y
[y T p— T B NN

3 Paseler$ CPAR™) Gorwrs Prrsae A Berrt 3301
PO AU 1) VN et



Residential Appraisal Report Fae Mo, 17-3478
f FEATURE | SUBJECT COMPARABLE SALE NO. 1 COMPARABLE SALE COMPARABLE SALENO. 3
‘ 1620 Ralnier Ave 3015 24th St 1620 Pine St 1516 Fulton St
Bl Aewsss Everett Everett, WA 88201 Everett, WA 88201 Everett WA 98201
Proswy v 0.77 miles SE 0.29 miles SE 0. 22 miles NE
| Saie Prea . 3 275,000 $ 265,000 s 330,000
‘ ProslGresslov Aree__|$ 0.00 eo.n. |$ 238.72 v ; $ 276.04 van s 282 sa-n .
Dats Sevevels) - MLS #1146997 MLS #1140339 MLS #1192134
A Verncasan Sewass : . Snohomish Co Rec, Realist Snchomish Co Rec, Realist Snohomish Co Rec, Realist
(I VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION sE) S Aeroomems [ +)3 Amosomens OESCRIPTION | o $Aeemmnns |
Sate ar Frnanan o NoneNoted/Cvn Yes/ VA 2,850} Yes/Cvn -8,000
Conssasions 07/2017 cmd 7,800 |08/2017omd 9,100} 10/2017 omd 3,700
Date ot SuralTims - : ) 08/2017 Clsd - 07/2017 Cl 11/2017Clsd
Lesornn North Everett North Everett North Everelt North Everett
| Po— . Fee Simple Fee Simple Fee Simy Fee Simple
) 5,227sf 3,049s! 12,000 |6,098sf -5,0006,088sf -5,0600
(I View None None None None
55} Desion (Soue) Rambler Rambler Rambier Rambler
Y Quory ot Consnenen | AvErage Average Average Average
& - 1967 built 1979 buiit -0- {1842 built -0- [ 1893 built -0-
] Conen Average Avera A Average
Fs{ Aveve Graae Tous {Berwo]  Bume r..g Bama -0- t..ia...l Bome -0- r—lé Bee -0-
4 Room Count |[el3] 125 Jel3] 1 O18f3] 1 0-16]3] 2 -21,000|
; Grase Lving Area 88.00 1,056 oq.n. 1,152 o.n. -8,000 9680 eonn 8,000 1,168 oo -10,000
W4 Rooms Bosese Grase
o [— Average Average A Average
| [r—— FWA FWA Elec Wall FWA
gt Emcsans homa Double pane Double pane Double pane Double pane
GorogelCery 1CP & Stg No Cvd Parking 7,300 No Cvd Parking 7,300 2 Car Garage -18,700
PorcrdPovalDosn CP,Patio Porch,Deck -0- | Porch,Beck -0- | Porch.Deck 0-
NeAg xle 1. 1Is 19,900 Ix]. TJ- Ts 18750l [, [X)- [s 59,000
Agusiee Sate Prse NesAg. 6.9% Nelg. 8.3% NulAg -17.9%
antes GrosoAg. 12.8%]8 284,100 | Ges 12.1%]3 281,750 | Gesshe. 20.1%]8 271,600
) Su a¢Saiee Ca: Apy SeeMdendum
B Irereasna Vaton oy Seies Appresen $ 280.000
COST APPROACH TOVALUE - .

Sua Varee Commenes _S66 Addendum

ESTIMATED | JREPRODUCTIONGR [ XJREPLACEMENT COST KEV .
P Sewves oe con aaee BuildingCostnet and Crafisman Book Compa 1056 F-.os RS | 0
Y Quess wom sort sorves AV Enestive usta ot aaps guts_2017 Sefr.®$ sssssessoess =3
E Comments an Coni A [arses Bving sres saioiatisns, tovsen, eva) )
&4 Remaining economic lile is 48 years. Cost figures have been 240 [ rareeen $ 0
1 cbtained from BuildingCost.net and Craftsman Book Comps Toss Evomess ot CoseNow =3 155,426
3] Average quality construction and from operative local builders. Loss 70 Prysces | Funcoenes | Erseones

Estimated Site Value based on land sales see addendum | Dopeociacsn 548,848 = $( 48,848)
U Sce sitached floor plan gketch for sgft area calculations. Ce

Site Improvements include: grading, utilities. “Aose"Vopin o1 Sne bnpoovemenes. .. =8 25,000
N ‘ REDICATED VALUE BY COST APPROACH T 266,600
¥ INCOME APPROACH TO VA o - - . .
g Esomerse Mornas Rona $ /2 X Groos Rons Muss =$ 0 M—Vnnzm&gm
B's Ineame Agprascn b «neGAM) SeceAddendum

Methods and tech nployed:| X} Saios Comprrtson Appro 1X] cost Approach Income Approach | ] ottrer:

) ¥ ot ool &mﬂdﬂm
] Recencareen sommens: Se@ Atidendum
E
'8

[#] Based on the scope of work, sasumptlons, imiting conditions and appralser’s certification, my (our) oplnion of the definad value of the rosa property thatis
» which is the effective date of this appraisal, is:

B the subject of this repoitasof  01/05/2018

Bl (X) stagte potnt $ 280,000 Rango $ "X DOoreaterthan Jresathan
Teeo eppratent to mase “eete,” SUNOR e Completion por plans snd - neve
o - e [ ® oo
See Attached Scope of Wo
— - [—— pe—— ————— Toreaom Covngns O TS T AL ¢ Fon A Comns AR
[P 2 | mh"”w&l

aer e

American Home Appraisals



Residential Appraisal Report FauNo. 17-3478
FEATURE | SUBJECT COMPARABLE SALE XO. 4 COMPARABLE SALE NO. § COMPARABLE SALE NO. §

1620 Rainler Ave 2014 Summit Ave 1618 Rockefeller Ave 2216 Cleveland Ave

Acarans Everelt Everett, WA 88201 Everett, WA 98201 Everett, WA 98201

Proawncy v 10.77 miles SE 0.33 miles NW 0.97 miles SE

Sete Prce s '» : $ 260,600 R [ 275,000 - SR | ) 315,000

[ e 0.00 son |3 248.29 wpuf - Is 28292 I8 32209 en] -

Dot Seires .. el |MLS #1071039 MLS #1188683 MLS #1211876 {

Yorouasen Seuves | Snohomish Co Rec, Realist | Snohomish Co Rec, Reatist | Snchomish Co Rec, Realist

VALUE AD SENTS DESCRIPTION BESCRIPTICN ) $Aoermans BESCRIPIION T LT e— DESCRIPTION Ty

Sate o Funencma . = |NoneNented/VA NoneNoted/Cnv Unknown
(Il Conoesomne S 02/2017 omd 17,000 | 08/2017omd 8,200112/19/2017 omd -0-

Do weSatefTime - - 04/2017 Cisd 08/2017 Clsd Pending Sale

Lasewen Nerth Everett North Everett North Everett Nosth Everett

o ‘as [Fee Simple | Fee Simple Fee Simple Fee Stmple

Sne 5,227sf 8,098sf -5,000 }4,356sf 5,000]5,227sf -0-

View Neone TenMin/TriNs -0- | None Neone

Design Sepe) Rambler Rambler Rambler Rambler

Quatny ot Consrucnen | AVerage Average A e Average

Acmoet Age 1867 butlt 1980 built =0- 11988 built -0- 11987 built -0-

Conexion A Avel Average R -23,000!

Asove Groes Tos Bowe ﬁh O-lv. 0- |V B -0-

Reem Count 613] 125 86131 175 -21,00018 | 3 2 -21000{6]3 1 -0-

Gress Lnng Ave 88.00 1,056 se.n 1,168 oon -10,000 972 g 7,000 978 ea.n. 7,000

Besoment & Frnes N/A NA N/A NA

Reorve Bosow Grose

Funessene: U Average Average Average Average

Heoung/Coonn, FWA FWA BB 88

gr Emceos beme | DoUble | Double pane Double pane Double pane_

GucagolCe. 1CP& 2 Car Garage -18.700 | No Cvd Parking 7,300|No CvdParking | 7.300|

PoecrlPacelDasn CP.Patio Porch,Deck -0- | Porch,Deck -0-| Porch Deck -0-
- [r— [ - s ar7eol . [J- Is asco) (). IXJ- Is 8,700
] Agusres Sare Proe Neho -13.0% NuAg. 1.8% NuhAg -2.8%

2eComposonns s 1Geuny 247xls  262.300(Geuny 16.0%|s  279.500)Guuens, 11.8%[s  3068.300)

arSatee pprasen _Se0 Addendum

SALES COMPARISON ABPROACH

e
i op S e b 3 cehwy o diepnnt

Pannas camg Al casavere. SDTHIIT evvmsorosomen

Towe v Capgropn @ K5 UIIAQ o For Anamson Camparys A Repn Renarmna.
LPAR™M Gomw v Purwaree.



Residential Appraisal Report Foe No. 17-3478
FEATURE | SUBJECT COMPARABLE SALE NO. 7 | COMPARASIESALENO.8 | COMPARABLE SALENO.9

Ul 1620 Rainier Ave

Asarnss EVErEHt
i P”l x ‘.s“ - i
M Seie Pree $ —_ . s $

Sese PrwlGross o res |8 0.00 s |8 R $ 000l $ 000.n] -

Doie Sowras(s] Y i
i DESCRIPTION WA | OESCRIPTION | i SAeewmes DESCRIPTION Hi8Aewomn
Bl Aoeve Goaee T ftorl  Seme  [Touffom] ) 1V '-ILEi Bee
Bl Reerm Coune 8|31 125

Grees An.ﬂs.ﬁo ’.055 e N 8.0 3. L33

Basemen & Finisnoe N/A

Botow Grase
Funcoennl |Average
| 9 FWA
 Emciem keme | Double pane

GorepelC 1CP& Stg

Parcnl? CP,Patio
ey et Agueumen (1 : Xl 1J- |s 0 « L) (s ol XJe [J- 1Is 0
1 Acussee Sete Pree T [NeAe  0.0% Nuho  0.0% NeAo  0.0%
B4 ot Comparnvtes |- - ... ... .- Geashe. 0.0%1$ 0 0.0%|s 0]GeesAy. 0.0%)8 0

t3
g"

SALES COMPARISON APPRO,

i

"
pemunitn.  agvs .

[ SNSRI PR T ——"

Do T Yy W vy o S—
GPAR™ Geamra Parpane



Section 5, Line 7
Disposition Type

The Everett Housing Authority proposes to dispose of the 44 public housing units via fair
market value by public bid.



Section 5, Line 10
Calculation of Net Proceeds

Total Appraised Value $11, 865, 000
Immediate Repair Summary | $ 952,000
Based on PNA 2018 Repair

Costs

Real Estate Transaction Costs | $ 750, 000
Relocation Counselingand | $ 456,193

Advisory Services

Estimated Net Proceeds

$9, 706, 807




Section 5, Line 11
Use of Net Proceeds

Based on an appraisal of the inventory, the total value of the units is $11.8 million. The cost of
sale is estimated at $2.1 million resulting in net proceeds of $9.7 million. The proposed
disposition will facilitate not only the replacement and long-term viability of the 44 subsidized
units for low-income households; it also will allow EHA to provide needed community facilities

at one of its RAD sites.

