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The introduction of the Rear' Property Appraisal Manual for New Jersey Assessors, by the Local 
Property Tax Bureau in 1955, established a standard uniform statewide appraisal procedure. 
Since its inception, the Manual has been taught in every in-service training course and today is 
employed in all revaluation programs. The Appraisal Manual enables the assessor to maintain 
those revaluation programs. The Manual continues to be a firm foundation for professional 
assessing practices in New Jersey. 

New Jersey, because of its continued reliance upon local property taxes as the prime financial 
foundation of local government, strives for, and has realized, continued improvement in the 
quality of local property tax assessment administration. The State requirements of certification 
and re-certification of tax assessors, the growth of professional associations and in-service 
training for assessors, computerization and improved application of mass appraisal techniques 
have all contributed to that progress. The publication and use of the Real Property Appraisal 
Manual for New Jersey Assessors continues to be an integral part of that effort. 

In November 2000, the Division of Taxation began an ambitious initiative to re-write the current 
Local Property Tax System (MODIV) and to create a web-enabled Property Assessment and 
Management System (PAMS). One intended portion of that system is the integration of a 
Computer Assisted Mass Appraisal (CAMA) program. Although this revised edition (mandated 
by value changes since the 1981 update) was already in development, it was designed to be 
included in the new CAMA program. 

This revision of the Third Edition is an update of all the residential building costs and unit 
adjustments. Particular emphasis was made to examine and represent all existing residential 
construction categories throughout the state. Also, new upper end building classes were 
developed to address changes in the New Jersey residential housing market. Two years of 
concentrated effort in collecting and analyzing sales data by the Assessor Assistance Section of 
Property Administration went into the preparation of this revision. 

Assessors are urged to make maximum use of the Real Property Appraisal Manual in order to 
provide taxpayers within their municipality with the highest possible quality of assessment 
administration. ~ 

Robert K. Thompson 
Director _ 

Trenton, New Jersey 
March,2002 

Division of Taxation 
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LEGAL BASIS AND ORGANIZATION FOR 
REAL PROPERTY ASSESSMENT IN NEW JERSEY 

Legal Basis for the Assessment of Real Property 

The 1947 Constitution of the State of New Jersey is the guiding instrument to all State Legislation, 
including that dealing with local property taxation. It sets forth in Article VIII, Section 1, paragraph 1, that all 
property shall be assessed for taxation under general laws and by uniform rules. All real property shall be 
assessed according to the same standard of value and taxed at the general tax rate of the taxing districts, for 
the use of such taxing district. 

This means that the legislature may provide for the assessment of real property at full and true value or 
any percentage thereof, so long as the statute applies uniformly throughout taxing jurisdictions sharing a 
common burden. 

Article VIll, Section 1, paragraph 2 of the Constitution provides that exemption from taxation may be 
granted only by general laws. 

The requirement for "general laws" and "uniform rules" first appeared in the tax clause, Art. IV, Sec. 
VII, ~. 12, added to the Constitution of 1844 by amendment in 1875. In Switz v. Middletown TownSfilp, 23 N.J. 
580, 594 (1957), the New Jersey Supreme Court announced: 

". • • The direction for the assessment of property 'under general laws, and by 
uniform rules, according to its true value, the standard laid down in the 1875 
amendment to the 1844 Constitution, 'requires, and is fulfilled by such regulations 
as should impose the same percentage of its actual value upon all the taxable 
property in the township for township purposes, in the cQunty for county purposes, 
and in the state for state purposes', Stratton v. Collins, 43 N.J.L., 562 (Sup. Ct. 
l88)}, State Board of Assessors v. Central R. Co., 48 N.J.L. 145, 307 (E. &: A. 
1886)." 

The Constitution of 1947 continued the same basic mandate and to the same end, i.e., equality in the 
distribution of the burden of government among the owners of taxable real property. The pOnstitution of 1947, 
however, made certain changes. The one immediately pertinent is the substitution of "the same standard of 
value" for the term "true value" which the 1875 amendment specified as the basis for assessment. In the 
proceedings of the Constitutional Convention of 1947 it plainly appears that "true" value was abandoned 
because it was thought to restrict the Legislature to a single, inescapable concept of "value''. The term "the 
same standard of value" was designed to permit flexibility in the approach to the valuation of property. At the 
same ti;ne, to avoid discriminatory treatment, the Constitution of 1947 requires that whatever "standard of 
value" is legislated, that "same" standard shall be applied to all real property taxable for local government 
(i.e •• municipal, county, or regional school districts). 

