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Commissioner Hotz:

The Property Tax Administrator has compiled the 2020 Reports and Opinions of the Property
Tax Administrator for Jefferson County pursuant to Neb. Rev. Stat. § 77-5027. This Report and
Opinion will inform the Tax Equalization and Review Commission of the level of value and
quality of assessment for real property in Jefferson County.

The information contained within the County Reports of the Appendices was provided by the
county assessor pursuant to Neb. Rev. Stat. § 77-1514.

For the Tax Commissioner

Sincerely,

Ruth A. Sorensen
Property Tax Administrator
402-471-5962

cc: Mary Banahan, Jefferson County Assessor

Property Assessment Division PO Box 94818
Ruth A. Sorensen, Administrator Lincoln, Nebraska 68509-4818

revenue.nebraska.gov/PAD _ PHONE 402-471-5984 FAX 402-4/1-5993
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Introduction

Pursuant to Neb. Rev. Stat. 8§ 77-5027 , annually, the Property Tax Administrator (PTA) shall
prepare and deliver to each county assessor and to the Tax Equalization and Review Commission
(Commission) the Reports and Opinions (R&0O). The R&O contains statistical and narrative
reports informing the Commission of the certified opinion of the PTA regarding the level of value
and the quality of assessment of the classes and subclasses of real property in each county. In
addition, the PTA may make nonbinding recommendations for class or subclass adjustments for
consideration by the Commission.

The statistical and narrative reports in the R&O provide an analysis of the assessment process
implemented by each county to reach the levels of value and quality of assessment required by
Nebraska law. The PTA’s opinion of the level of value and quality of assessment in each county
is a conclusion based upon all the data provided by the county assessor and information gathered
by the Nebraska Department of Revenue, Property Assessment Division (Division) regarding the
assessment activities in the county during the preceding year.

The statistical reports are developed using the statewide sales file that contains all transactions as
required by Neb. Rev. Stat. § 77-1327. From this sales file, the Division prepares a statistical
analysis comparing assessments to sale prices for arm’s-length sales (assessment sales ratio).
After analyzing all available information to determine that the sales represent the class or subclass
of real property being measured, inferences are drawn regarding the level of assessment and
quality of assessment of that class or subclass of real property. The statistical reports contained in
the R&O are developed based on standards developed by the International Association of
Assessing Officers (IAAO).

The analysis of assessment practices in each county is necessary to give proper context to the
statistical inferences from the assessment sales ratio studies and the overall quality of assessment
in the county. The assessment practices are evaluated in the county to ensure professionally
accepted mass appraisal methods are used and that those methods will generally produce uniform
and proportionate valuations.

The PTA considers the statistical reports and the analysis of assessment practices when forming
conclusions on both the level of value and quality of assessment. The consideration of both the
statistical indicators and assessment processes used to develop valuations is necessary to
accurately determine the level of value and quality of assessment. Assessment practices that
produce a biased sales file will generally produce a biased statistical indicator, which, on its face,
would otherwise appear to be valid. Likewise, statistics produced on small, unrepresentative, or
otherwise unreliable samples, may indicate issues with assessment uniformity and assessment
level—however, a detailed review of the practices and valuation models may suggest otherwise.
For these reasons, the detail of the PTA’s analysis is presented and contained within the
Residential, Commercial, and Agricultural land correlations of the R&O.
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In 2019, Neb. Rev. Stat. 8 77-1363 was amended with the passage of LB 372. The bill became
operative on August 31, 2019 and specified that Land Capability Group (LCG) classifications must
be based on land-use specific productivity data from the Natural Resources Conservation Service
(NRCS). The Division used the NRCS data to develop a new LCG structure to comply with the
statutory change. Each county received the updated land capability group changes and applied them
to the inventory of land in the 2020 assessment year.

Statistical Analysis:

Before relying upon any calculated statistical measures to evaluate a county’s assessment
performance, the Division must evaluate whether the statistical sample is both representative of the
population and statistically reliable.

A statistically sufficient reliable sample of sales is one in which the features of the sample contain
information necessary to compute an estimate of the population. To determine whether the sample
of sales is sufficient in size to evaluate the class of real property, measures of reliability are
considered, such as the coefficient of dispersion (COD) or the width of the confidence interval.
Generally, the broader the qualitative measures, the more sales will be needed to have reliability in
the ratio study.

A representative sample is a group of sales from a larger population of parcels, such that statistical
indicators calculated from the sample can be expected to reflect the characteristics of the sold and
unsold population being studied. The accuracy of statistics as estimators of the population depends
on the degree to which the sample represents the population.

Since multiple factors affect whether a sample is statistically sufficient, reliable, and representative,
single test thresholds cannot be used to make determinations regarding sample reliability or
representativeness.

For the analysis in determining a point estimate of the level of value, the PTA considers three
measures as indicators of the central tendency of assessment: the median ratio, weighted mean
ratio, and mean ratio. The use and reliability of each measure is based on inherent strengths and
weaknesses which are the quantity and quality of the information from which it was calculated and
the defined scope of the analysis.

The median ratio is considered the most appropriate statistical measure to determine a level of
value for direct equalization, which is the process of adjusting the values of classes or subclasses
of property in response to an unacceptable required level of value. Since the median ratio is
considered neutral in relationship to either assessed value or selling price, adjusting the class or
subclass of properties based upon the median measure will not change the relationships between
assessed value and level of value already present in the class of property. Additionally, the median
ratio is less influenced by the presence of extreme ratios, commonly called outliers, which can
skew the outcome in the other measures.

The weighted mean ratio best reflects a comparison of the fully assessable valuation of a
jurisdiction, by measuring the total assessed value against the total of selling prices. The weighted
mean ratio can be heavily influenced by sales of large-dollar property with extreme ratios.
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The mean ratio is used as a basis for other statistical calculations, such as the Price Related
Differential (PRD) and Coefficient of Variation (COV). As a simple average of the ratios, the mean
ratio has limited application in the analysis of the level of value because it assumes a normal
distribution of the data set around the mean ratio with each ratio having the same impact on the
calculation regardless of the assessed value or the selling price.

The quality of assessment relies in part on statistical indicators as well. If the weighted mean ratio,
because of its dollar-weighting feature, is significantly different from the mean ratio, it may bean
indication of disproportionate assessments. Assessments are disproportionate when properties
within a class are assessed at noticeably different levels of market value. The coefficient produced
by this calculation is referred to as the PRD and measures the assessment level of lower-priced
properties relative to the assessment level of higher-priced properties.