The specific proposed uses of proceeds summarized below are explained more thoroughly and

put into context in the Section 18 Certification:

Proposed Use Est. Amount

Acquire and/or renovate replacement project-based voucher (PBV) units | $8.4 (all
numbers
millions)

Construct new community center at RAD development $0.8

Renovate Grandview non-dwelling space to create 2 PBV units $0.5

Total Proceeds $9.7

2794889.2 040103 FILE



Section 5, Line 13
Description of General Timetable

Everett Housing Authority proposes disposition of 44 public housing Scattered Sites
units. If the Section 18 disposition application is approved, we will immediately submit a
funding application to the local HUD field office in an effort to secure Tenant Protection
Vouchers for each relocating household. Relocation of 44 households will take place
over an 18-month period. Everett Housing Authority has identified a small number of
residents who have expressed a desire to purchase a Scattered Sites unit at market
value. Residents of the Scattered Sites properties will be given the opportunity to
purchase some of the units. The following items are factored into the relocation
timetable:

Resident Voucher Briefing

Request for Tenancy Approval (RFTA)

Schedule of packing and moving

Housing Quality Standard (HQS) inspection on new unit
e Lease signing with new landlord

Number of Days from Disposition Action

Approval Date

180 days Begin relocation of first 30 households

Between 180-360 days Begin relocation of next 15 households
Between 360-540 days Relocation Complete

630 Final Execution of Contract for Removal

660 days Actual Removal Action




5/10/2018 Application Section 6

Q Get Help | (_') Logoff / Return to Secure Systems
o |y | Rovots ]
List Form HUD-52860 Supporting Documents Quality Checklist Submission
Hgpta | Field Office HA: WAO006 Everett Housing Authority
| (MS6506) | o
“pic main  Application: DDA0007816
Development: WA006000500 EVERETT WA
,. ey Application Status
Application Type: Disposition Processor: ~ SAC-Chicago
ne
Reviewer: Sunny Grover
Inventory  Application Status: Under Review Status Date: 11/06/2016
Removals

Section 6: Relocation

1. Occupied units:
a. Of the 44 units proposed for removal, 43 are occupied as of the date of this application.

Attach a narrative explaining the circumstances that resulted in the units becoming vacant and
the relocation of the residents and reference it as Section 6, line I(a).

b. Of the 44 total units in the development, 0 units will remain after removal.

c. Of the 0 units that will remain after removal, 0 are occupied as of the date of this
Application.

If any units are listed as occupied in 1(a), complete questions 2-8

2. How many individuals will be affected by this action? 216

3. How will counseling and advisory services be provided?
Attach a narrative explaining and reference it as Section 6, line 3.

4. What housing resources are expected to be used for relocation?
L) Other Public Housing ¥ Section 8 @ Other
Attach a narrative explaining and reference it as Section 6, line 4.

7. Total cost of relocation expenses

| || Per Unit Cost x [ No. of Units = | Total |

5. Estimated cost of counseling and advisory

services $6,811.00 44 $299,684.00|

6. Estimated cost of moving expenses || $3,557.00 4‘] 44 $1 56,508.00]
| [ $456,192.00]

8. What sources of funding will be used to pay for relocation activities?

¥ Operating Funds for FY: 2017

¥ Capital Fund for FY: 2017

¥ Other

If Other, provide an attachment explaining and reference it as Section 6, line 8.

Return to Application Index

https://hudapps.hud.gov/pic/demodispo/ddsection6.asp 1/2



Section 6, Line 1(a)
Relocation — Occupancy

The total unit distribution for Scattered Sites consists of 44 general occupancy units. As of the
date of this application, all 44 of the 44 general occupancy units proposed for disposition are
occupied.

PIC Section 6, line 1{c) reflects an inconsistency relative to the number of units that will remain
after removal which are currently occupied. Zero units will remain after removal. All 44 general
occupancy units proposed for disposition are currently occupied.

The HUD SAC office was consulted on similar inconsistencies in August of 2016, for a different
EHA development and the PHA received consultation that this is not a concern as the system
“populates information at the time of creation, not submission.”



Section 6, Line 3
Relocation Counseling and Advisory Services

Everett Housing Authority takes a comprehensive approach to resident relocation
counseling and advisory services. There are a total of 44 Scattered Sites households that
may require relocation. During consultation with residents, factors such as household
demographics and size, schools, employment, transportation needs, and disability needs
are taken into consideration. Everett Housing Authority’s Relocation staff will consult
with residents on a regular basis in order to develop a custom relocation plan that
addresses the needs of each individual household.

Relocation Staff

Everett Housing Authority has a designated relocation team that will remain available to
residents during each stage of relocation planning and moving. Staff will conduct one-
on-one meetings with each household, at the resident home. During these meetings,
staff administers a resident questionnaire that captures important information about
the household’s needs and preferences. Residents are given preliminary information
about staff’s role and the assistance that will be provided during relocation.

Identification of Barriers

Consultation with residents includes a focus on present or future barriers that would
make it difficult for a household to be successful in the open rental market. During our
discussions with residents, we ask key questions that will inform us as to what types of
resources are most appropriate. Common barriers include unfavorable credit history;
past or current lease violation notices, and budgetary limitations, including inability to
pay for a security deposit. Other factors such as equal access and communication needs
are also taken into consideration. When necessary, Relocation staff will connect
residents to resources outside of Everett Housing Authority in order to address barriers
that may prevent successful relocation.

Everett Housing Authority’s Relocation staff will work closely with the Resident Services
Department in order to ensure that residents have access to as many resources and
supportive networks as possible. This service component is especially important for
residents who may struggle with the relocation process. In all instances, Everett Housing
Authority will carry out relocation activities in a manner consistent with the Fair Housing
Act of 1937, Washington State Fair Housing Law, all applicable HUD and federal
regulations, and agency best practices.



Housing Search Assistance

Relocation staff will not only provide residents with written materials about available
housing, but will also physically assist residents when necessary. This will include
conducting an Internet search, transporting residents to view units, or facilitating
communication between residents and their prospective landlords. Due to the number
of long-term residents at the Scattered Sites properties, and based on initial resident
feedback, we anticipate more than half of the total households will require assistance
with housing search and relocation logistics.

Some residents have expressed interest in purchasing a Scattered Sites home. In
addition to rental housing search assistance, Everett Housing Authority may also assist
residents connect to homebuyer programs that may help them qualify for a loan and
home purchase.

Language Translation Services

Everett Housing Authority has identified a minimum of four languages, other than
English, that are prevalent within the Scattered Sites Community. We contract with the
Refugee Forum and Immigrant Services Northwest (RISNW) to provide language
translation during group meetings. During individual meetings, staff utilizes RISNW or
the AT&T language line, depending upon the duration and spontaneity of the
communication. We contract with Translators USA for translated, written documents
that contain information about the disposition and relocation.

Resource Referral

During planning and implementation, Everett Housing Authority will ensure residents
are referred to available resources relevant to successful relocation. Below are some
examples of resources that may be appropriate for some households:

e An updated listing of landlords who participate in the Housing Choice
Voucher program where the Tenant Protection Voucher may be utilized.

e Assistance with free online housing searches through NW Housing
Search.

e Renter’s certification classes through the Dispute Resolution Center.

e Free Credit counseling and budget management through partnership
with the Northwest Justice Project.

e Access to landlord fairs where landlords hold presentations and set up
stations at the neighborhood community center.

e Equal access navigation and materials.

e Access to free tools through NW Housing Search such as rental checklists,
budget worksheets, and moving cost calculator.

e Access to additional paid resources.



Tenant Protection Voucher Education

Everett Housing Authority will request an allocation of Tenant Protection Vouchers for
all relocating Scattered Sites households. Everett Housing Authority recognizes this
potential change in rental assistance and the requirements associated with the voucher
will be a learning process for residents. This educational component will be ongoing.
Residents have received preliminary information about the Voucher Program during
community meetings and through individual consultation with the Housing Choice
Voucher Director. Everett Housing Authority staff will meet with each household for a
voucher briefing to explain the obligations, rules, and regulations associated with
participation in the Voucher Program. In addition, a voucher checklist will be established
that will be utilized by both the resident and staff in order to ensure all steps are
completed properly up until the point of the resident’s new lease-signing.

Everett Housing Authority will continue to develop its overall relocation plan with a
primary focus on the unique needs of each household. Staff will remain accessible,
resources will be made available, and a personalized plan will be implemented for all
households. We believe this approach will ensure the best possible transition for
residents and will contribute positively to the entire project.



Section 6, Line 4
Relocation Housing Sources

The Scattered Sites disposition may require relocation of residents in the proposed
units. The Everett Housing Authority will implement its plan in a manner consistent with
the Fair Housing Act of 1937, Washington State Fair Housing law, all applicable HUD and
federal regulations, and best agency practices. Our goal is to assist with identifying the
best possible replacement housing options that meet Housing Quality Standards (HQS)
and the needs of each household.

The primary housing resource expected to be used for relocation from Scattered Sites
will be Tenant Protection Vouchers. EHA will request Tenant Protection Vouchers upon
approval of the Disposition Application. Despite a relatively tight market, EHA new
voucher participants have been very successful in leasing units in the private market. For
example, in a seven-month period starting in August 2015, over 170 households leased
up, more than half of whom had been homeless. EHA is very confident that over an 18-
month period, the vast majority of the residents will have found housing using their
Tenant Protection Vouchers.

EHA’s Housing Choice Voucher Department has laid the groundwork for a close working
relationship with a developer/owner of tax credit properties who specializes in
developing housing for families with children. The developer (HNN Associates) develops
500 tax credits units per year in south Snohomish County and in King County. HCV
employees have toured their new properties to develop a close working relationship
with HNN property management to facilitate future HCV tenant-based leasing. All of
these properties are in low-poverty neighborhoods of Everett and South Snohomish
County.

Relocation Assistance
Residents will choose one of the following three options for their assistance:

e Fixed Payment Option: Residents may receive a flat fee based on the guidelines
laid out in the Federal Highway Administration’s Fixed Residential Moving Cost
Schedule. This would be a flat fee of $1,000 for a one-bedroom unit, plus $200
for each additional bedroom in their existing unit. For example, a household
moving from a three-bedroom unit would qualify for $1,400 in relocation
assistance. Fixed payments will be issued in an expedient manner, upon written
request by the resident but only after the Housing Authority has confirmed the
resident has officially moved from the Scattered Sites premises and has secured
a lease with a new landlord.

e Reimbursement Option: Residents may ask for reimbursement of their actual
and reasonable moving expenses. Reimbursement of moving expenses will be
paid for a move of up to fifty miles. If a resident chooses to move farther than



fifty miles from their current unit, they may opt for payments of moving services
for the first fifty miles of their move, or may choose the Fixed Payment Option.

e Coverage of moving, packing, delivery, and unpacking through the Everett
Housing Authority. The Everett Housing Authority will procure professional
moving services through a licensed and bonded moving company. Residents
choosing this option will not be eligible for the fixed payment option or
reimbursement and will instead allow the Housing Authority to coordinate the
scheduling and logistics of the move.