Thus equality in the distribution of the burden of local government upon taxable real property is the 
basic goal. The "general" character of the laws and the "uniform" nature of the rules, as well as the singleness 
of the "standard of value", are intended, not as exquisite abstractions of form, but rather as meaningful 
limitations to achieve equality of result. The thought is that things equal to each other in the context of the 
local real property tax involved shall be treated equally. 

Though the true value clause of the 1875 constitutional amendment was replaced by "the same st·9.ndard 
of value" provision under The Constitution of 1947, the implementing legislation (R.S. 54:4-1; R.S. 54:4-23) 
continued to provide for assessment at "true value" until the adoption of Chapter 51, Laws of 1960. Chapter 51 
modified the true value assessment standard by permitting optional percentage common levels to be declared 
in each county. After three postponements, Chapter 51 became operative for the first time in the tax year 
1965. 

Primarily a personal property reform law, Chapter 51, as it relates to real estate, provides that all real 
property subject to assessment and taxation for local use shall be assessed according to "the same standard of 
value", which shall be the "true value" but that the assessment shall be expressed in terms of the "taxable 
value". The "taxable value" is defined as that "percentage of true value" which each County Board of Taxation 
may establish for the taxing districts within the county (L. 1960, C. 51, sec. 1; N.J.S.A. 54:4-2.25). The 
percentage must be a multiple of 10 and may be no lower than 20 or higher than 100 (L. 1960, C. 51, sec. 2; 
N.J.S.A. 54:4-2.26), and the percentage of 50 will apply if the county board fails to fix a different percentage 
(L. 1960, C. 51, sec. 3; N.J.S.A. 54:4-2.27). . 

The constitutionality of Chapter 51, was upheld by the New Jersey Supreme Court in all respects with 
exception to a provision for the assessment of farm acreage at its farm value as opposed to the standard of 
value applicable to all other classes of real property, Switz v. Kingsley. 37 N.J. 566 (1962). 

Another court decision of significance to assessors following the adoption of ChaptE~.r 51 was ,Borough of 
Englewood Cliffs v. Allison's Estate, 69 N.J. Super. 514 (1961), holding that the assessor must determine "true 
value" of property assessed which means market value as of the assessment date. 
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The holding by the Supreme Court that the special treatment given to farm acreage was 
unconstitutional, resulted in a constitutional amendment effected by voter approval of SCR-5 in the 1963 
November election. Pursuant to the constitutional amendment the Legislature was empowered to provide for 
the preferential treatment of farm acreage and it acted accordingly by the enactment of Chapter 48, Laws of 
1964 (N.J.S.A. 54:4-23.2 et seq). 

Chapter 48, known and referred to as the "Farmland Assessment Act of 1964" provides in part that "for 
general property, tax purposes, the value of land, not less than 5 acres in area, which is actively devoted to 
agricultural or horticultural use and which has been so devoted for aUeast the 2 successive years immediately 
preceding the tax year in issue, shall, on application of the owner, and approval thereof as hereinafter 
provided, be that value which such land has for agricultural or horticultural use". (emphasis provided). 

Approaches to Value Approved by the Courts 

It is clearly established by New Jersey Law that real property, with the exception of certain farmland 
cited above, shall be assessed for taxes on the basis of full and fair value, which means the price at which the 
assessor would believe the property would sell for at fair and bonafide sale by private contract on October 1 of 
the pretax year. The sale should be considered as one between the willing seller and the willing buyer; that is. 
one not obligated to sell, dealing with one not obliged to buy. This fundamental principle was pronounced by 
the New Jersey Supreme Court in the landmark decision Colwell v. Abbott, 42 N.J.L. ill (1880). Legislative 
adoption of this principle is expressed in N.J.S.A. 54:4-23, as amended. The Latter states: 

"All real property shall be assessed to the person owning the same on October I in each 
year. The assessor shall ascertain the names of the owners of all real property situate in his 
taxing district, and, after examination and inquiry, determine the full and fair value of each 
parcel of real property situate in the taxing district at such price as, in his judgement, it would 
sell for at fair and bona fide sale by private contract on October I next preceding the date on 
which the assessor shall complete his assessments, as hereinafter required. For the purposes of 
assessment, the assessor shall compute and determine the taxable value of such real property at 
the level established for the county pursuant to law." 