The Coefficient of Dispersion (COD) is a measure also used in the evaluation of assessment
quality. The COD measures the average absolute deviation calculated about the median and is
expressed as a percentage of the median. A COD of 15% indicates that half of the assessment ratios
are expected to fall within 15% of the median. The closer the ratios are grouped around the median
the more equitable the property assessments tend to be.

The confidence interval is another measure used to evaluate the reliability of the statistical
indicators. The Division primarily relies upon the median confidence interval, although the mean
and weighted mean confidence intervals are calculated as well. While there are no formal standards
regarding the acceptable width of such measure, the range established is often useful in
determining the range in which the true level of value is expected to exist. Pursuant to Neb. Rev.
Stat. §77-5023, the acceptable range is 69% to 75% of actual value for agricultural land and 92%
to 100% for all other classes of real property.

Nebraska law does not provide for a range of acceptability for the COD or PRD; however, the
IAAO Standard on Ratio Studies establishes the following range of acceptability for the COD:

General Property Class Jurisdiction Size/Profile/Market Activity (0D Range
Residential improved (single family Very large jurisdictions/densely populated/newer properties/active markets 5010100
dwellings, condominiums, manuf. Large to mid-sized jurisdictions/older & newer properties/less active markets 50t015.0
housing, 2-4 family units) Rural or small jurisdictions/older properties/depressed market areas 5.0t020.0
Very large jurisdictions/densely populated/newer properties/active markets 5010150

Income-producing properties (commerdal,

Indhstrial, apartments Large to mid-sized jurisdictions/older & newer properties/less active markets 5010200
' Rural or small jursdictions/older properties/depressed market areas 501250

Very large jurisdictions/rapid development/active markets 50t015.0

Residential vacant land Lamge to mid-sized jurisdictions/slower development.less active markets 50t020.0
Rural or small jurisdictions/little development./depressed markets 50t025.0

Very large jurisdictions/rapid development/active markets 50t020.0

Other (non-agricuttural) vacant land Lange to mid-sized jurisdictions/slower development.less active markets 5010250
Rural or small jurtsdictions/little development /depressed markets 50300

A COD under 5% indicates that the properties in the sample are either unusually homogenous, or
possibly indicative of a non-representative sample due to the selective reappraisal of sold parcels.
The reliability of the COD can be directly affected by extreme ratios.

The PRD range stated in IAAQ standards is 98% to 103%. A perfect match in assessment level
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between the low-dollar properties and high-dollar properties indicates a PRD of 100%. The reason
for the extended range on the high end is IAAQO’s recognition of the inherent bias in assessment.
The IAAO Standard on Ratio Studies notes that the PRD is sensitive to sales with higher prices
even if the ratio on higher priced sales do not appear unusual relative to other sales, and that small
samples, samples with high dispersion, or extreme ratios may not provide an accurate indication
of assessment regressivity or progressivity, appraisal biases that occur when high-value properties
are appraised higher or lower than low-value properties in relation to market values.

Analysis of Assessment Practices:

The Division reviews assessment practices that ultimately affect the valuation of real property in
each county. This review is done to ensure the reliability of the statistical analysis and to ensure
professionally accepted mass appraisal methods are used to establish uniform and proportionate
valuations. The review of assessment practices is based on information provided by the county
assessors in Assessment Surveys and Assessed Value Updates (AVU), along with observed
assessment practices in the county.

To ensure county assessors are submitting all Real Estate Transfer Statements, required for the
development of the state sales file pursuant to Neb. Rev. Stat. §77-1327, a random sample from
the county registers of deeds’ records is audited to confirm that the required sales have been
submitted and reflect accurate information. The timeliness of the submission is also reviewed to
ensure the sales file allows analysis of up-to-date information. The sales verification and
qualification procedures used by the county assessors are reviewed to ensure that sales are properly
considered arm’s-length transactions unless determined to be otherwise through the verification
process. Proper sales verification practices ensure the statistical analysis is based on an unbiased
sample of sales.

Valuation groups and market areas are also examined to identify whether the groups and areas
being measured truly represent economic areas within the county. The measurement of economic
areas is the method by which the PTA ensures intra-county equalization exists. The progress of the
county’s six-year inspection and review cycle is documented to ensure compliance with Neb. Rev.
Stat. § 77-1311.03 and also to confirm that all property is being uniformly listed and described for
valuation purposes.

Valuation methodologies developed by the county assessor are reviewed for both appraisal logic
and to ensure compliance with professionally accepted mass appraisal methods. Methods and sales
used to develop lot values, agricultural outbuildings, and agricultural site values are also reviewed
to ensure the land component of the valuation process is based on the local market and economic
area.

Compliance with statutory reporting requirements is also a component of the assessment practices
review. Late, incomplete, or excessive errors in statutory reports can be problematic for property
owners, county officials, the Division, the Commission, and others. The late, incomplete, or
excessive errors in statutory reporting highlights potential issues in other areas of the assessment
process. Public trust in the assessment process demands transparency, and assessment practices
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are reviewed to ensure taxpayers are served with such transparency.

Comprehensive review of assessment practices in each county is conducted throughout the year.
When practical, potential issues are identified they are presented to the county assessor for
clarification and correction, if necessary. The county assessor can then work to implement
corrective measures prior to establishing assessed values. The PTA’s conclusion that assessment
quality is either compliant or not compliant with professionally accepted mass appraisal methods
is based on the totality of the assessment practices in the county.

Reviews of the timeliness of submission of sales information, equalization of sold/unsold
properties in the county, the accuracy of the AVU data, and the compliance with statutory reports,
are completed annually for each county. If there are inconsistencies or concerns about any of these
reviews, those inconsistencies or concerns are addressed in the Correlation Section of the R&O for
the subject real property, for the applicable county, along with any applicable corrective measures
taken by the county assessor to address the inconsistencies or concerns and the results of those
corrective measures.

*Further information may be found in Exhibit 94
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County Overview

With a total area of 563 square miles, Jefferson
County had 7,097 residents, per the Census
Bureau Quick Facts for 2018, a 6% population
decline from the 2010 U.S. Census. Reports
indicated that 73% of county residents were
homeowners and 91% of residents occupied the
same residence as in the prior year (Census Quick

L[

Facts). The average home value is $75,857 (2019 Average Residential Value, Neb. Rev. Stat. §

77-3506.02).