Some of EHA’s own properties will be available also as relocation opportunities. These
properties include unsubsidized tax credit developments. For example, EHA acquired
four tax credit properties with over 200 units for elderly and near elderly households in
2015-2016. EHA will seek to fill vacant units with residents of Scattered Sites who want
to continue their tenancy with the Authority.



Section 6, Line 8
Relocation Funding

Everett Housing Authority will fund relocation expenses out of previous year public
housing operating reserves, capital funds from fiscal year2015, 2016, and 2017, from
the Asset Repositioning fee as indicated on the HUD form 52723, and if necessary, from
net proceeds resulting from disposition.



Section 7, Line 1
Resident Consultation

Community Meeting ’

A resident community meeting has provided starting point for communication about
plans for the Scattered Sites properties. Everett Housing Authority’s Director of
Development and Acquisitions, Relocation Manager, and the Housing Cholce Voucher
Director, facilitated these meetings, giving residents access to key staff all In one place.
Language translation through the Refugee Forum and Immigrant Services Northwest
services was provided during both meetings.

A community meeting was held on June 7, 2016 at the Pineview Community Center
located in Southeast Everett. An afternoon and evening session were held in order to
accommodate resident schedules. A total of 21 households participated in these
meetings. The Director of Development and Acquisitions provided an overview of the
Scattered Sites disposition proposal, the Housing Cholce Voucher Director gave an
overview of the Housing Cholce Voucher Program and the Relocation Manager

presented a potential timeline and relocation process. The following key points were
made:

o Scattered Sites have become increasingly costly to operate dueto the spread-out
locations, age of the properties, and need for capital repalrs such as roofs.

o Capital funds for Scattered Sites will continue to reduce — largely due to the
possibility of our only other Public Housing property being disposed of as well.

o Everett Housing Authority will submit a Section 18 application to HUD.

Everett Housing Authority will apply for Tenant Protection Vouchers

o Everett Housing Authority will provide relocation resources, including assistance
with housing search and reasonable expenses.

The sign-in sheet and minutes of the resident consuitation meeting are incduded with
this application. The minutes contain audience questions and Everett Housing Authority
responses.

About 11 months after the resident consultation meeting, EHA invited residents to
gather for updates and hear about the replacement housing plan. This meeting was held
on April 27, 2017 at the Pineview Community Center located in Southeast Everett. An
afternoon and evening session were held in order to accommodate resident schedules.
A total of 20 households participated In these meetings. The Relocation Manager
provided a review and update of the Scattered Sites disposition proposal. Residents
were informed that the disposition application was nearly complete and that it would be
submitted to HUD within the next two weeks.



Tenant Protection Voucher (TPV) Consultation

During the community meeting, residents received answers and information about the
Tenant Protection Voucher. The Housing Cholce Voucher Director discussed payment
standards, resident rent calculation, portability, zero-Income households, and eligibility.
Al residents will attend a briefing with details about their specific voucher scenario,
Resldents were informed that they should not move before vouchers become avallable.
During individual consultation, residents are referred to the Housing Choice Voucher
Director for questions specific to the Voucher Program. In this manner, the resident
may call the Housing Cholce Voucher Director and ask questions unique to their
household. This educational piece about the Tenant Protection Voucher and the overall
voucher program Is significant to ensuring residents understand the new rental
assistance structure and their rights under the voucher program.

Language Translation Services

Everett Housing Authority has identified a minimum of three languages, other than
English, that are prevalent within the Scattered Sites Community. We contract with the
Refugee Forum and Immigrant Services Northwest (RISNW) to provide language
translation during group meetings. During individual meetings, staff utilizes RISNW or
the AT&T language line, depending upon the duration and spontaneity of the
communication. We contract with Translators USA for translated, written documents
that contain information about the disposition and relocation.



Section 7 Line 1
Resident Consultation

Attached are the community meeting invitations, sign-in sheets, and meeting minutes from our
June 7, 2016 and April 27, 2017 meetings.

Tenants were given an opportunity to respond as to whether or not they were in favor of the
proposed disposition action. Attendees were also invited to share additional comments about
their household such as whether or not any member requires a disability accommodation, or if
there are concerns about credit and rental history.

During the June 27 meetings, a total of 8 attendees out of 21, responded that they were in
favor of the proposed disposition action, while a total of 3 out of 21, responded they were not
in favor. 4 responded that they were unsure.

The individual comments from tenants, and EHA’s responses to those comments are on file,
electronically at the EHA main office.



Consultation with Residents

Resident sign-in sheets contain personal identifiers of Housing participants and are therefore
omitted from the application for public viewing.

The original sign-in sheets are contained electronically at the EHA Acquisitions and
Development Office.



SCATTERED SITES COMMUNITY MEETING
NEWS FROM THE EVERETT HOUSING AUTHORITY

Everett Housing Authority has information to share about the proposed sale
of the Scattered Sites properties. Please join us during the date below and
arrive at your preferred time:

WHERE: Pineview Community Center

220 ¥ 98" PL SE, Everett, WA 98208
(across the sireet, west of Target Store)

WHEN: Tuesday, June 72016
TIME: Attend at your preferred time:
2:00pm or 6:30pm

Refreshments and child care will be provided. Parking is limited. Please park
on 3" Ave SE or in the Target parking lot.

The following language translation Services will be arranged:
« Armbic
» Russian
o Vietnamese

If you require a reasonable accommodation in order to fully participate in
this meeting, please contact Erica Dias at 425-339-1009




CUQC HQOP CONG PONG DAN CU NHA @ XA HOI
TIN TU CO QUAN NHA G EVERETT

Co quan Nha & Everett muSn chia sé théng tin v& vigc dy mé bén céc khu
Nba & X hdi. Hiy tham gia cing chiing t8i theo ngiy gi¥ & dudi ddy va cb
miit theo khung gi® phi hep véi ban:

DIA PIEM: Trung tim Cong ddng Pineview
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han. Vui 1éng @5 xe trén Ave SE thi¥ ba hojic trong bdi dfu xe ciia Target.
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» Tiéng Viét Nam
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: vui 1dng lién h@ véi Brica Dias theo s 425-339-1009




COBPAHME COOBHIECTBA SCATTERED SITES
HOBOCTHU XXHUJMUIHOI'O XO35CTBA 3BEPETT

Kunnmmoe xossiicTso Deepert (Everett Housing Authority) xoteno 651
MOACNATECA ¢ BaMH HEGopMalHel o npeaAnonaraeMoil mpoaake
wwmnomany Scattered Sites. IToxanyiicta, nprcoennBsiitecs K HaM B
YKa3aHHEIH HIDKE AeHb H IPHXOJIHTE B nobHOE Ui Bac BpeMs:
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Asemo CaycHcr (3@ Ave SE) win Ha aprocTosHKe Marasila Target.

ByZyT DpeXOCTARIATECS YCIYTE HEPEBOAa ¢/aa CISRYIONHe SIHIKA:
. 3

Ecim BaM EeoGX0EMO MECTO, B KOTOPOM MOKEO 65110 6H OCTAHORRTECH

Ha BpeMs OpoBefieHHs coOpanns, Noxanylicra, ofpataTech k SpHKke Juac
no Tenedony 425-339-1009
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Scattered Site Community Meeting
6/7/16, 2:00pm & 6:30pm

Translation Services Present — Arabic, Russian, Vietnamese

Meeting Opens: Erica Dias:
About a year ago there was a similar meeting regarding upcoming activities for the Scattered

Sites. Today we will provide a timeline and update for those activities and answer any new
questions you may have.

Introductions:

e Rick Dorris- Director of Acquisitions and Development ~ he will discuss why we are
meeting and what the proposed actions are.

» Wendy Westby — Director of HCV - She will answer questions about the housing choice
voucher {(HCV) program.
Tabitha Albertson — Asset manager for the Scattered Sites.
Erica Dias — Acquisitions and Development and Relocation Planner - Will be discussing
relocation and timeline for proposed action.
Donnele Ackerman - Resident Services.
Teena Ellison — Director of Resident Services

Rick Dorris Presentation Key Notes:

e The housing authority owns 44 scattered sites (duplex and single family homes)

scattered throughout north and south Everett.

¢ These 44 units have become increasingly costly to manage and due to their location and
age this has become very expensive (new roofs, new carpeting and countertops).
With the RAD program (PV and other public housing sites) there are now only 2
remaining public housing properties. You may have read in the paper, the Housing
Authority plans to dispose of Baker Heights, making the Scattered Sites the only
remaining public housing units managed by Everett Housing Authority.
When Baker Heights is no longer managed by EHA, we will only receive funds for these
44 Scattered Sites units, which is a very small amount of money. We wont be able to
complete the necessary repairs with such minimal funding.
The housing authority is concerned the condition of these properties will decline
without sufficient funding. The housing authority has decided to do a disposition,
meaning sell 41 of the 44 units.
We will be submitting an application to HUD for approval to sell these properties.
Purchase of these units will first be offered to current residents, then made available to
the open market.
The housing authority is required by law to ensure you have somewhere to live. Because
you are being displaced due to action taken by the housing authority, you will receive
what’s called a Tenant Protect Voucher.

Wendy Westby Presentation Key Notes:
o Asa part of this decision we will be able to offer each family a Tenant Protection
Voucher, this is a regular housing choice voucher (HCV) with some special provisions.
e Because you already live in public housing, everyone will be eligible for the voucher.



Right now your family receives assistance because you live in your particular unit, you
pay 30% of your family’s income towards rent and utilities. The same is true under the
HCV program. The difference is, instead of having to stay in a particular unit you are able
to choose a unit that fits the needs of your family. The unit you select can be here in
Everett or anywhere in Snohomish County. The voucher can also be ported to any other
housing authority in the United States.
There are some differences between public housing and the HCV program.
o With support from Erica’s team, you will look to find a new home of your choice.
o The HCV program units can be a house or an apartment. There is no guarantee
it will be a single-family home.
o In public housing you will never pay more than 30% of your income or flat rent.
On the voucher program it is possible you could pay more depending on the
home you select. On an initial contract HUD permits you to pay up to 40% of the
contract rent and utilities.
o Current occupancy standards are 2 persons per bedroom. This could mean the
voucher you qualify for is smaller than the unit in which you currently reside.
Your voucher has a specific dollar value based on your household size and
demographics.
This flexibility allows you to move closer to work and/or preferred schools. There are
more options available for the household.
The housing authority will go through all the details of the program with each of you, at
least 1-2 hours. This is called a briefing; often these briefings happen in groups.
The housing authority does not choose the size of the home you can lease-up into, only
the payment standard or dollar amount of the voucher your family is eligible for. If you
find a larger home that your voucher affords that is permissible.

Erica Dias Presentation Key Notes:

Erica provides contact information for herself, Rick Dorris and Wendy Westby. ifyou
have questions specifically for relocation contact her (Erica) and specific questions
related to the voucher contact Wendy.