Cost less depreciation and obsolescence, the capitalization of net income and comparative sales are 
recognized approaches but not controlling evidence in determining value. The selling price of property at a 
fair and bona fide sale by private contract is a guide to determining value, but ordinarily it is merely evidential 
and not controlling, N.J.S.A. 54:4-23; City of Trenton v. John A. Roebling &. Sons Co., 24, N •. 1. Super. 213 (App. 
Div. 1963). 

"Depreciation" in a general sense, is the loss not restored by current maintenance which is due to all the 
factors causing the ultimate retirement of the property. These factors embrace wear and tear, decay, 
inadequacy and obsolescence. 

"Obsolescence" refers to an element that is separate from the physical decline in value and is utilized to 
describe the fact that the useful life of an asset is often terminated or its value decreased by reason other 
ti1an physical deterioration. 

Income capit~ization is a guide to value which may be utilized but is not a sole determinant, Aetna Life 
Insurance Company v. City of Newark, ] 0 N.J. 99 (1956). In recognizing the use of "trends", "price indiCes" and 
other statistical data, the Supreme Court stated in In re Erie Railroad System, 19 N.J. lIO (1955): 

"'. • * (assessors) should recognize that the true value of a fixed asset, such as real estate, 
is fairly constant and must be gauged by conditions, not temporary and extraordinary, but by 
those which are over a period of time will be regarded as measurably stable. * * * Relevant 
price-current lists and market reports which are recognized for trust'Northiness by commercial 
trade experience are admissable, but must be closely scrutinized to determine the weight to be 
accorded them.· • ." 

It may be properly concluded that many factors form the basis for statutory valuation and the general 
doctrine is that valuation is not to be tested rigidly by any constant factor. 

Assessment Administration in New Jersey 

Assessment administration in New Jersey with authority from the 1947 Constitution is specifically pro­
vided for under Title 54 of the Revised Statutes, Chapters 1, 2, 3, and 4. 

The Director of the Division of Taxation, Department of the Treasury, is vested with full statewide 
power to investigate, review, revise and equalize assessments, and to assess property so as to conform with the 
standard of value as defined by the legislature. ** He has powers and duties with regard to assessors and their 
wor~, the preparation of taxation and other matters as set forth in N.J.S.A. 54:6 et seq. 

The Division 01 Tax Appeals, Department of the Treasury, has the power and duty of review and 
determination of appeals from judgments by the county boards of taxation and revision and correction of the 
county equalization table. Where serious discrepancies exist on equalization tables, this Division may revise the 
table. These duties and powers are covered in N.J.S.A. 54:22 et seq. 
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The county boards of taxation are charged with the responsibility of the enforcement, review, revision, 
and equalization of taxes within the county as set forth in N.J.S.A. 54:3-17 et seq. The board has supervision 
and control over all offices charged with the duty of making assessments for taxes in every taxing district in the 
county, N.J.S.A. 54:3-16. 

The assessor or e9liP8 ef assesscps is annually required to diligently ascertain the names of all persons 
owning real property in his district and to assess real property at full value as of October lst of the pre-tax 
year, N.J.S.A. 54:4-23. Tax lists and duplicates are to be completed and delivered to the County Board of 
Taxation on or before the lOth of January of the tax year. All applications for exemption are to be examined 
and approved by the assessor. He shall be responsible for the administrative affairs of the office of assessor as 
prescribed and required under the statutes, N.J.S.A. 54:4-1 to 54:4-63.30. 

Organization of Local Assessment Functions 

The law clearly defines the types or classes of property which must be annually assessed, N.J.S.A. 54:4-
1. The law also specifies that the assessor shall make a list in tabular form of the names of owners in his 
taxing district, and set down in proper columns opposite each name the d~cription and area of each parcel, 
sufficient to· ascertain its location and extent, and the value of each parcel as determined by him, N.J.S.A. 
54:4-24. Some additional records are specifically required such as tax maps, exemption forms and exempt 
property records. 

Exemptions from assessed valuation, when authorized by law, are to be administered in accordance with 
prescribed statutory procedures. Forms to be used in processing exemptions are only those prescribed by the 
Director of Taxation, N.J.S.A. 54:4-4.4. 