The majority of the commercial properties in Jefferson County are located in and around Fairbury,
the county seat. According to information available from the U.S. Census Bureau, there were 238

employer establishments with total employment of 2,656.

County Value Breakdown

OTHER
%

IRRIGATED
COMM 35%
YLAND
RESIDE 27%
18%

WASTELAND

AGLAND- GRASSLAND

OTHER

10%
2019 Certificate of Taxes Levied 0%

NE Dept. of Revenue, Research Division 2020

CITY POPULATION CHANGE

2009 2019 Change
DAYKIN 177 166 -6.2%
DILLER 287 260 -9.4%
ENDICOTT 139 132 -5.0%
FAIRBURY 4,262 3,942 -7.5%
HARBINE 56 49 -12.5%
JANSEN 143 118 -17.5%
PLYMOUTH 477 409 -14.3%
REYNOLDS 88 69 -21.6%
STEELE CITY 84 61 -27.4%

Agricultural land accounts for the
majority of the county’s valuation base.
A mix of dry and grass land makes up a
majority of the land in the county.
Jefferson County is included in both the
Little Blue and Lower Big Blue Natural
Resource Districts (NRD).
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2020 Residential Correlation for Jefferson County

Assessment Actions

The Jefferson County Assessor inspected and reviewed the rural residential improvements in the
precincts of Plymouth, Jefferson, Pleasant, and Newton. The county assessor also completed all
pick-up and permit work for the residential class. Photos were taken of the new improvements.
The county assessor also completed a market analysis of all residential properties.

Assessment Practice Review

As explained in the Introduction of this Report and Opinion, the review of the assessment practices
to determine compliance and the review to ensure that all data submitted to the State sales file is
timely and accurate, were completed.

One area of review is the county’s sales qualification and verification processes. This is evaluated
to determine if all arm’s-length sales are made available for measurement. Currently there are five
valuation groups recognized by the county assessor.

The Jefferson County Assessor is current with the required six-year physical inspection and review
cycle. The county assessor has a plan and tracking file in place to physically inspect and review
each parcel.

Lot values are reviewed during the six-year inspection and review cycle when the subclass of
property is being reviewed. Cost tables are updated after the review of the valuation groups and
the assessor arrives at a final value by utilizing the Computer-Assisted Mass Appraisal (CAMA)
cost tables and a market-derived depreciation model.

The county assessor has an outline valuation methodology written for Jefferson County.
Description of Analysis

The residential parcels are analyzed utilizing fives valuation groups that comprised of assessor
locations in the county.

Valuation
Group Description
1 Fairbury, HBHD1, HBHD2, HBHD3
8 Plymouth
11 Rural, AG parcel
12 Small Towns: Daykin, Endicott, Jansen, Diller
15 Villages: Harbine, Reynolds, Steele City

The residential statistical profile has 198 qualified sales representing all five valuation groups.
Two of the three measures of central tendency are within range, with the exception to the mean,
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2020 Residential Correlation for Jefferson County

which is four percentages higher than the acceptable range and the median. The COD is within the
IAAO recommended range for more rural areas, the PRD is three percentage points higher than
the IAAO recommended range; however, review of the sales price substrata does not show a
clearly regressive pattern, but rather suggests that 12 extreme low dollar sales are inflating the
PRD by nearly five percentage points.

SALE PRICE ™
RANGE COUNT MEDIAN MEAM WGT.MEAN CoD PRD
_ low3Ranges_
Less Than 5, 1 112.38 112.38 112.38 00.00 100.00
Less Than 15, 11 112.38 127.862 127.48 28.60 100.10
Less Than 30,000 33 114.05 130.81 12947 28.42 101.11
_ Ranges Excl. Low 5
Freater Than 4,999 197 292.70 103.53 B5.28 15.78 108.00
Freater Than 14,3%3 187 89.65 102.18 B5.70 14.70 106.75
Freater Than 29,6999 165 29210 2811 B4.73 12.00 103.57

All five valuation groups are within the acceptable range. The statistical sample and the 2020
County Abstract of Assessment, Form 45 Compared with the 2019 Certified Taxes Levied (CTL)
Report indicated that the population changed in a similar manner to the sales. Changes to the
population and sample reflect the stated assessment actions.

Equalization and Quality of Assessment

A review of the statistics with sufficient sales, along with all other information available, and the
assessment practices suggest that assessments within the county are valued within acceptable
parameters, and therefore considered equalized. The quality of assessment of the residential
property in Jefferson County complies with generally accepted mass appraisal techniques.

VALUATION GROUP

RANGE COUNT MEDIAN MEAN WGT.MEAN coD PRD
1 129 100.09 105.64 98.55 14.48 10719
8 19 9773 95.16 89.93 1199 106.82
11 35 96.81 103.856 9428 2383 110.16
12 12 99.13 92.96 87.10 13.82 106.73
15 3 98.64 107.52 105.42 10.15 101.99
AL 196 99.74 103.58 95.86 18577 108.05

Level of Value

Based on analysis of all available information, the level of value for the residential property in
Jefferson County is 100%.
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2020 Commercial Correlation for Jefferson County

Assessment Actions

The Jefferson County Assessor adjusted values only to reflect any new or added construction,
additions, or removals of improvements for the commercial and industrial properties. Photos
were taken of the new improvements. A sales analysis was conducted for all properties.

Assessment Practice Review

As explained in the Introduction of this Report and Opinion, the review of the assessment
practices to determine compliance and the review to ensure that all data submitted to the State
sales file is timely and accurate, were completed.

The Jefferson County Assessor’s sales verification process was reviewed to determine if an
adequate sample of sales is being used and to ensure all sales that are non-qualified have been
properly documented as a non-arm’s-length sale. Jefferson County Assessor has a usability rate
that is comparable to the statewide average.

Based on the economic areas and geographic locations within Jefferson County, the county
assessor has assigned one valuation group for the commercial class.

The Jefferson County Assessor has an established six-year inspection plan and is current in their
review process. All of their commercial properties were last reviewed in 2017. Lot values were
inspected and reviewed in 2016 and were done by analyzing vacant lot sales. The depreciation
and costing table index being utilized for the commercial properties is 2016.

The county assessor has an outline started for valuation methodology for commercial properties.
Description of Analysis
All commercial parcels throughout the county are analyzed utilizing one valuation group.