Timeline:

o Submit application to HUD (Housing and Urban Development) — a federal entity
that allows us to decide what we can do with our public housing units.
Submission Goal: 6/30/16, these dates are estimates. This s an action taken by
the housing authority; you are not responsibility to do anything within this step.

o Home Ownership Opportunities — EHA will conduct a sales campaign to identify
where interest in these homes exists. If you are interested in purchasing your
unit, please note this on your comment card. EHA may be able to link you to
resources to assist in this transaction.

o The application and approval process is roughly 100-120 days, 10/31/16.

o Apply for Tenant Protection Vouchers — takes roughly 15 days.

o Once approved, it is required that relocation provide a 80 day notice before
relocation. A relocation plan will be created for your household. EHA will
support you through this process.

o Sales campaign completed (January/February). At this point, we should have an
idea of who will be purchasing their homes and who will be relocating. We will
then begin relocating residents not interested in purchasing their homes.



o Complete Relocation is projected to be complete by 6/30/17.
Tenants will have the choice to receive a fixed payment or reimbursement to move
themselves, or to use the contracted, professional movers through EHA.
Security Deposits: EHA will assist households with security deposits. There are still
logistics to work out but we are willing to help you. Everett Housing authority cannot
provide financing or assist with a loan; we can provide coaching to assist with the
process of home buying.
Rental History — have you being paying rent on time, do you have conflict with your
neighbors, do you have a favorable landlord history? Start to work to correct any
negative references as new landlords will be verifying the history of your tenancy.

Teena Ellison Presentation Notes:

The FSS program allows you to have an increase in income and have your increase in
rent saved in an escrow account. This money can be used for such things as a down
payment on a house.

You can envroll in this program now with public housing.

EHA’s goal is to help you achieve self-sufficiency. Having a job and living independently
is something we try to help you with.

Meeting Conclusion:
Takeaways, EHA is proposing to sell the 41 Scattered Sites units and we are submitting our

application very soon. When we get that approval we will notify everyone immediately. Please
know these dates are the absolute earliest things could transpire. Things can likely be delayed.

Question and Answer:

1)

2)

3)

4)

5)

6)

7)

Which areas of housing are we permitted to live?
a. Wendy: Everett Housing will no longer be administering public housing.
How much will a voucher be worth?

a. Wendy: The amount of your voucher is based on your household size and

demographics compared to EHA’s occupancy standards.
Is there a list of places available?

a. Wendy: We do keep a list at the Colby office. However the relocation team will
be the best resource for finding homes. The market is very tight in Everett but
we have recently housed over 200 residents in the area. We are still having
success leasing people into homes in the area.

Where can | get more information about the Scattered Sites properties?
a. Erica: You can go to the EHA website
Can residents schedule an appointment with her (Erica) rather than a phone call?

a. Erica: Yes. A note, our relocation team will be doing individualized meetings
with each household. Where do you want to live, schools, transportation and
other details to help get you where you want to be.

Do we get the vouchers today?
a. Erica: No. We need to wait until an official HUD approval.
What if I'm too tired and sick, | don’t want to move?

a. Erica: If we receive approval from HUD the only option is to move or purchase
your home. Relocation will sit down and help identify barriers to moving and
areas we can help you move.



8) What ifl live in a townhome, will | be able to purchase my own unit?

a. Erica: We are still working through the logistics of this. Please mark that on your
comment card.

9) Are HUD applications going to be provided today?

a. Erica: The HUD application is something EHA completes. This is the application
in which EHA requests permission to take the referenced actions.

10) Is it possible for residents to move into other EHA properties?

a. Erica: That is a possibility; please note that on your comment card.
11) if you want to purchase, the deadline would be when?

a. Erica: We are looking to end the sales campaign by the end of January.
12) i live in unit A and | want to purchase unit B.

a. Erica: That could be an option, but the current resident will have the first option
to purchase.

13) 1 looked on the website and there was no information about the sales of the properties.

a. Erica/Wendy: That information is not available yet. These unites are not for sale
yet. We cannot advertise until we get approval from HUD. We cannot sell your
home unit HUD approves the sale.

14) What if i am unable to find a new place to live?

a. Erica: Relocation will be working with households to get you were you need to
be. | don’t anticipate this being an issue.

15) In Everett there are very few homes for rent and the rent is very high.

a. Erica: We have this timeline and I'm very optimistic within this timeline that we
will be able to accomplish this. We will support you every step of the way.

16) What about credit checks? My credit is not great or | don’t have any?

a. Erica: Now is the time and start thinking about your credit score. If you have
unpaid bills it might be time to address that. This is another resource we can
direct you to, credit counseling.

17) Could you give an example of the voucher size?

a. Wendy/Erica: Ages and gender of the household members are considered, in
general 2 people per bedroom. That being said payment standards change,
what | say today might not be the same come next spring. This information with
be given in the briefing; your obligations, details about the voucher etc. This will
happen roughly around the time of the 80-day relocation notice.

18) Once the voucher is issued, how long do | have?

a. Wendy: Current policy is 60 days, with a request it can be extended to 120 days.
A total of 4 months. There is still a process and paperwork that needs to be
completed. It is not an application to determine eligibility. You will be
successfully re-housed with your voucher, with additional extensions if needed.

19) What would | need to take to an intake interview?

a. Wendy: You are already eligible for the program, however you will need to bring

documentation pertaining to your income, assets and medical dedications.
20) Does a voucher help cover move in costs for a new unit?

a. Wendy: No, but in this case the housing authority will assist with some of these
moving expenses.

21) Some landlords specifically state they don’t want section-8. | think it's because S8
requires an inspection and landlords require first/last months and security deposits.

a. Wendy: A landlord is not required to accept a S8 voucher, but we’ve had recent
success leasing-up over 200 vouchers in the last year.



b. Wendy: Landlords will not lose out on any money, as the housing authority will

pay these amounts. However, they will not be compensated up front.
22) What about children of different sexes, are they required to share a bedroom?

a. Wendy: Up until the oldest is 5, then different genders will receive their own
room.

23) On the voucher program do you get to own the house?

a. Wendy: No, not on the voucher program.

24) What about utilities?
a. Wendy: It is not the same as public housing, but there is a utility allowance used
in the HCV program.
25) What if HUD says no, can we still purchase these homes?
a. Erica: No, at that point the units will remain public housing units.
26) If | want to move now, can | have a voucher now?

a. Erica: If you move now, you will not be eligible for a voucher. We are unable to

provide a voucher until HUD approves the proposed application.
27) Based on your income, can someone lose his or her voucher?

a. Wendy: As long as you qualify. Some family’s income gets to a point where we

aren’t helping them anymore (30% of your income exceeds the rent).
28) If your children move out, will we have to move?

a. Wendy: The size of your household will reflect the size of your voucher. If your
family becomes smaller, your voucher will also become smaller. Sometimes
families are required to move as their voucher no-longer affords the rent.

29) If the child leaves the household, will they get a voucher?

a. Wendy: There is one voucher per family. The child can take the voucher,
however the remaining family would no longer be subsidized through a
voucher. If a family breaks up into two otherwise eligible families while
receiving assistance, only one of the new families will continue to be assisted.

30) Can we negotiate the prices of the units?

a. Erica/Rick: As with any transaction there is room for negotiation. We will be
completing appraisals. HUD requires that we sell these units are Fair Market
Value. We are going to see if HUD allows us to deduct the value of the noted
deficiencies from the selling price of the unit.



SCATTERED SITES COMMUNITY MEETING
INFORMATION FROM THE EVERETT HOUSING AUTHORITY

Everett Housing Authority will share updates about the proposed sale of
the Scattered Sites properties, as well as provide an overview of the
affordable housing replacement plan. Please join us during the date below
and arrive at your preferred time:

WHERE: Pineview Community Center
220 % 98t PL SE, Everett, WA 98208
(across the street, west of Target Store)

WHEN: Thursday, April 27, 2017

TIME:  Attend at your preferred time:
10:30am or 6:30pm

Refreshments and child care will be provided. Parking is limited. Please park
on 3" Ave SE or in the Target parking lot.

The following language translation Services will be arranged:
e Marshallese
o Arabic
e Russian
e Vietnamese
e Spanish

If you require a reasonable accommodation in order to fully participate in
this meeting, please contact Erica Dias at 425-339-1009




Scattered Sites Community Meeting
Thursday April 27, 2017, 10:30am

Introductions

* Interpreters: Vietnamese, Russian, Arablc, Spanish
o Relocation Manager: Erica Dlas
* Relocation Staff: Desa Metiljevic and Michelle Farnham

Review of Topics

o Update from last year's community meeting.
o Relocation Plan
e Questions and FAQ

Update

The Everett Housing Authority s proposing to dispose of all 44 of its Scattered Sites units at falr market
value, The reason for this proposal Is to ensure the long-term availability of the equivalent number of
subsidized housing opportunities. EHA does not have the funds to ensure the physical viabliity of the
properties over the next 20 years. $7million In capital needs cost over 20 years, with only $880,000
funding is avallable.

e Anticipated disposition application Submittal to HUD by mid-May. EHA could receive a

determination by September

o Relocation Activity could start as early as September If the disposition application Is
approved.

o Explanation of required 80-day notice to vacate ~does not mean residents have to
move in 50-days. it is an initial notice to move but we wiil have a 12-18 month pericd In
which to relocate all househaolds.

o Relecation will cover moving expenses and assist with housing search.

Overview of comprehensive replacement housing plan:

e Dispose of 41 of the 44 units at fair market value.
o Dispose of the three six-bedroom units to an EHA-related entity to ensure their availability to
large households who need subsidized housing.
e Obtaln Tenant Protection Vouchers to relocate virtually all cusvent residents and to allow
residents of the sb-bedroom units to lease in place.
e Replace all units disposed of as follows:
o Acquire and renovate a multifamily property of 80 units or more through 4% tax credit
acquisition/rehab financing.
o Combine Lakeview Tesrace, a 21-unit propesty owned by EHA, with the above-menticned
acquisition, in the same tax credit project and renovate the development to ensure long-
term viabiity.
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Scattered Sites Community Meeting
Thursday April 27, 2017, 10:30am

o Convert an existing management office at a RAD property (Grandview) into two dwelling
units as replacement housing.

0 Project-base at least a total of 44 tenant-based vouchers as follows:

21 in Lakeview Terrace -

18 in the newly-acquired property of 80 units or more

3 [n the three six-bedroom Scattered Sites units

2 at Grandview

Review of Frequentily Asked Questions
Resident Questions

Q. Is this golng to be a temporary project like the other renovations you've beendoing?
A. No, this will be a permanent relocation.

Q. Will the voucher be a “Section 8" Voucher?
A. Yes, the Voucher will be simflar to a Housing Choice Voucher but it Is called a Tenant Protection
Voucher.

Q. When | have this voucher, how does it work when | nead have repairs done in my home?
A. Your new landlord will have a process for work orders, just like EHA does.

Q How do | know how much | have to spend with the voucher?
A. Each household will be given the payment standard amount for their voucher {bedroom) size.

Q. Will EHA pay for security deposits?
A. Yes.

Q. Will the vouchers be given to all 44 households at once?
A. We are not sure at this time how many vouchers we will receive at once. When we find out, we will
provide an update.

Q. If 1 find a new place now, can | get a voucher to move?

A. No. Please do not make arrangements to move yet. We will only have the vouchers avallable once
HUD approves of our disposition application and request for vouchers.

MmmﬁrmmmmmuﬂwmmmamEwuhavem@onsandwewﬂlmu
another meeting as scon as we have additional updates.
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Scattered Sites Community Meeting
Thursday April 27, 2017, 6:30pm

introductions

Interpreters:  Vietnamese, Russian, Arablc, Spanish
Director of Acquisitions and Development: Rick Dorris
Relocation Manages: Erica Dias

Relocation Staff; Desa Metiljevic and Michelle Famham

Overview of Topics
Update from last year’s community meeting.