The law or Division of Taxation regulations do not specifically define how the assessor shall organize his 
office for the performance of his duties. However, whether the assessment work in a specific jurisdiction is 
performed by one man or an organization of several or many assistants, the assessment work naturally divides 
itself into several functions. These functions include field appraisal of real property, administration of office 
record keeping and maintenance and adjustment or appeal functions. The following organization chart 
indicates one method of internal organizational arrangement of the assessment functions. 

Example of Functional Orga.nization 

Assessor 
or 

Board of Assessors 

I I 
Appraisal Administration Adjustment 
Functions Functions Functions 

I I 
Rea l Property 

Appraisal 
Exemption Complaints & 

Operations 
Eligibility Appeals 

Operations Operations 

I I 
Tax Map Assessment Records Office r~ach;ne 

Maintenance and File Operations Operations 
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Local Assessment Administration 

It is not the purpose of this manual to define or recommend rigid assessment administrative regulations 
which may vary from time to time depending on changed laws and court decisions. The following is a summary 
check list description of assessment administration operations. Detailed procedures or requirements of 
administration are contained in regulations promulgated by the Division of Taxation which have been 
promulgated to cover certain areas. 

(a) Assessment forms and tax maps as required by law and additional essential 
assessment records. 

As stated above, the law and Division of Taxation regulations require certain assessment records 
to be used and maintained. The County Board of Taxation may also prescribe certain forms and records to be 
used by assessing officials under their jurisdictions. In addition, the assessment records described in the 
essential records section of this manual will be invaluable for the assessors' office in the development and 
maintenance of a sound ~nd equitable assessment system. 

(b) Assessment list and duplicate 

N .J.S.A. 54:4-23 and 4-35 provide that the assessor shall assess real property as of October I of 
the pre-tax year and shall complete the work by January 10 following. He shall, on the latter date, attend 
before the county board of taxation and file his completed assessment list, and a true copy thereof, called the 
tax duplicate. The assessor's affidavit containing a statement as provided by statute, N.J.S.A. 54:4-36, is also 
filed at this tim·e. The county board then examines the list and makes any revisions or corrections. 

':" 
(c) Preparation of added and omitted assessment list, and property previously exempt. 

N.J.S.A. 54:4-63.2 et seq. requires the preparation of an added assessment list in instances where 
property not needed for public use has been sold by a municipality or where improvements are made upon 
properties during the tax ye~r. 

The Assessors Handbook published by the Local Property and Public Utility Branch sets forth a 
timetable for performance of the various administrative provisions of this law. 

N.J.S.A. 54:4-63.26 to 30 contains provisions for the assessment of property previously exempt while 
N.J.S.A. !)4:4-63.12 to 23 embraces the correlative law with respect to omitted property. 

The Assessors Handbook published by the Local Property and Public Utility Branch sets forth the step­
by-step procedures and calendar for processing omitted assessments. 

(d) Exempt property - determination of eligibility, and filing of property list. 

The basic laws concerning property which is exempt by the legislature are contained in N.J.S.A. 
54:4-3 to 54:4-4.4. 

(e) . Defense of assessments under appeal by assessor with assistance of municipal 
solicitor. 

N.J.S.A. 54:2-33 to 54:2-43 prescribes the appellate procedure which any aggrieved taxpayer or 
taxing district may take •.. 

The assessor should contest all appeals by the taxpayer against his assessments before the County Board 
of Taxation. Failure to do this can cost his community substantial tax revenue and may upset the uniformity 
of assessments in the class of property affected. All too often an assessor fails to contest an appeal, believing 
that an insignificant amount of money is involved, not realizing that a lowered assessment on a particular 
property may be the binding basis for numerous other reductions in assessments. 

Where a reduction is in order, in the opinion of the assessor, he should appear before the county board 
and testify to the facts as he knows them in order that the board may have the benefit of his knowledge to 
weigh against the appellant's statements. Failure to do this may result in an excessive reduction. 

When appeals involve large assessments or peculiar circumstances, the assessor should promptly notify 
the municipal attorney so that the interest of the district may be protected. When required, competent expert 
witnesses may be called upon by authorization of the governing body to substantiate the values and the 
assessment. 