The commercial statistical profile shows 17 qualified sales. The profile comprises sales
involving nine different occupancy codes. All commercial properties are valued using the cost
approach for the primary method. When sufficient data is available, the county assessor utilizes
the sales comparison approach, and the two values are correlated for a final value.

The median is within the acceptable range, but there is little dispersion in any of the measures of
central tendency. The PRD is above the acceptable range, but review of the sale price substrata
does not show a clearly regressive pattern. The ratios in the small sample range from 8-148%,
based on the dispersion in the sample, the statistics lend support to a level of value within the
acceptable range, but are not stable enough to use the median as a precise indicator of the level
of value.
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2020 Commercial Correlation for Jefferson County

A historical review of assessment practices and valuation changes supports that the county has
kept the costing and depreciation tables updated, most recently with the reappraisal for 2017.

The statistical sample and the 2020 County Abstract of Assessment, Form 45 Compared with the
2019 Certificate of Taxes Levied (CTL) Report indicated that the population changed in a similar

manner to the sales.

Equalization and Quality of Assessment

Based on the review of assessment practices, commercial values within the class are uniformly
applied. The quality of assessment complies with generally accepted mass appraisal techniques.

Level of Value

Based on analysis of all available information, the level of value for the commercial property in
Jefferson County has achieved the statutory level of value of 100%
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2020 Agricultural Correlation for Jefferson County

Assessment Actions

The Jefferson County Assessor implemented the Land Capability Group (LCG) conversion.
Following the LCG conversion, the county assessor conducted a market study of agricultural
land. Valuation changes were based on the movement of the acres within the subclass. These
adjustments resulted in an aggregated decrease of 9% to irrigated land, 5% to dryland, and 4% to
grassland countywide. The county assessor completed the pick-up work and permits for the
agricultural improvements.

Assessment Practice Review

As explained in the Introduction of this Report and Opinion, the review of the assessment
practices to determine compliance and the review to ensure that all data submitted to the State
sales file is timely and accurate, were completed.

Sales verification and qualification processes are discussed. Sales verification letters are utilized
with a high percentage rate of return. Review of the qualified and nonqualified sales rosters
indicate that sales are adequately qualified. The usability rate is similar to counties statewide,
further supporting that all arm’s-length transactions are available for measurement.

Within Jefferson County, there are three market areas for the agricultural property class. The
county assessor studies the market annually to determine if the three market areas continue to be
useful for analyzing the sales for the county. Jefferson County does have intensive use but the
county assessor has not identified the parcels in the Computer-Assisted Mass Appraisal (CAMA)
software.

Jefferson County complies with the requirements of the six-year inspection and review cycle for
the agricultural class. Agricultural improvements and agricultural land were systematically
reviewed for 2019 using aerial imagery. The appraisal tables show that the costing table index is
2016 and the depreciation table index is 2016. Home sites are valued at $23,000 for the first acre,
and farm sites are valued at $4,200 per acre and the excess or yard acres are valued at $3,150 per
acre. These are the same for both agricultural and rural residential dwellings. The area of the site
is determined on a parcel-by-parcel basis using aerial imagery and FSA data.

Description of Analysis

The agricultural statistical sample consists of 30 agricultural sales. When examining the three
parts of the measures of central tendency, the median is in the range while the weighted mean
and the mean are one percentage point from the acceptable range. The differences between these
measures are eight percentage points between all three. The COD supports the use of the median
as a reliable indicator of the level of value.

Review of the Majority Land Use (MLU) of the irrigated, dry, and grass with sufficient
representation indicates that they are within the acceptable range.
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2020 Agricultural Correlation for Jefferson County

Equalization and Quality of Assessment

Agricultural homes and outbuildings have been valued using the same valuation process as the
rural residential acreages. Agricultural improvements are believed to be equalized and assessed
at the same statutory level.

A comparison of the Jefferson County values with adjoining counties indicates that all values are
comparable. The quality of the assessment of agricultural land in Jefferson County complies with
generally accepted mass appraisal techniques.

80%MLU By Market Area

RANGE COUNT MEDIAN MEAN WGT.MEAN CoD

_ lrrigated___

County 4 66.82 63.30 55.30 19.53

1 1 71.19 71.19 71.19 00.00

2 3 6245 60.67 50.40 2320

Dry

County 5 88.87 86.43 85.44 2220

2 4 7755 80.10 79.75 24.44
1 n.73 1M1.73 M3 00.00

_ Grass__

County 9 70.00 7327 71.36 14.03

2 8 71.16 75.1 74.09 13.52
1 58.61 5861 58.61 00.00

o AlL 30 72.82 76.44 63.17 19.17

PRD

114.47
100.00
120.38

101.16
10044
100.00

10268
101.38
100.00

1n213

Level of Value

Based on analysis of all available information, the level of value of agricultural land in Jefferson
County is 73%.
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2020 Opinions of the Property Tax Administrator
for Jefferson County

My opinions and recommendations are stated as a conclusion based on all of the factors known to me
regarding the assessment practices and statistical analysis for this county. See, Neb. Rev. Stat. § 77-5027
(Reissue 2018). While the median assessment sales ratio from the Qualified Statistical Reports for each
class of real property is considered, my opinion of the level of value for a class of real property may be
determined from other evidence contained within these Reports and Opinions of the Property Tax
Administrator. My opinion of quality of assessment for a class of real property may be influenced by the
assessment practices of the county assessor.

Non-binding recommendation

Class Level of Value Quality of Assessment
. No recommendation.
Residential Real 100 Meets generally accepted mass appraisal
Property techniques.

. No recommendation.
. Meets generally accepted mass appraisal
Commercial Real

100 techniques.
Property
Meets generally accepted mass appraisal No recommendation.
Agricultural Land 73 techniques.

**4  level of value displayed as NEI (not enough information) represents a class of property with insufficient

information to determine a level of value.