¢ Relocation Plan
e Questions and FAQ

® o o o

Update

The Everett Housing Autharity Is proposing to dispose of all 44 of its Scattered Sites units at falr market
value, The reason for this proposal is to ensure the long-tarm avaliabllity of the equivalent number of
subsidized housing opportunities. EHA does not have the funds to ensure the physical viability of the
properties over the next 20 years, $7miiflon in cost over 20 years, when $440,000 funding Is available
(down from $880, 600).

o Anticipated disposition appiication Submittal to HUD by mid-May. EHA could recelve a
determination by September

o Relocation Activity could start as early as September if the disposition application is
approved.,

o Explanation of required S0-day notice to vacate — does not mean residents have to
move In 50-days. it Is an initial notice to move but we will have a 12-18 month period in
which to relocate all households.

o Relocation will cover moving expenses and assist with housing search.

Overview of comprehensive replacement housing plan:

Dispose of 41 of the 44 units at fair market value.
Dispose of the three six-bedroom units to an EHA-related entity to ensure thelr availability to
large households who need subsidized housing.

o Obtain Tenant Protection Vouchers to relocate virtually all curent residents and to aflow
residents of the six-bedroom units to lease In place.

e Replace all units disposed of as follows:

o Acquire and renovate a multifamily property of 80 units or more through 4% tax credit
acquisitionfrehab financing.

o Combine Lakeview Terrace, a 21-unit propesty owned by EHA, with the above-mentioned
acquisition, In the same tax credit project and rencvate the development to ensure long-
term viability.

o Convert an existing management office at a RAD propesty (Grandview) into two dwelling
units as replacement housing.
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Scattered Sites Community Meeting
Thursday April 27, 2017, 6:30pm

o Project-base at least a total of 44 tenant-based vouchers as follows:
21 in Lakeview Terrace

18 in the newly-acquired property of 80 units or more

3 In the three six-bedroom Scattered Sites units

2 at Grandview

Review of Frequently Asked Questions

Resident Questions
Q. Have you submitted the Baker Helghts disposition application and did you get approval?
A. Yes, we have submitted but we are still walting to hear back.

Q. How do we buy one of the Scattered Sites homes?
A. EHA Intends to offer the sale of Scattered Sites units to residents who have expressed an interest in

purchasing before it is put on the open market. There will be a timeframe in which residents will need to
get financing together.

Q. Wl EHA sell the whole duplex, or by individual unit?
A. EHA Is working out those detalls and more information will follow.

Q. Out of the 44 Scattered Sites units, how many single-family houses are there as opposed to duplexes?
A. Probably close to 5 or 6 but we could check on those numbers,

Q. Will you meet with us individually?
A. Yes, Relocation staff will meet with each household to gather questions and data.

Q. What if you don’t qualify for the voucher program?
A. EHA will confirm answers with voucher specialist.

Other items

o EHA-provided moving costs:

Professional Moving Company

Security Deposit Fees

Applications fee

Utility transfer

Participants who have a section 8 voucher, they pay 30% of thelr adjusted income for
Rent and utilities.

00000

Thank you everyone for attending. Please call the relocation team if you have questions and we will hold
another meeting as scon as we have additional updates.
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5/10/2018 Application Section 7

0 Get Help | Q)Logoffl Return to Secure Systems
B e
_ List Form HUD-52860 Supporting Documents Quality Checklist Submission
;7('- '{:‘;2 ézsogsﬂ)ig Field Office HA: WAO006 Everett Housing Authority
- pic main _ Application: DDA0007816
7 Development: WA006000500 EVERETT WA
HOL,M‘L\C Application Status
e Application Type: Disposition Processor;  SAC-Chicago
evelopment
Reviewer: Sunny Grover
Inventory  Application Status: Under Review Status Date: 11/06/2016
Removals

—— Section 7: Resident Consultation
. Logoff | 1. Describe how the residents of the development were informed and
consulted about the proposed action.

Attach a narrative explaining the PHA €s consultation with the residents of
the affected Development and reference it as Section 7, line 1

If proposed action is for Demolition and/or Disposition under Section 18 of the Act, complete
questions 2-5

2. Resident Council (at development): Provide the name of the Resident
Council representing the residents of the development None

Attach a narrative explaining the PHA €s consultation with the Resident
Council of the affected Development and reference it as Section 7, line 2

3. Resident Council (PHA-jurisdiction-wide): Provide the name of the
PHA-wide Resident Council representing the interests of the residents of the
development None

Attach a narrative explaining the PHA €s consultation with Resident
Council (PHA jurisdiction-wide), and reference it as Section 7, line 3

4. Resident Advisory Board (RAB) (as defined by 24 CFR 903.13):

Attach a narrative explaining the PHA €s consultation with the RAB and
reference it as Section 7, line 4.

5. Did you receive any written comments from the residents, the Resident
Council(s), or the RAB?

If yes, attach the comments, along with any evaluation the PHA has made of
those comments and reference it as Section 7, line 5

O Yes ® No

Return to Application Index

https://hudapps.hud.gov/pic/demodispo/ddsection7.asp

n



Section 7, Line 4
Consultation with the Resident Advisory Board (RAB)

Everett Housing Authority has, in the past, maintained a standing Resident Advisory
Board (RAB) that served as an active and vital communication link between the Housing
Authority and its public housing program participants. However, due to the recent
conversion of half of the Housing Authority’s public housing inventory to the Rental
Assistance Demonstration (RAD), and the disposition approval of 244 units of public
housing, the RAB no longer serves in that broader capacity. The RAB’s primary role is to
assist with and make recommendations for the development of its 5 Year and Annual
Plans, and any amendments to those Plans, in accordance with 24 CFR §903.13.

The Resident Advisory Board (RAB) reviewed Everett Housing Authority’s Annual Plan
for 2016-2017. That plan included the following revised element since the 5
Year/Annual Plan effective July 1, 2015 was submitted:

Asset Management

EHA plans to submit a Section 18 application for the disposition of 41 of its 44 Public
Housing Scattered Sites, retaining only the 6-BR units. Proceeds from the sale of the
Scattered Sites would go towards the purchase of other affordable housing.

Upon review of the Annual Plan, the RAB did not submit comments or questions about
the proposed disposition of the Scattered Sites.



5/10/2018

Erica Koenig
(MS6506)

PIC Main

Housing Agenc

Development

Inventory Removals

Logoff

Application Section 8

0 GetHelp | (D Logoff / Return to Secure Systems

M | Remarom] rapens )

List Form HUD-52860Supporting Documents Quality Checklist Submission
Field Office HA: WAO006 Everett Housing Authority
Application: DDA0007816
Development: WA006000500 EVERETT WA
Application Status
Application Type:  Disposition Processor:  SAC-Chicago

Reviewer:  Sunny Grover
Application Status:  Under Review Status Date: 11/06/2016

| Section 8: Offer of Sale

1. Is the PHA exercising any of the exceptions to the offer of sale O Yes @ No
requirement permitted by 24 CFR 970.9(b)(3):
Note: Additional options may be displayed upon selecting an answer

3. State the names of all Established Eligible Organizations (as defined by 24 CFR
970.9(c)) for the affected development, including the following organizations (if none,
state none):

Resident Council:
Resident Management Corporation:
Outside Organization acting on behalf of residents:

4. The PHA sent an initial written notification of the sale of the development to each
Established Eligible Organization on 3/2/2018

5. The PHA received a written initial expression of interest from one or more Eligible
Established Organization within 30 days of the date it sent its notification © Yes © No

6. The PHA received a proposal to purchase the development from an
Eligible Established Organization within 60 days of the date that it
provided the organization with all necessary terms and information

O Yes @ No

7.The PHA REJECTED the organization€ps proposal to purchase the development.

Return to Application Index

https://hudapps.hud.gov/pic/demodispo/ddsection8.asp 7



Section 8, Line 3
Exception to Offer of Sale Requirement

Per 24 CFR 970.9(b) (1), if the PHA applies to HUD to dispose of a development or
developments, the PHA shall initially offer the property proposed for disposition to any eligible
resident organization, eligible resident management corporation, or to a nonprofit organization
acting on behalf of the residents at any development proposed for disposition, if the resident
entity has expressed an interest in purchasing the property for continued use as low-income
housing.

Everett Housing Authority is not exercising an exception to the offer of sale requirement
permitted by 24 CFR 970.9(b) (3). Although EHA’s legal counsel has advised that the Resident
Advisory Board (RAB) is not an incorporated entity and therefore may not meet the applicable
definition of an established eligible organization as defined by 24 CFR 970.0(c), EHA has
nonetheless presented the offer of sale to the RAB.

There are no other resident groups or organizations associated with the Everett Housing
Authority that meet the definition of an established eligible organization as defined by 24 CFR

970.0 (c).



Section 8, Line 4
Offer of Sale

EHA sent a meeting invitation to the Resident Advisory Board (RAB) on 03/02/18. This
invitation informed RAB members that they would be presented with a notification of
offer of sale for the Scattered Sites properties, and they would be given an opportunity
to decide whether or not they want to proceed with pursing the purchase of these
properties. One RAB member attended the meeting on 03/02/18. That RAB member
reviewed the notification of offer of sale and the appraisal documents for the Scattered
Sites properties. )

A second meeting invitation was sent to the remaining RAB members on 03/08/18.
Again, this invitation informed RAB members that they would be presented with a
notification of offer of sale for the Scattered Sites properties, and they would be given
an opportunity to decide whether or not they want to proceed with pursing the
purchase of these properties. All three remaining RAB members attended the meeting
on 03/15/18.

During both meetings, each group reviewed the notification of offer of sale and
appraisal documents. RAB members were given an opportunity to ask questions and
were informed that they could take up to 30 days in order to provide a response to EHA.

RAB members chose to deliver responses the same day they attended these meetings.

Included in this narrative is the email invitation, the notification of offer of sale,
appraisal summaries, and the RAB’s responses.

Please see additional attachment (S8L4b) that includes the actual appraisals reviewed by
the RAB.



Section 8, Line 6 (in reference to Section 8 Line 7)
Offer of Sale

EHA received no proposal from the RAB to purchase the 44 Scattered Sites units. Therefore, we
neither accepted nor rejected a proposal. PIC however, requires an “accepted” or “rejected”
answer for Section 8 Line 7. The “rejected” answer has been selected but this narrative shall
serve as supporting documentation the no proposal was received.



Response to Offer of Sale
Everett Housing Authority Resident Advisory Board

Responses to the Offer of Sale contain personal identifiers of Housing participants and are
therefore omitted from the application for public viewing.

The original responses to the Offer of Sale are contained electronically at the EHA
Acquisitions and Development Office.