It is not in criticism of these boards to advise assessors to scrutinize reductions or exemptions which 
they believe to be of questionable merit and bring them to the attention of their municipality for possible 
appeal before the State's Division of Tax Appeals. All of the facts, as pointed out above, may not have been 
presented to the Board clearly, thus resulting in a judgement which may not only be out of order, but also set 
an undesirable pattern for other assessments. Appeals by the taxpayer to the Division of Tax Appeals should 
be contested with the aid of the municipal attorney. There are few assessors who have the training and 
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experience to successfully present their case alone and stand up to the cross-examination of the taxpayer's 
counsel. 

(f) Import.ant dates to the tax assessor. 

Law and regulations require the assessor to perform various portions of his work according to a 
definite time schedule. The Annual Report of the Division of Taxation contains a local property tax work 
calendar which is helpful to the assessor in planning his work and in meeting the various legal critical dates. 

(g) EDP, Machine Accounting and Modern Office Methods 

The extent of an assessor's need for mechanical equipment varies as to the size of his taxing 
district and the number and types of items on his tax list. However, as a matter of general policy, every 
possible :nechanical device should be utilized to free the assessor from time consuming clerical work in the 
office for more time in the field which is productive of increased and more equitable ratables. Modern office 
machines not only save time but also minimize the number of errors. 

Every assessor should have ready access to an adding machine or calculator. While it may be 
possible to use the manual as an appraisal tool without a calculator, it will be impractical to do so. 

The New Jersey Property Tax System (NJPTS) has been mandated by the Director, Division of 
Taxation for use by all taxing districts. The NJPTS. often referred to as the "4-Line System", is a set of 
programs. Making minimum use of its capabilities will produce: 

The Tax List and Duplicate, Extended Tax Duplicate, Added Assessment List, 
Omitted Assessment Lists, Alphabetic Index of Owners, page totals recapitulations, 
A district summary (SR-3) breakdown by property class and the extension necessary 
for all of the lists. 

When an assessor is ready to make fuller use of the NJPTS he can enter, compare and retrieve 
:nore than 35 property characteristics to aid him in the appraisal of properties. 

Partial or complete mechanization of the assessor's office, as a separate installation, or tied in 
with the machine accounting system in the tax collector's office has been effected in many municipalities 
throughout the State. 

Public Relations Practices 

Outstandingly important in the program for equitable assessments is sound public relations between the 
assessor and municipal officials and the taxpayers. This cannot be stressed too strongly in connection with the 
initiation and carrying out of a revaluation program and its continued administration. The cooperation of the 
assessing office with both the individual taxpayer and citizen groups is i;nportant. This insure~ wider 
understanding and support of systematic and equalized property asses.'5ments. 

Good public relations require that the assessing official obtain and hold the respect and confidence of 
the taxpayers. Such respect and confidence is generated with the use of efficient, impartial, and business-like 
methods and procedures. The assessor or his staff when on assignment to their field or office work, act as 
official representatives of the tax district. It is, therefore, of the utmost importance that in all contact with 
property owners, tenants. and others, that they so conduct themselves as t:> reflect credit to the organization 
and the work in which they 'lre engaged. 

In any case where an OW:1er or occupant is not clear about the purpose of field inspections 'lnd is not 
~repared to permit the inspection of his ;lroperty, the as.'5essor or deputy should explain bri;:fly the object and 
use of such fi~ld records. Such explanation will, in 'TIost instances, result in obtaining per:nission t:> proceed. 

Information f:Jrnished on the cost :>r appraised value of i!ldividual ;>roperties should be treat~d as 
~onfidential. Such information is for the property record only. and should not ~c discussed or used for any 
:>ther purpose. 

R eva! ua ti on Projects 

A revaluation project involving the reappra.isal and reassessment of every parcel of real ;:>roperty for the 
pur;lose of fairly distributing the .tax burdens 3'l10ng;t all property owners within a murdcipality is often 
desil'~ble. This is particularly true in cases where the 'nunicipality's assessent systell has not oeen maintained 
or Nhere mai:Jtenance has lagged. 

A revaluation project is an expensive undertaking in the nature of a capital expenditure. Therefore, the 
municipal and assessing officials should be fully aware of the need for revaluation. This need is often indicated 
by many factors. Among these factors are the wide variations in assessed value to sale value ratios, the 
growth of the municipality in recent years, tl-Je lack of property records, tax maps, and uniform appraisal and 
assess:nent procedures, and evidence of properties rnissirlg from the assessment roll. Another, but less 
i;!lportant f'lctor, is the nu;nber and nature of complaints and number of appeals to the County Board resulting 
in adjustments. 
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Conducting a revaluation is a difficult task requiring sound public relations, public support, trained 
personnel and organization. The Local Property and Public Utilities Branch, will, upon request, provide advice 
and will discuss alternate approaches with assessors and municipal officialS considering a revaluation. 