Dated this 7th day of April, 2020. Q 6 A g

Ruth A. Sorensen

PROPERTY TAX Property Tax Administrator

ADMINISTRATOR
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2020 Commission Summary

for Jefferson County

Residential Real Property - Current

Number of Sales
Total Sales Price
Total Adj. Sales Price
Total Assessed Value
Avg. Adj. Sales Price

198
$18,200,908
$18,200,908
$17,448,169
$91,924

Confidence Interval - Current

95% Median C.I
95% Wgt. Mean C.I
95% Mean C.I

Median

Mean

Wgt. Mean

Average Assessed Value of the Base

Avg. Assessed Value

% of Value of the Class of all Real Property Value in the County
% of Records Sold in the Study Period
% of Value Sold in the Study Period

Residential Real Property - History

99.74
103.58
95.86
$55,034
$88,122

98.84 to 100.31
92.56 t0 99.17
99.61 to 107.55
15.27

4.70

7.53

Year

2019
2018
2017
2016

Number of Sales LOV Median
160 100 99.60
188 99 98.66
201 100 99.85
176 100 99.59
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2020 Commission Summary

for Jefferson County

Commercial Real Property - Current

Total Sales Price $1,577,500 Mean 92.76

Total Assessed Value $1,229,276 Average Assessed Value of the Base $172,854

Confidence Interval - Current

95% Wgt. Mean C.1 43.03 to 112.82

% of Value of the Class of all Real Property Value in the County 6.07

% of Value Sold in the Study Period 1.33

Commercial Real Property - History

2018 26 97 97.03

2016 14 98.42
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48 Jefferson
RESIDENTIAL

PAD 2020 R&O Statistics (Using 2020 Values)

Qualified

Date Range: 10/1/2017 To 9/30/2019

Posted on: 1/31/2020

Page 1 of 2

Number of Sales : 198 MEDIAN : 100 COV: 27.50 95% Median C.I.: 98.84 to 100.31
Total Sales Price : 18,200,908 WGT. MEAN : 96 STD : 28.48 95% Wgt. Mean C.I. : 92.56 to 99.17

Total Adj. Sales Price : 18,200,908 MEAN : 104 Avg. Abs. Dev : 15.73 95% Mean C.I.: 99.61 to 107.55

Total Assessed Value : 17,448,169

Avg. Adj. Sales Price : 91,924 COD: 15.77 MAX Sales Ratio : 246.66

Avg. Assessed Value : 88,122 PRD : 108.05 MIN Sales Ratio : 51.47 Printed:3/24/2020 9:12:17AM
DATE OF SALE * Avg. Adj. Avg.
RANGE COUNT MEDIAN MEAN WGT.MEAN COD PRD MIN MAX 95%_Median_C.1. Sale Price Assd. Val
_ Qrtrs____
01-0CT-17 To 31-DEC-17 24 99.83 98.51 91.27 10.98 107.93 59.78 169.02 93.82 to 102.82 84,108 76,762
01-JAN-18 To 31-MAR-18 14 100.46 102.90 97.01 09.53 106.07 65.10 169.01 96.81 to 102.19 55,979 54,306
01-APR-18 To 30-JUN-18 35 99.70 107.45 97.68 14.10 110.00 62.42 198.86 97.87 to 101.79 101,694 99,330
01-JUL-18 To 30-SEP-18 27 99.87 103.63 98.43 10.46 105.28 51.47 206.91 98.52 to 101.36 96,726 95,210
01-0CT-18 To 31-DEC-18 29 99.08 116.31 106.31 27.73 109.41 53.59 246.66 95.56 to 116.94 59,197 62,930
01-JAN-19 To 31-MAR-19 15 100.13 106.94 96.46 14.48 110.86 68.90 226.11 97.44 to 104.89 80,367 77,519
01-APR-19 To 30-JUN-19 23 99.78 98.25 97.63 12.31 100.64 63.21 127.42 88.97 to 104.38 110,152 107,541
01-JUL-19 To 30-SEP-19 31 92.02 93.79 88.47 21.66 106.01 54.79 177.37 78.39 to 103.41 121,677 107,651

Study Yrs,
01-0CT-17 To 30-SEP-18 100 100.03 103.64 96.40 11.72 107.51 51.47 206.91 99.10 to 100.57 89,732 86,498
01-0CT-18 To 30-SEP-19 98 98.89 103.51 95.35 19.98 108.56 53.59 246.66 95.56 to 101.09 94,160 89,779
__ CalendarYrs____
01-JAN-18 To 31-DEC-18 105 100.05 108.31 99.55 16.25 108.80 51.47 246.66 98.93 to 100.76 82,584 82,214
_ ALL_ 198 99.74 103.58 95.86 15.77 108.05 51.47 246.66 98.84 to 100.31 91,924 88,122
VALUATION GROUP Avg. Adj. Avg.
RANGE COUNT MEDIAN MEAN WGT.MEAN COoD PRD MIN MAX 95%_Median_C.I. Sale Price Assd. Val
1 129 100.09 105.64 98.55 14.48 107.19 53.59 226.11 99.14 to 101.01 72,109 71,064
8 19 97.73 95.16 89.93 11.99 105.82 59.78 124.46 87.85 to 103.41 87,447 78,641
11 35 96.81 103.86 94.28 23.83 110.16 57.12 246.66 87.69 to 100.31 184,104 173,581
12 12 99.13 92.96 87.10 13.82 106.73 51.47 118.62 78.23 to 105.09 57,019 49,665
15 3 98.84 107.52 105.42 10.15 101.99 96.81 126.91 N/A 36,500 38,477
_ ALL_ 198 99.74 103.58 95.86 15.77 108.05 51.47 246.66 98.84 to 100.31 91,924 88,122
PROPERTY TYPE * Avg. Adj. Avg.
RANGE COUNT MEDIAN MEAN WGT.MEAN COoD PRD MIN MAX 95%_Median_C.I. Sale Price Assd. Val
01 196 99.68 102.69 94.98 15.01 108.12 51.47 246.66 98.64 to 100.30 91,994 87,372
06 2 190.16 190.16 190.16 00.00 100.00 190.16 190.16 N/A 85,000 161,634
07
ALL 198 99.74 103.58 95.86 15.77 108.05 51.47 246.66 98.84 to 100.31 91,924 88,122
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48 Jefferson
RESIDENTIAL

PAD 2020 R&O Statistics (Using 2020 Values)