3152018

Meeting Poll -- Take 2

Maeling Poll - Tgke 2 - Erica Dlss

Chris Neblett

Fri 3/2/2018 2:38 PM

To:Barbara Underwood (granbobbleS@comeastnet) <granbobbieS@comcast.net>; Bridget McManus (bridgetkmcmanus@gmail.com)

<bridgetkmemanus@gmail.com>; Marge Hoder (margielew1@yshoo.com) <marglelewi@yahco.com>; Pablo Reyes
<pabloreyest02i@gmail.com>;

CcErica Dias <ericad@evha.org>; -

tmportance: High

I'm sorry, but | got my dates wrong on the below email. The proposed dates should be
» Thursday, March 8 @ noon

* Friday, March 9 @ noon y
I hope this isn’t too confusing. Thanks for your understanding, and don'’t hesitate to call me at (425)

303-1186 first thing next week if you have any questionsl
Thanks,

Chris Neblett

Good Aftemoon,

Thanks to all of you for attending last month's Resident Advisory Board meeting to review and comment
on EHA's 2018-19 Annual Plan. There is another matter that requires the RAB's attention at this time.
As you may know, EHA is planning to sell most of its Public Housing Scattered Sites, and is in the
process of preparing the application to HUD for permission to do so. As part of that process, HUD
requires that we present the RAB with an offer to sale. We need to schedule a meeting of the RAB to
present the offer and let you decide if the RAB wants to purchase these properties. This meeting will be
facilitated by Erica Dias, EHA's Relocation and Planning Manager.

| apologize for the short notice, but it's important that this meeting be held as soon as possible.
Therefore, | am proposing that we meet in the same place we met to review the Annual Plan, the Baker
Community Center large hall, on either of the following:

e Thursday, March 15 @ Noon
¢ Friday, March 16 @ Noon

This meeting should not take more than an hour, and pizza and beverages will be provided. Please let
me know as scon as possible which of these two dates works best for you, and 1 will follow up with a

finalized announcement. We look forward to seeing you there!
Thanks,

Chris Neblett
Hearing Officer/Admin Coordinator

WIMWWMMWWWWMLWWWMW&MWWQ” 72



, Notification of Sale (Offer of Sale)
Scattered Sites

Date: March 8, 2018

1. Any Resident Management Corporation, Resident Council or Resident Cooperative of the

affected development has an opportunity to purchase the affected portion of this development
from the Everett Housing Authority (EHA).

2. The development being offered is identified as Scattered Sites located at the following

locations:
Street Number Chty, State Zip Code Number of Units

2030 Jackson Avenue Everett, WA 98203 1
2220 College Avenue 98201 1
4632 College Avenue 98201 1
6518 Fleming Street A& 8 98203 2
1816 Cedar Street 98201 1
712 60'" Street SW, A& B 98203 2
728 60 Street SWA & B 98203 2
727 60') Street SWA & B 98203 2
608 S8* Place SEA & B 98203 2
614 58" Place SEA& B 98203 2
620 S8 Place SEA & B 98203 2
623 58" Place SEA & B 98203 2
1203 103" Place SWA & B 98204 2
1221 103™ Place SWA & B 98204 2
12201039 PlaceSWA & B 98204 2
1907 Chestnut A& B 98201 2
13718 9% Avenue W 98204 1
13716 9 Avenue W 98204 1
1513 Virginia Avepue 98201 1
2032 Chestnut StreetA & B 98201 2
2028 Chestnut StreetA & B 98201 2
2007 105™ Place SE 98208 1
1620 Ralnler Avenue 98201 1
302 76" Place SW 98203 1
6514 Fleming Street 98203 1
6608 Cady Road 98203 1
9305 3" Place SE 98208 1
117 79" Place SE 98203 1
2504 Howard Avenue 98203 1
2510 Howard Avenue 98203 1

Total Units A4




10.

11.

If you choose to accept our offer of sale, you will be given sixty days from the date of your letter
of interest to develop and submit a formal proposal.

The EHA expects to receive an offer for at least the appraised value of the property. If you plan
to offer less than that amount, you will have to demonstrate the commensurate public value. If
the Resident Advisory Board chooses to accept the Offer of Sale, it does with the understanding
that the purchaser must use the property low-income housing.

Your proposal will have to contain the following information at a minimum:

A. The length of time the organization has been in existence;

B. A description of current or past activities which demonstrate the entity's organizational
and management capability or the planned acquisition of such capabllity through a
partner or other outside entities;

C. A statement of financial capability;

D. To the extent not included in paragraph B of this section, the organization's experience
in the development of low-income housing, or planned arrangements with partners or
outside entitles with such experience (in which case the proposal should state how the
partner or outside entity meets this requirement);

E. A description of involvement of any non-resident organization (non-profit, for profit,
governmental or other entities), if any, the proposed division of responsibilities between
these two, and the non-resident organization's financial capabilities;

F. A plan for financing the purchase of the property and a firm commitment for funding
resources necessary to purchase the property and pay for any necessary repairs;

G. A plan for the low-rent housing use of the property;
H. The proposed purchase price in relation to the appraised value;
R Justification for purchase at less than the fair market value, if appropriate;
J. Estimated time schedule for completing the transaction;
K. Any additional items necessary to respond fully to the PHA's terms of sale;
The response to the PHA's terms of sale;
M. A resolution from the resident organization's Board approving the proposal; and

N. A proposed date of settlement, generally not to exceed six months from the date of PHA
approval of the proposal, or such period as the PHA may determine to be reasonable.



Notification of Sale (Offer of Sale)
. Scattered Sites

~

Date: March 15, 2018

1 Any Resident Management Corporation, Resident Council or Resident Cooperative of the

affected development has an opportunity to purchase the affected portion of this development
from the Everett Housing Authority (EHA).

2. The development belng offered is identified as Scattered Sites located at the following

locations:
Street Number City, State Zip Code Number of Units

2030 Jackson Avenue Everett, WA 98203 1
2220 College Avenue 98201 1
4632 College Avenue 98201 1
6518 Flemtng StreetA& B 98203 2
1816 Cedar Street 98201 1
712 60" Street SW, A& B 98203 2
728 60 Street SWA & B 98203 2
727 60* Street SWA & B 98203 2
608 58 Place SEA& B 98203 2
614 58" Place SEA & B 98203 2
620 58" Place SEA & B 98203 2
623 58" PlaceSEA & B 98203 2
1203 103" Place SWA & 8 98204 2
1221 103" Place SWA & B 98204 2
1220 103" Place SWA & B 98204 2
1807 ChestnutA& B 98201 2
13718 9** Avenue W 98204 1
13716 9** Avenue W 98204 1
1513 Virginia Avenue 98201 1
2032 Chestnut StrectA & B 98201 2
2028 Chestnut Street A& B 98201 2
2007 165" Place SE 98208 1
1620 Rainler Avenue 98201 1
302 76 Place SW 98203 1
6514 Fleming Street 98203 1
6608 Cady Road 98203 1
9305 3" Place SE 98208 1
117 79" Place SE 98203 1
2504 Howard Avenue 98203 1
2510 Howard Avenue 98203 1

Total Units 4




9.

If you choose to accept our offer of sale, you will be given sixty days from the date of your letter
of interest to develop and submit a formal proposal.

10.  The EHA expects to receive an offer for at least the appralsed value of the property. If you plan
to offer less than that amount, you will have to demonstrate the commensurate public value. If
the Resident Advisory Board chooses to accept the Offer of Sale, it does with the understanding
that the purchaser must use the property low-income housing.

11,

Your proposal will have to contain the following information at a minimum:

A.

F.

The length of time the organization has been In existence;

A description of current or past activities which demonstrate the entity's organizational
and management capability or the planned acquisition of such capability through a
partner or other outside entities;

A statement of financial capability;

To the extent not included in paragraph B of this section, the organization's experience
in the development of low-income housing, or planned arrangements with partners or

outside entities with such experience {in which case the proposal should state how the
partner or outside entity meets this requirement);

A description of involvement of any non-resident organization (non-profit, for profit,
governmental or other entities), if any, the proposed division of responsibilities between
these two, and the non-resident organization's financial capabilities;

A plan for financing the purchase of the property and a firm commitment for funding
resources necessary to purchase the property and pay for any necessary repairs;

A plan for the low-rent housing use of the property;
The proposed purchase price in relation to the appraised value;

Justification for purchase at less than the fair market value, If appropriate;

J. Estimated time schedule for completing the transaction;

2 g8 r =

Any additional items necessary to respond fully to the PHA's terms of sale;
The response to the PHA's terms of sale;
A resolution from the resident organization's Board approving the proposal; and

A proposed date of settlement, generally not to exceed six months from the date of PHA
approval of the proposal, or such period as the PHA may determine to be reasonable.
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List Form HUD-52860 Supporting Documents Quality Checklist Submission
Field Office HA: WAO006 Everett Housing Authority
Application: DDA0007816
Development: WA006000500 EVERETT WA

Application Status

Application Type: Disposition Processor: ~ SAC-Chicago
Reviewer:  Sunny Grover

Application Status: Under Review Status Date: 11/06/2016

Section 9: Certification of Compliance

1. Attach the applicable PHA Certification of Compliance from the HUD-52860 for the
applicable removal action and reference it as Section 9, Line 1: Certification of Compliance

PHA Certification of Compliance: HUD 52860
Section 18 Demolition/Disposition
Section 18 Disposition 24 CFR Subpart F
De Minimis Exception to Demolition
Section 32 Homeownership
Section 33 Required Conversion
Section 22 Voluntary Conversion
Eminent Domain
These Certifications can be found at the SAC web site

2. Attach any applicable addendum(s) from the HUD-52860 (as identified below) for the
specific removal action for which you are applying for and reference it as Section 9, Line 2:
Addendums

The new HUD-52860 form and its addendums include:

HUD-52860-B:

Total

Development

Cost (TDC)

Calculation Attach for all Demolition actions and for all Disposition actions where the justification is obsolescence

HUD-52860-C:
Homeownership

HUD-52860-D:
Required Attach for all actions involving the required conversion of public housing units
Conversion

HUD-52860-E:
Voluntary Attach for all actions involving the voluntary conversion of public housing units
Conversion

HUD-52860-F:
Eminent Attach for all disposition actions involving eminent domain proceedings
Domain

Attach for all actions involving homeownership

These Forms can be found at the SAC web site

Return to Application Index

https://hudapps.hud.gov/pic/demodispo/ddsection9.asp 17



Section 18 Certification
Section 9, Line 1

The Everett Housing Authority proposes to dispose of the Scattered Sites both to allow for
replacement housing and for other reasons, as documented in the following Scattered Sites
Disposition and Replacement Plan:

Scattered Sites Disposition and Replacement Housing Plan

I. Executive Summary

The Everett Housing Authority (EHA) proposes to dispose of all 44 of its Scattered Sites public
housing units at fair market value. These units meet the requirements for disposition under
Section 3)A.3.e. of HUD Notice PIH 2018-04, “Scattered Site Units.” (The Notice).

As EHA’s only remaining public housing once Baker Heights is fully disposed of, administrative
costs that can no longer be spread to other public housing projects will result in annual
operating deficits for these units that EHA cannot support under the public housing program.
Moreover, EHA has no means to sustain these units as public housing over the next 20 years
given their capital needs of over $7 million and projected $840,000 in capital funds available
over the same period. By disposing of the units now, EHA can afford one-for-one replacement
of all units in more cost-effective replacement units in areas of opportunity.