Frequently, municipalities require the services of outside appraisal firms to perform this task. 

Under the provisions of Chapter 424, Laws of 1971 (N.J.S.A. 54:1-35.35, et seq) and the regulations 
promulgated thereunder, standards have been established to be used in determining the qualifications of 
persons or businesses under consideration by a municipality to perform a revaluation. Under the law, any 
contract proposal must be reviewed and approved by the Director of Taxation. 
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ESSENTIAL RECORDS FOR PROPERTY APPRAISAL AND ASSESSMENT 

Essential Tax Maps and Real Property Recoroo 

Establishment and maintenance of an equitable assessment system involves the use of tax maps and 
individual property inventory recoroo, systematic unit land and building standaroo and uniform procedures for 
property appraisal and equalization • 

Tax maps, unit land value maps, individual property recoroo and property ownership index cards are 
essential for installation of the standardized assessment system and for maintenance of complete and accurate 
property assessments. Such maps and recoroo are the necessary tools and controls for use by the assesSing 
office in determining and maintaining sound and equitable assessments for all property within the assessment 
jurisdiction. 

The maps and records desirable and necessary for a complete assessment and for operating each 
assessment office on a businesslike basis, include the following: 

Necessary for All Districts 

1) Index or key maps for outline identification of all tax maps within the assessment jurisdiction. 

2) Uptodate tax maps showing the location and size of each lot, parcel, or tract of land within the 
assessment jurisdiction. 

3) Property index system consisting of a tax map sheet number, block number and lot number for 
each lot, parcel, or tract. 

4) Up- to-date property record and appraisal cards for each individual property, containing 
information on important elements considered in the appraisal of the land and bUildings. 

5) Property ownerShip index consisting of a card file of all parcels arranged alphabetically by the 
owner's surname. 

6) Legal description index cards, including the complete or su:nmary legal description of each 
parcel with the corresponding index number for such parcel. 

Necessary for Districts Containing Urban and Suburban Areas 

1) Unit land value maps for the SUbdivided and acreage lanoo in urban and suburban areas. 

Necessary for Districts Containing Rural Areas 

1) Aerial photographs, land capability or soil survev maps, Bulletin 811 - "Productive Capacity of 
New Jersey Soils". • 

Supplemental Records 

In addition to the above essential recoroo, several other recoroo are usually helpful and are to be 
provided whenever practicable. These include: 

1) Block or rural map sheet record folders, including a block map or rural map sheet print showing 
the location and measurement of all parcels in each block or rural map sheet. 

2) Market data recoroo to assist in finding unit values and as ~ check on appraisals and for 
calculating assessment ratios of taxable properties. 

3) Photographs of principal buildings for identifying and descrining individual buildings. 

4) Rental and Income Data. 
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Tax Maps 

Tax maps (often known as lot and block plats or farm tract maps) contain a variety of information. It is 
necessary that they show all lots, tracts and parcels in their true relative size, shape and location. Tax maps 
for rural areas and for the urban and suburban areas of the assessment jurisdiction are drawn to scale to show 
all property lines and linear dimensions and/or areaS, and provide a simple index system of identifying each 
parcel which is separately assessed. A combination of map sheet number, block number and lot number form 
an easily developed and useful property index number. 

Ufrto-date tax maps insure the identification of every land parcel in the district. They also are helpful 
in checking descriptions and showing property characteristics and factors which affect land values. 

The tax maps are necessary to furnish a complete and accurate inventory of all lands, the description of 
property on the assessment rolls and the maintenance of accurate assessment and tax records. Each parcel 
shown on the tax maps represents one property record card, one item on the assessment roll and one item on 
other tax records. 

The law provides that the Director, Division of Taxation, "shall 'have full control over the preparation, 
maintenance and revision of all tax maps however prepared" (Chapter 175, Laws of 1913). Assessment 
jurisdictions planning to prepare tax maps should consult the "Tax Map Specifications" adopted by the Director, 
Division of Taxation, before starting on this all important project. 