Date Range: 10/1/2017 To 9/30/2019

Qualified

Posted on: 1/31/2020

Page 2 of 2

Number of Sales : 198 MEDIAN : 100 COV: 27.50 95% Median C.I.: 98.84 to 100.31
Total Sales Price : 18,200,908 WGT. MEAN : 96 STD: 28.48 95% Wgt. Mean C.I. : 92.56 to 99.17
Total Adj. Sales Price : 18,200,908 MEAN : 104 Avg. Abs. Dev : 15.73 95% Mean C.l.: 99.61 to 107.55
Total Assessed Value : 17,448,169
Avg. Adj. Sales Price : 91,924 COD: 15.77 MAX Sales Ratio : 246.66
Avg. Assessed Value : 88,122 PRD: 108.05 MIN Sales Ratio : 51.47 Printed:3/24/2020 9:12:17AM
SALE PRICE * Avg. Adj. Avg.
RANGE COUNT MEDIAN MEAN WGT.MEAN COD PRD MIN MAX 95%_Median_C.I. Sale Price Assd. Val
_ lLow$Ranges_
Less Than 5,000 1 112.36 112.36 112.36 00.00 100.00 112.36 112.36 N/A 4,200 4,719
Less Than 15,000 11 112.36 127.62 127.49 28.60 100.10 77.46 198.86 93.82to0 171.54 8,518 10,860
Less Than 30,000 33 114.05 130.91 129.47 28.42 101.11 77.46 246.66 101.64 to 143.89 17,995 23,299
__Ranges Excl. Low $__
Greater Than 4,999 197 99.70 103.53 95.86 15.79 108.00 51.47 246.66 98.84 to 100.30 92,369 88,545
Greater Than 14,999 187 99.65 102.16 95.70 14.70 106.75 51.47 246.66 98.53 to 100.29 96,830 92,667
Greater Than 29,999 165 99.10 98.11 94.73 12.00 103.57 51.47 226.11 97.80 to 100.05 106,710 101,087
__Incremental Ranges___
0 TO 4,999 1 112.36 112.36 112.36 00.00 100.00 112.36 112.36 N/A 4,200 4,719
5,000 TO 14,999 10 108.92 129.15 128.20 32.46 100.74 77.46 198.86 93.82t0 171.54 8,950 11,474
15,000 TO 29,999 22 116.65 132.56 129.85 27.65 102.09 88.73 246.66 100.86 to 152.45 22,733 29,518
30,000 TO 59,999 49 100.57 103.47 102.73 13.49 100.72 54.79 226.11 99.10 to 103.29 42,391 43,547
60,000 TO 99,999 55 98.64 100.47 100.93 10.79 99.54 53.59 190.16 97.29 to 100.30 79,606 80,347
100,000 TO 149,999 27 99.82 93.96 93.71 11.01 100.27 51.47 119.26 92.02 to 101.05 129,537 121,391
150,000 TO 249,999 23 93.74 88.66 87.90 10.72 100.86 59.78 104.38 83.43 to 98.53 188,413 165,624
250,000 TO 499,999 1 99.37 92.36 91.54 12.37 100.90 62.42 118.44 68.90 to 108.06 301,873 276,320
500,000 TO 999,999
1,000,000 +
ALL_ 198 99.74 103.58 95.86 15.77 108.05 51.47 246.66 98.84 to 100.31 91,924 88,122
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48 Jefferson
COMMERCIAL

PAD 2020 R&O Statistics (Using 2020 Values)

Qualified

Date Range: 10/1/2016 To 9/30/2019

Posted on: 1/31/2020

Page 1 of 2

Number of Sales : 17 MEDIAN : 98 COV: 33.57 95% Median C.l.: 69.28 to 103.36
Total Sales Price : 1,577,500 WGT. MEAN : 78 STD: 31.14 95% Wgt. Mean C.I. : 43.03 to 112.82
Total Adj. Sales Price : 1,577,500 MEAN : 93 Avg. Abs. Dev : 19.21 95% Mean C.l.: 76.75to 108.77
Total Assessed Value : 1,229,276
Avg. Adj. Sales Price : 92,794 COD: 19.63 MAX Sales Ratio : 148.36
Avg. Assessed Value : 72,310 PRD: 119.03 MIN Sales Ratio : 08.05 Printed:3/24/2020 9:12:18AM
DATE OF SALE * Avg. Adj. Avg.
RANGE COUNT MEDIAN MEAN WGT.MEAN COD PRD MIN MAX 95%_Median_C.1. Sale Price Assd. Val
_ Qrtrs__
01-0CT-16 To 31-DEC-16 5 97.15 92.42 97.46 06.71 94.83 69.28 99.69 N/A 164,000 159,836
01-JAN-17 To 31-MAR-17
01-APR-17 To 30-JUN-17 1 98.69 98.69 98.69 00.00 100.00 98.69 98.69 N/A 130,000 128,302
01-JUL-17 To 30-SEP-17 2 101.76 101.76 102.33 01.57 99.44 100.16 103.36 N/A 14,750 15,094
01-0CT-17 To 31-DEC-17
01-JAN-18 To 31-MAR-18 2 96.60 96.60 96.76 01.28 99.83 95.36 97.84 N/A 31,000 29,995
01-APR-18 To 30-JUN-18 1 81.50 81.50 81.50 00.00 100.00 81.50 81.50 N/A 17,000 13,855
01-JUL-18 To 30-SEP-18 2 108.29 108.29 89.79 37.01 120.60 68.21 148.36 N/A 65,000 58,365
01-0CT-18 To 31-DEC-18 1 136.92 136.92 136.92 00.00 100.00 136.92 136.92 N/A 16,000 21,907
01-JAN-19 To 31-MAR-19 1 116.57 116.57 116.57 00.00 100.00 116.57 116.57 N/A 3,000 3,497
01-APR-19 To 30-JUN-19 1 08.05 08.05 08.05 00.00 100.00 08.05 08.05 N/A 320,000 25,746
01-JUL-19 To 30-SEP-19 1 59.77 59.77 59.77 00.00 100.00 59.77 59.77 N/A 50,000 29,885
Study Yrs,
01-0CT-16 To 30-SEP-17 8 98.90 95.54 97.77 05.10 97.72 69.28 103.36 69.28 to 103.36 122,438 119,708
01-0CT-17 To 30-SEP-18 5 95.36 98.25 91.18 20.24 107.75 68.21 148.36 N/A 41,800 38,115
01-0CT-18 To 30-SEP-19 4 88.17 80.33 20.83 52.65 385.65 08.05 136.92 N/A 97,250 20,259
__ CalendarYrs___
01-JAN-17 To 31-DEC-17 3 100.16 100.74 99.37 01.56 101.38 98.69 103.36 N/A 53,167 52,830
01-JAN-18 To 31-DEC-18 6 96.60 104.70 94.44 23.82 110.86 68.21 148.36 68.21 to 148.36 37,500 35,414
_ ALL_ 17 97.84 92.76 77.93 19.63 119.03 08.05 148.36 69.28 to 103.36 92,794 72,31C
VALUATION GROUP Avg. Adj. Avg.
RANGE COUNT MEDIAN MEAN WGT.MEAN COD PRD MIN MAX 95%_Median_C.1. Sale Price Assd. Val
19 17 97.84 92.76 77.93 19.63 119.03 08.05 148.36 69.28 to 103.36 92,794 72,310
_ ALL_ 17 97.84 92.76 77.93 19.63 119.03 08.05 148.36 69.28 to 103.36 92,794 72,31C
PROPERTY TYPE * Avg. Adj. Avg.
RANGE COUNT MEDIAN MEAN WGT.MEAN COoD PRD MIN MAX 95%_Median_C.I. Sale Price Assd. Val
02
03 17 97.84 92.76 77.93 19.63 119.03 08.05 148.36 69.28 to 103.36 92,794 72,310
04
ALL 17 97.84 92.76 77.93 19.63 119.03 08.05 148.36 69.28 to 103.36 92,794 72,31C
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48 Jefferson