Specifically, EHA proposes to:

® Dispose of the 44 units at fair market value.
@ Obtain Tenant Protection Vouchers to relocate all current residents. Replace all units
disposed of as follows:
o Acquire and renovate a multifamily property to serve as replacement units
through 4% tax credit acquisition/rehab financing.
o Convert an existing management office at a Rental Assistance Demonstration
(RAD) property (Grandview) into two dwelling units as replacement housing.
o Project-base at least a total of 44 vouchers as follows:
= 2 at Grandview
= Balance in acquired property.
® Use the sales proceeds, estimated at $9.7 million, to:
o Acquire and/or renovate the 44 replacement units (use of proceeds:
$8.4million).
o Construct a new community center at Grandview Apartments, a 151-unit former
family public housing community converted to project-based voucher units
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under RAD, to provide resident services and management office space
($800,000).

o Renovate a Grandview management building to create two units ($500, 000).

o Increase availability of affordable housing in low-poverty areas by utilizing tax
credit acquisition/rehabilitation funding and project-based vouchers (PBV) with
any remaining proceeds.

Proposed Uses of Disposition Proceeds Est. Amount

Acquire and/or renovate replacement PBV units $8.4 (all
numbers
millions)

Construct new community center at RAD development $0.8

Renovate Grandview non-dwelling space to create 2 PBV units | $0.5

Total Proceeds $9.7

The proposed disposition will facilitate the replacement and long-term viability of the 44
subsidized units for low-income households, and will allow EHA to provide needed community
and management/maintenance facilities at one of its RAD sites.

Il. Background

The EHA until 2014 had operated a public housing program of 621 units in five projects. Based on an
analysis of the viability of the public housing properties, EHA decided to request a portfolio award under
RAD. Three of the projects containing 333 public housing units were converted under RAD to project-
based vouchers. RAD was not a suitable solution for the remainder of the units (Baker Heights: 244
units; Scattered Sites: 44 units).

RAD did not work financially for Baker Heights, given its extensive financial needs. On June 6, 2017, HUD
approved EHA’s Section 18 Disposition Application for Baker Heights based on its physical obsolescence.

The Scattered Sites units are not a feasible project for tax credit investors—the transactions costs
associated with such a project would be cost-prohibitive. The only potentially viable strategy for
Scattered Sites was the transfer of its subsidy to other properties. However, the contract rents under
RAD would have been too low to ensure financially feasible operations and long-term sustainability.

Upon completion of the Baker Heights disposition, the Scattered Sites will be the only remaining public
housing in EHA’s inventory. The Scattered Sites units have been highly desirable opportunities for
public housing residents. However, these units will continue to deteriorate as a result of inadequate
operating support and under-investment in capital improvements. EHA is proposing to dispose of these
units and to replace them initially with tenant-based vouchers and over the medium term at least one
for ane with "hard" units of affordable housing subsidized through the PBV program. The discussion
below provides the rationale for EHA's preferred replacement option.
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Ill. EHA Strategic Objectives

The following represents EHA's strategic objectives related to the households it serves, the real estate
assets it owns and manages, and the future direction of its mission:

e Ensure the continued availability and 100% utilization of current deeply subsidized housing

resources (3,160 combined vouchers and public housing).

® Preserve and improve physically viable assets.
Ensure long-term financial viability of assets.
® Ensure that EHA assets do not detract from the neighborhoods where they are located, and, in

fact, represent a true asset to the neighborhoods.

® Replace all nonviable subsidized assets through replacement tenant protection vouchers (TPVs)
initially and one for one through development and acquisition of affordable housing.
Ensure the availability of unit sizes (number of bedrooms) available in the current public housing
inventory, especially units that can serve large households.
Promote mobility of households with children.
Replace nonviable housing for families with children in low-poverty neighborhoods.
Increase the utilization of tenant-based vouchers in low-poverty neighborhoods.
Expand the inventory of affordable housing, including for those exiting subsidized housing.
Address the serious housing needs of a growing elderly population in Snohomish County,
estimated to increase by more than 100% over the next 20 years.

IV. Scattered Sites: Challenges

The 44 units of scattered sites public housing have been a valuable resource for extremely low income
households who have the opportunity to live in neighborhoods outside of areas where subsidized
housing is concentrated. However, without a substantial increase in resources to provide for adequate
operations and address the immediate and long-term capital needs of these properties, the Scattered
Sites are not viable over the medium and long term. In addition, the 44 scattered sites units will be the
only public housing units operated by EHA, which will seriously impact the ability of EHA to operate the
program given the continued low level of funding and the inefficiencies in operating such a small highly-
regulated program.

The applicable provision of the Notice reads as follows:

“3. Best Interests and Consistency: 24 CFR 970.17(c). A PHA certifies it has determined the
disposition to be appropriate for reasons that are in the best interests of the residents and the PHA,
consistent with the goals of the PHA and the PHA Plan and are otherwise consistent with the 1937
Act. In making such a certification, a PHA considers the tremendous need for public housing units
nationwide, the purpose and mandate of the 1937 Act, the mission and obligations of the PHA to
maintain and operate projects as decent and safe housing in accordance with its ACC, and other tools
available to the PHA to preserve and reposition its public housing stock. SAC applications are
reviewed on a case-by-case basis. Below are examples of what HUD generally approves under this
section: ...

e. Scattered Site Units. Due to distance between units and lack of uniformity of systems (e.g.
HVAQ, utilities) the PHA demonstrates an unsustainability to operate and/or maintain the units as
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public housing. For purposes of this notice, scattered site units generally mean units in non-
contiguous buildings with four or fewer total units.”

The Scattered Sites are all non-contiguous buildings with four or fewer units. As described below,
they are not sustainable to operate over the long term as public housing.

Financial Viability (Operations Costs)

The Scattered Sites program historically has been underfunded from an operations point of view. This
project has fluctuated over the years with small operational losses and small gains depending in large
part on extraordinary maintenance expenses. The Scattered Sites have benefitted from a higher amount
of administrative costs being allocated to the other public housing projects with higher unit counts. in
2011, the authority transferred $330,000 into the Scattered Sites project from the other projects to
ensure the Scattered Sites met HUD’s cash requirements. Without financial support from having other
public housing, it is likely the Scattered Sites will lack operational funding over the long term. Given
recent appropriations for the Operating Fund and continued uncertainty of support in the future, the
ability of EHA to continue to fund the operations of this program is seriously compromised. A number of
factors contribute to the financial non-viability of the operations of the program:

® The Scattered Sites program will bear all of the administrative costs of a public housing program
in addition to the cost of managing and maintaining the 44 units of scattered sites housing.

® Not only will the units be burdened with the program costs, they are inherently expensive to
operate because they are not consolidated in one property. Maintenance and management in a
scattered sites environment is extremely costly compared to 44 units in a single building or on
the same property.

EHA sees no future potential for the financial viability of this program given the higher than standard
operating costs of scattered sites units, the program administration costs falling on only 44 units, and
the inadequate operating subsidies from HUD.

All 44 Scattered Sites units were built at different times, ranging from 1960 to 1993. There exists a lack
of consistency between units with regard to major systems including furnaces, plumbing, electrical,
insulation, roofing, windows, and exterior finishes such as siding and masonry. It is not possible to
achieve economy of scale when completing routine and extraordinary maintenance, and capital
improvements. Nearly all expenses for materials, fixtures, and supplies are procured through “one-off”
purchases.

The 44 Scattered Sites units are spread out over a distance of 8.5 miles from north Everett to extreme
south Everett. The average drive time for maintenance and operations staff is 20 minutes one-way,
during normal traffic flows. During peak traffic times, staff has experienced as much as 40-minute one-
way commutes in order to carry out routine maintenance repairs or management operations, resulting
in the need for overtime, while negatively impacting the operations budget.

EHA needs a viable strategy to address both the operating needs and the long-term capital needs for the
Scattered Sites program or pursue solutions that can achieve the agency’s strategic objectives. Since
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EHA sees no viable strategy to address these needs, an advantageous alternative has been developed to
address the goals identified below.

Physical Viability

EHA conducted a Physical Needs Assessment of all 44 units in 2017 to determine the viability of the
units and the financial investment needed to ensure the long-term financial and physical viability. EHA
currently receives about $1,000 per unit per year from the Public Housing Capital Fund. According to the
report of replacement reserves required over the next 20 years,

¢ The total replacement reserves required during this period to address the needs identified by
the PNA is $7.26 million.

® The critical needs in the first year of this period (2018) is $952, 000.

@ The total needs over the first three years amount to $1.9 million.

EHA is in the process of addressing some of the immediate needs with current Capital Funds. These
funds and an estimated 544,000 per year of future Capital Funds, or anywhere near that amount, even if
appropriations are greater than in the immediate past as in fiscal 2018, are woefully inadequate:

® EHA cannot address the physical needs identified for 2018 with all projected capital funds over
the next 20 years.

o For the remainder of the first three years, EHA will need an additional $950, 000 to address the
replacement needs, with estimated Capital Fund resources of only $84,000 apart from
Demolition and Disposition Transitional Funding (DDTF) from Baker Heights for five years.

e With only $840,000 apart from DDTF expected over the 20-year period covered by the PNA, the
$7.26 million in needs far exceeds the funds projected to be available, a gap of $6.42 million.

® EHA will receive no other capital funds.

Given these circumstances, it is abundantly clear that EHA cannot pursue a number of its strategic
objectives with respect to the scattered sites public housing:

® These units and properties are not viable over the long term.

® Inevitably, EHA will have reduced subsidized housing resources to serve the needs of extremely
low-income households because it will not be able to preserve this valuable community
resource.

o These units will detract from the neighborhoods where they are located as EHA falls further
behind in its ability to keep up with the replacement needs schedule. As a result, EHA will lose
public support for its mission.

V. Scattered Sites Plan Goals

A viable strategy must address as many of the following goals as possible:

® Replace the 44 public housing units with at least an equivalent number of subsidized housing
resources.
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e Over the medium term, replace the physical units one-for-one in a configuration that is more
cost-effective than a scattered sites program.

e Ensure that the locations of the replacement resources provide households with children the
opportunity to live in neighborhoods with low poverty rates, good quality schools and increased
employment opportunities '

® Provide the subsidized housing in mixed-income developments.

® Create replacement housing resources that are financially and physically viable over the long
term.

¢ Ensure that the new housing resources enhance the neighborhood(s) where they will be
located.
@ Expand the availability of affordable housing.

® Complement the replacement housing strategy for Baker Heights.

VI. Options to Achieve the Goals of the Scattered Sites Plan

Disposition. A key element of the set of solutions addressing the needs and goals identified
above is the disposition of the Scattered Sites properties. The proceeds of sale of the properties
will allow EHA to afford the physical replacement of all the units. Based on an appraisal of the
inventory, the total value of the units is $11.9 million prior to adjustments for work needed and
transactions costs. EHA will invest the net proceeds in the creation of replacement units and
other allowable uses, including the construction of a community building in a recently
converted property under the RAD program.

Replacement Options

EHA generated and examined a range of alternatives to replace the 44 Scattered Sites. The use
of projected proceeds from sale to leverage replacement units make all of the alternatives
listed below financially feasible. The last alternative, discussed in more detail in Section VIi
below, is preferable to EHA because it achieves the largest number of EHA’s goals.