PAD 2020 R&O Statistics (Using 2020 Values)

Qualified

Page 2 of 2

COMMERCIAL
Date Range: 10/1/2016 To 9/30/2019  Posted on: 1/31/2020
Number of Sales : 17 MEDIAN : 98 COV: 33.57 95% Median C.I. : 69.28 to 103.36
Total Sales Price : 1,577,500 WGT. MEAN : 78 STD: 31.14 95% Wgt. Mean C.I. : 43.03 to 112.82
Total Adj. Sales Price : 1,577,500 MEAN : 93 Avg. Abs. Dev : 19.21 95% Mean C.l.: 76.75to 108.77
Total Assessed Value : 1,229,276
Avg. Adj. Sales Price : 92,794 COD: 19.63 MAX Sales Ratio : 148.36
Avg. Assessed Value : 72,310 PRD: 119.03 MIN Sales Ratio : 08.05 Printed:3/24/2020  9:12:18AM
SALE PRICE * Avg. Adj. Avg.
RANGE COUNT MEDIAN MEAN WGT.MEAN COD PRD MIN MAX 95%_Median_C.I. Sale Price Assd. Val
_ lLow$Ranges_
Less Than 5,000 1 116.57 116.57 116.57 00.00 100.00 116.57 116.57 N/A 3,000 3,497
Less Than 15,000 2 108.37 108.37 104.10 07.58 104.10 100.16 116.57 N/A 6,250 6,506
Less Than 30,000 8 99.93 100.36 97.26 13.91 103.19 69.28 136.92 69.28 to 136.92 15,938 15,500
__Ranges Excl. Low $__
Greater Than 4,999 16 97.50 91.27 77.85 19.73 117.24 08.05 148.36 69.28 to 100.16 98,406 76,611
Greater Than 14,999 15 97.15 90.68 77.72 20.93 116.68 08.05 148.36 69.28 to 99.69 104,333 81,084
Greater Than 29,999 9 97.15 86.01 76.23 2414 112.83 08.05 148.36 59.77 to 99.10 161,111 122,808
__Incremental Ranges___
0 TO 4,999 1 116.57 116.57 116.57 00.00 100.00 116.57 116.57 N/A 3,000 3,497
5,000 TO 14,999 1 100.16 100.16 100.16 00.00 100.00 100.16 100.16 N/A 9,500 9,515
15,000 TO 29,999 6 97.53 97.69 96.51 16.04 101.22 69.28 136.92 69.28 to 136.92 19,167 18,498
30,000 TO 59,999 4 97.37 100.72 96.75 22.98 104.10 59.77 148.36 N/A 38,750 37,492
60,000 TO 99,999 1 68.21 68.21 68.21 00.00 100.00 68.21 68.21 N/A 95,000 64,804
100,000 TO 149,999 1 98.69 98.69 98.69 00.00 100.00 98.69 98.69 N/A 130,000 128,302
150,000 TO 249,999
250,000 TO 499,999 3 97.15 68.10 71.23 31.24 95.61 08.05 99.10 N/A 356,667 254,067
500,000 TO 999,999
1,000,000 +
_ ALL_ 17 97.84 92.76 77.93 19.63 119.03 08.05 148.36 69.28 to 103.36 92,794 72,31C
OCCUPANCY CODE Avg. Adj. Avg.
RANGE COUNT MEDIAN MEAN WGT.MEAN COD PRD MIN MAX 95%_Median_C.1. Sale Price Assd. Val
306 1 68.21 68.21 68.21 00.00 100.00 68.21 68.21 N/A 95,000 64,804
326 1 100.16 100.16 100.16 00.00 100.00 100.16 100.16 N/A 9,500 9,515
344 3 103.36 113.13 100.69 12.20 112.35 99.10 136.92 N/A 145,333 146,332
346 2 51.71 51.71 14.84 84.43 348.45 08.05 95.36 N/A 173,500 25,746
353 1 59.77 59.77 59.77 00.00 100.00 59.77 59.77 N/A 50,000 29,885
386 2 123.53 123.53 109.23 20.11 113.09 98.69 148.36 N/A 82,500 90,114
406 5 97.84 92.98 89.34 13.39 104.07 69.28 116.57 N/A 18,000 16,081
455 1 96.90 96.90 96.90 00.00 100.00 96.90 96.90 N/A 35,000 33,914
494 1 97.15 97.15 97.15 00.00 100.00 97.15 97.15 N/A 350,000 340,037
ALL 17 97.84 92.76 77.93 19.63 119.03 08.05 148.36 69.28 to 103.36 92,794 72,31C
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80%

Commercial & Industrial Value Change Vs. Net Taxable Sales Change
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V—I—Comm.&lnd. Value Chg

Net Tax. Sales Value Change
—— Linear (Comm.&Ind w/o Growth)