The options below are for EHA to replace the physical units with units serving substantially the
same income-level households. The following is a summary of replacement housing options:

Immediate Replacement with Tenant-Based Vouchers

New Development Only {(with 4% Tax Credits)

New Development Only (with 9% Tax Credits)

Acquisition (Tax Credits)

Project-Basing in Existing EHA Property and New Development
Project-Basing in Existing EHA Property and Acquisition

VIi. Preferred Replacement Housing Plan

The option that achieves most of EHA's strategic objectives and all of the Scattered Sites
replacement housing goals includes project-basing 44 vouchers in écquired replacement
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housing and two PBVs in two Grandview units through acquisition. The following provides
more detail to this option:

® EHA will acquire a multifamily property or properties eligible for tax credits

acquisition/rehabilitation to provide at least 44 replacement housing units that will
receive project-based vouchers.

® These units will serve households at or below 80 percent Area Median Income (AMI).
® EHA will use proceeds of the sale to renovate a management building in one of its RAD

sites to create two replacement PBV units.

The benefits of this solution are:

The Scattered Sites units will be replaced with at least the same number of affordable
housing units.

The units will be viable over the long term as a result of the comprehensive
rehabilitation financed by tax credit equity and other sources.

All the replacement units will be in lower poverty areas of Everett. The replacement
units will be in areas with low poverty rates, good schools, and access to transportation
and employment.

The cost of replacement of the Scattered Sites will be low compared to all the options
that include new development or acquisition only.

The cost of operations will be lower than the current Scattered Sites program because

- EHA will make an effort to acquire properties that will create operational efficiencies

gained by the units being consolidated in fewer properties (compared to multiple
Scattered Sites units).

The replacement or capital needs of all of the units will be covered by replacement
reserves that will be included in the operating pro formas.

Viil. Projected Use of Proceeds of Sale

o Acquisition of multifamily property: EHA estimates that each of the 44 units that
will count as 44 replacement units will cost an estimated total of $8.4 million.
o Creation of two replacement units at Grandview Apartments at a total cost of
$500, 000.
o Construction of a new community center at a RAD development, at $800,000.
o If proceeds remain, possible additional affordable units in low poverty
neighborhoods.
The new community center would house resident services and maintenance and
management offices at Grandview Apartments, a former public housing development
converted under RAD. The building will house two housing management staff, three
resident services staff (including two Family Self-Sufficiency Coordinators), and an
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Ameri-Corps volunteer. It will include five offices, a computer lab and classroom, a
kitchen, a large community room, and a conference room. A main purpose of the
center and the services provided there is to enhance the ability of households to
transition to unsubsidized housing. EHA may need to fund this construction with a loan
or other funds and pay the loan or reimburse itself when sales proceeds become
available.

® Any remaining proceeds would be used to increase affordable housing in low-poverty
neighborhoods by funding units receiving PBVs in a larger development or developments
that serve households up to 80% of AMI.

IX. Concluding Summary

The EHA is committed to ensure that it continues to provide at least the same number of
subsidized housing units and units of housing subsidy that it is currently authorized to provide.

EHA's ability to afford the operating costs of this inherently costly housing stock is not
sustainable, especially when the Scattered Sites units have to bear all the overhead and
administrative costs of the public housing program.

The Scattered Sites are in dire need of capital investment with no prospects of ever being able
to acquire necessary funds to ensure that EHA can provide safe, decent, and sanitary housing to
residents of these properties. Disposition and eventual replacement of the Scattered Sites is
highly feasible as a means of offering long-term viability of this vital resource to EHA's clients. In
doing so, EHA will not only be able to replace the units, but also pursue strategic objectives,
including increasing the affordable housing stock in Everett, providing housing in a mixed-
income, low-poverty environment, and creating a community center in a development serving
low-income residents.
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cther authorized PHA offcisl, | approve the submission of thisnventory

and known as DDA 8 D0fi38\le ____, kereinafter referred to as the *Application”, of which this

document Is a part, and mako the following certifications, agreements with, and assurances to the Department of Housing
and Urban Development (HUD) in connection with the submission of this Appiication and the implementation thereof:

1)
2
)

9

]

All information contained in the Appiication (nciuting all altechments and Addsndums) is trua and correct as of the date of this
The proposed remeval action does not viglate any remedial civil fights orders or agresments, compliance agreemsnis, final
judgments, consent decress, sattiement agraemsnts, or cther court orders or agreemants to which this PHA is a pasty;

The PHA cartifies that it will cany cut the proposed removel action in confomity with Tiie VI of the Civil Rights Act of 1684, the
Fair Housing Act, section 504 of the Rehabiitation Act of 1673, and tile Il of tho Americans with Disabities Act of 1680 and
will affrmatively further fair housing In canying out the proposed remaoval action;

If this proposed removal action invoives a disposiion and the PHA did not clalm an examption to the Offer of Sale
requirement, this PHA sent &fl required initial written notifications (as described at 24 CFR 070.11) of the proposed salo of the
Davelopment to al) Established Ellgible Organization and the PHA certifies that either it did not recelve a responss from any
nolified organization within a 30-day time frama or each neotified Estabiished Eligible Organtzation waived s apportunily to
purchase the Development or gtherwise rejected the Offor of 8ala, The PHA fusther certifies that it maintains documentation
of all documents requlred by 24 CFR 870.11 on fla at Iis primary business office;

-If an appraisal was submitted at Section 6, the PHA vesifiod that the appratser was lcensed/certified In the stata In which the

PHA property end received a certification from tho eppraiser that the appraisal was conducted using gonerally ecoepled
epprelsal methods and matnteing this wiitten documentation on fla at s central office;
All dwelling unis at tho affected dovelopment are vacant and have besn approved by HUD for demofition, OR, if any dwelling
units at the affected develcpment are cccuplad:
« The PHA cveated a Relocation Plan In compliance with afl applicable federa), state, and local laws (o the extent those
requirements apply), including, without Emiation, the Act, 24 CFR 970.21, end the Uniform Relocaticn Assistance and
Real Propesty Acquisition Pelleles Act of 1070, as amended (URA) and iis implementing reguiations at 49 CFR Part 24,
and maintains a wiitten copy of the Relocation Pian on fio at the central office;
» The PHA vl notfy each family residing in a unit affected by this proposed removal ection et taast 80 days prior to the
displacement dats, axcept in cases of Imminent threat to haatth and safety and such notice;
» The PHA willl provide for all ectual and reasonable relscation expenses of each resident dispiaced by this proposed
temoval action, Inchuding residents requlring reasonable accommodation because of disabilites;
 The PHA will offer any nacessasy ocunseling for residents displaced by this proposed removal action;
» Tho PHA will not commence the demsiition or compiete the disposition of any cccupled bullding untll all residents
residing in the units affect by this proposed removal sction are actually relccated;
« The PHA will provide each femily affected by this proposed removal action with comparablo housing thot mests
Housing Quafity Standards (HQS) and that is focated in an erea that i generally not tess destrable that the location of the
displsced person’s housing. This comparabis housing may Includa: (a) actual relccation into the private rental market
mmmmmm@)mmmmmmmmw@m
PHA
mm%wmmmmmmmmmwmmmmm(mmm
caso of email or high-pesforming PHAS efigiblo for streamiined ennua) plan treatment), and the description in the PHA Annual
Plan is identical to the removal action proposed In this Appication and otherwise complles with tha Act
The PHA wil provide HUD or the responsiblo entily any documentation that the Department neads to cany out iis review
undor the National Environmental Peficy Act and cther related authorities in aocordance with 24 CFR Part 68 ¢r 24 CFR Part
§0;
All attachments and supposting documsntation referenced in the Appiication have been and will continue to ba availeble at ell
times tn the PHA's primary business office:

10) Tho PHA wil) compiy with all reporéing and recordkeeping requirements of KUD (including the requirements set forth at 24

CFR 970.35) and shaf) make al) required reports to the appiicatis HUD Fletd Office. Tho PHA acknowiedges that reporting

Provido glizehmanis ag needed. form HUD-82860 (8/2008)
All gttachments must reference the Pago 180128



and recordkesping requirements are ongoing and certifies that it wil comply with all epplicable reporting requirements after it
receives any approvals to this action from the SAC;

11) The PHA ceitifies that the proposed removal ection complies with all applicable Federal siatutory and regulatory requirements;

12) The PHA will not take any ection to commence the proposed removal action, including without limitation the expenditure of
HUD funds, until it recelves wititen epproval of this proposed action from HUD.

13) The PHA certifies thal the reason(s) for this proposed removal ection is a3 described in Exhibit A, attached to and made a pant
of this Cestification.

| heraby cestify that all the infonmation stated herein, as wall as any information provided in the accompaniment herewith, is true and
aocurate. Wamning: HUD will prosecuts false clalms and statements, Conviction may resuit in criminal and/or clvil penaiies. (18

U.S.C. 1001, 1010, 1012; 31 U.8.C. 9729, 3802)

pate oy 25 20\o

gitachments as needad. fonn HUD-62860 (3/2003)
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and (ino numberto which

8ppYy. Provisus vessions obsolota.



BIT A: Reason for R

The PHA Certifies that its reason for applying to demolish and/or dispose of the Development and/or PHA Property
(or a part thereof) is as indlcated below.
Check all applicable boxes.

Demolition;
The demolition of the Development (cr portion of the Development) is in the best interest of the residents and this PHA
' Checked for Eull or Partial D n

O Obsolescenpce—24 CFR 970.16(a)(1): The Development (or affected portion of the Development) is obsclete as to
physical condition, location or other factors (as defined by 24 CFR 970. 15), making it unsuitable for housing purposes and no
reasonable program of modification or rehabilitation of the Development is cost-effective to return the Development (or portion
of the Development proposed for demolition) to its useful life;

*Attach a narrative or documentation (e.g. architect’s report, feasibility study, etc.) to justify obsolescence and
attach a completed Total Development Cost (TDC) Calculation” (HUD-52860-B and reference them as Section 18
Certification)

Must be 4

D Viability--24 CFR 970.15(a}{2) and 24 CFR 970.15{c): the partial demolition will help to ensure the viability of the
remaining portion of the Davelopment by reducing the density of the Development to permit better access to emergency or
rescue services, or by improving marketability of the Development by reducing the density of the Daevelopment to that of the
neighborhood in which the Development is located or to other developments in the PHA's inventory;

‘*Attach a narrative or documentation to justify how density reduction will resuit from the partial demolition and
referonce it as Section 18 Certification.

Bispgsition;

The retention of the Development (or a portion thereof) and/or the PHA property is not in the best interests of the residents or
the PHA because:

: Conditions in the area surrounding the Development (density, or industrial

or eommemlal nt) dversely affect the health or safety of the residents or the feasible operation of the
Dave!opment by the PHA;

: The disposition allows the acquisition, development, or rehabilitation of cther

properlies or deve!opments that wm be more mcienﬂy or effectively operated as low-income housing develcpments;

W Other—24 CFR 970.17(c): The PHA has otherwise determined that the disposition is appropriate for reasons that are
consistent with ltsgoals ofﬂtaPl-lAand its PHA Plan and that are o&emiseoonsisteﬂtwimlheAcl;

: : : R d}2)): The disposition of vacant land or non-
dwelling strucunesisinddenwto ordoesnutlnterﬁerewnh theconﬂnued operation of the remaining portion of the
Development;

*Attach a narrative or documentation to justify the PHA's specific reason for disposition checked above and
reference it as Section 18 Certification.

Provide attachments as needed. form HUD-52860 (8/2068)
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