—— Linear (Net Tax. Sales Value

Sources:

y Value; 2009-2019 CTL Report

10% 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 Growth Value; 2009-2019 Abstract Rpt
Net Taxable Sales; Dept. of Revenue website.
-20%
Tax Growth % Growth Value Ann.%chg Net Taxable % Chg Net
Year Value Value of Value Exclud. Growth w/o grwth Sales Value Tax. Sales
2008 $ 50,386,301 | $ 1,256,302 $ 49,129,999 - $ 59,992,134 --
2009 $ 49,537,051 | $ 706,529 1.43%| $ 48,830,522 - $ 58,582,380 -
2010 $ 51,501,205 | $ 1,152,657 2.24%( $ 50,348,548 1.64%| $ 59,646,508 1.82%
2011 $ 56,771,251 | $ 120,241 0.21%| $ 56,651,010 10.00%| $ 61,863,423 3.72%
2012 $ 58,309,184 | $ 3,323,690 5.70%( $ 54,985,494 -3.15%| $ 63,875,126 3.25%
2013 $ 59,740,811 [ $ - 0.00%( $ 59,740,811 2.46%| $ 64,516,409 1.00%
2014 $ 66,866,350 | $ 8,166,039 12.21%| $ 58,700,311 -1.74%| $ 73,993,666 14.69%
2015 $ 68,726,161 [ $ 2,061,850 3.00%( $ 66,664,311 -0.30%| $ 72,157,178 -2.48%
2016 $ 73,200,415 | $ - 0.00%( $ 73,200,415 6.51%| $ 69,585,394 -3.56%
2017 $ 75,293,928 | $ - 0.00%( $ 75,293,928 2.86%| $ 68,728,783 -1.23%
2018 $ 83,160,095 | $ 27,278 0.03%| $ 83,132,817 10.41%| $ 69,482,149 1.10%
2019 $ 84,962,581 | $ - 0.00%( $ 84,962,581 2.17%| $ 71,518,310 2.93%
Ann %chg 5.54% Average 3.09% 2.02% 2.12%
Cumulative Change
Tax Cmltv%chg Cmltv%chg Cmltv%chg County Number 48
Year w/o grwth Value Net Sales County Name Jefferson
2009 - - -
2010 1.64% 3.97% 1.82%
2011 14.36% 14.60% 5.60%
2012 11.00% 17.71% 9.03%
2013 20.60% 20.60% 10.13%
2014 18.50% 34.98% 26.31%
2015 34.57% 38.74% 23.17%
2016 A47.77% A47.77% 18.78%
2017 52.00% 52.00% 17.32%
2018 67.82% 67.87% 18.61%
2019 71.51% 71.51% 22.08%
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48 Jefferson
AGRICULTURAL LAND

PAD 2020 R&O Statistics (Using 2020 Values)

Qualified

Date Range: 10/1/2016 To 9/30/2019

Posted on: 1/31/2020

Page 1 of 2

Number of Sales : 30 MEDIAN : 73 COV: 22.74 95% Median C.l.: 66.22 to 85.28
Total Sales Price : 14,091,328 WGT. MEAN : 68 STD: 17.38 95% Wgt. Mean C.I.: 54.90 to 81.44
Total Adj. Sales Price : 14,091,328 MEAN : 76 Avg. Abs. Dev : 13.96 95% Mean C.I.: 69.95 to 82.93
Total Assessed Value : 9,606,211
Avg. Adj. Sales Price : 469,711 COD: 19.17 MAX Sales Ratio : 111.73
Avg. Assessed Value : 320,207 PRD: 112.13 MIN Sales Ratio : 38.05 Printed:3/24/2020 9:12:19AM
DATE OF SALE * Avg. Adj. Avg.
RANGE COUNT MEDIAN MEAN WGT.MEAN COD PRD MIN MAX 95%_Median_C.1. Sale Price Assd. Val
_ Qrtrs____
01-0CT-16 To 31-DEC-16 1 70.00 70.00 70.00 00.00 100.00 70.00 70.00 N/A 184,000 128,800
01-JAN-17 To 31-MAR-17 3 60.13 62.47 67.71 08.38 92.26 56.08 71.19 N/A 638,667 432,455
01-APR-17 To 30-JUN-17 2 62.87 62.87 62.67 00.67 100.32 62.45 63.28 N/A 696,000 436,178
01-JUL-17 To 30-SEP-17
01-0CT-17 To 31-DEC-17 1 90.38 90.38 90.38 00.00 100.00 90.38 90.38 N/A 400,000 361,529
01-JAN-18 To 31-MAR-18 4 90.89 93.13 89.00 08.74 104.64 81.51 109.24 N/A 343,406 305,622
01-APR-18 To 30-JUN-18 1 66.22 66.22 66.22 00.00 100.00 66.22 66.22 N/A 480,000 317,867
01-JUL-18 To 30-SEP-18
01-0CT-18 To 31-DEC-18 2 63.45 63.45 66.13 10.24 95.95 56.95 69.94 N/A 417,663 276,202
01-JAN-19 To 31-MAR-19 8 81.51 78.76 59.65 17.53 132.04 38.05 111.73 38.05to 111.73 628,100 374,667
01-APR-19 To 30-JUN-19 6 78.80 81.38 75.76 18.63 107.42 58.61 107.71 58.61 to 107.71 359,180 272,132
01-JUL-19 To 30-SEP-19 2 67.90 67.90 67.56 15.67 100.50 57.26 78.53 N/A 165,250 111,638
Study Yrs,
01-0CT-16 To 30-SEP-17 6 62.87 63.86 65.82 06.84 97.02 56.08 71.19 56.08 to 71.19 582,000 383,087
01-0CT-17 To 30-SEP-18 6 89.63 88.19 84.39 10.40 104.50 66.22 109.24 66.22 to 109.24 375,604 316,980
01-0CT-18 To 30-SEP-19 18 75.93 76.72 64.77 18.94 118.45 38.05 111.73 65.52 to 88.87 463,650 300,323
__ CalendarYrs___
01-JAN-17 To 31-DEC-17 6 62.87 67.25 68.26 12.25 98.52 56.08 90.38 56.08 to 90.38 618,000 421,875
01-JAN-18 To 31-DEC-18 81.51 80.80 77.83 17.16 103.82 56.95 109.24 56.95 to 109.24 384,136 298,965
_ ALL_ 30 72.82 76.44 68.17 19.17 112.13 38.05 111.73 66.22 to 85.28 469,711 320,207
AREA (MARKET) Avg. Adj. Avg.
RANGE COUNT MEDIAN MEAN WGT.MEAN COD PRD MIN MAX 95%_Median_C.1. Sale Price Assd. Val
1 4 77.16 76.88 74.57 06.00 103.10 71