Consultation with the Local Property and Public Utility Branch 

Before any tax map is started, the specifications recommended by the Branch should be studied and a 
systematic effort made to analyze the problems that may be encountered. 

Consultation with the Local Property and Public Utility Branch is strongly recommended if any details 
pertaining to the preparation of the map are not clear. At this consultation, if desired, formerly approved 
maps will be shown, and methods and ideas for preparing the new map will be indicated. 

Experience has proven that advanced and detailed planning of the methods to be followed produces a 
better tax map at less cost. 

After maps have been completed they shall be submitted to the Local Property and Public Utility 
Branch for examination, and any revisions or corrections found to be necessary shall be made. When all the 
required revisions have been made, the maps will be approved by the Director, Division of Taxation, and his 
official approval will be stamped on each tracing. Approval by the Director merely indicates that the 
information shown on the Map is presented in accordance with the specifications. The Branch is not in a 
position to check the details of the Map for accuracy. 

All new Tax Maps must be prepared by a licensed New Jersey land surveyor. 

Rural Land Value Maps 

For rural or agricultural lands, the land capability maps or soil maps showing the land classifications for 
each parcel or tract are used for the unit land value maps, as the value per acre is based upon each capability 
class. Each capability or soil class is assigned a uniform value and such values are adjusted with necessary 
additions or deductions as are based upon special location, highway and other physical conditions affecting 
specific parcels or tracts. 

Detailed procedures for appraising lands are included in the section dealing with "Procedure for Rural 
Land Appraisal". 

Urban Land Value Maps 

Land value maps have entries of the unit land values as set by the assessing official. Such unit values 
are entered at the time of the installation of the systematic assessment and are reviewed and revised when 
land values and use trends have changed sufficiently to require any assessment change. Similar factual data on 
sales and other pertinent information are used in both initial and subsequent reviews and land value findings. 

For urban areas, such maps may be prepared from the index or key maps or outline maps which show 
important physical features such as blocks, streets, rauroads, etc. Lot lines are now shown and block lines may 
be distorted in order to provide space for entering the street name and the inside unit front foot values on each 
street. 

In larger cities which have many districts it b; advisable to have more than one unit land value map for 
the entire city. 
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Portion of Urban Land Value Map 

After the land value maps are checked and corrected by field inspections, they are available to be 
exhibited to property owners. 

Deta.iled procedures for developing unit land values on these maps are included in the section dealing 
with "Procedure for Urban Land Appraisal". 

Permanent Property Record and Appraisal Cards 

Permanent property record and appraisal cards have been redesigned as illustrated in this section of the 
manual. The redesign of the cards is necessary for two reasons; one, the cost schedules and specifications have 
had a major format revision and two, it is desired that the replacement cost calculations be capable of being 
performed either by hand or by computer. 

The residential card has been designed for the front and back of a standard 10" x 14" card with a 
horizontal format similar to the present card. Because of the possible computer application, very precise and 
uniform entries must be made for each item relating to building costs. The example of completed property 
record cards will illustrate the nature of the entries required. It should be noted that the exact format of the 
property record cards will be dependant upon the system finally adopted for computer applications and the 
illustrated format is only one workable suggestion. 

Each assessment jurisdiction may exercise its own option as to the design and size of its property record 
cards providing that the cards contain the essential features and information illustrated on the redesigned 
cards and the required data can be recorded uniformly. 

The sides or pages of the Residential and Farm Property Record Card contain the following information: 

illustration #1 (Page 1,18 ): Ownership and property description; sales record; land record, residenti!il 
and non-quallfied farms; qualified farm land value record; land value calculation; special notes; assessment 
record. 

Illustration # 2 (Page 1-19 ): Building age and condition information; building description; building 
replacement cost calculation. 

Illustration # 3 (Page I -20 ): Building plot plan; floor area computations; porches, garages, carports; 
structure nat adds; accessory flat adds; accessory and farm building calculations. 

The Commercial-Industrial property record card has undergone the greatest change in format, because 
of the requirement that there be the capability of either hand or computer calculation. Due to the many 
variations found in these types of structures, care is required to assure that any construction item of 
significance be accounted for and its cost calculated. Uniformity in method of recording data is the key to 
successful calculation in either instance but is more vital in a computerized calculation system. 
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The volume of information necessary on the commercial-industrial card has made it necessary to 
r~commend a. f.olde? card with an overall si~e of14"x 2O"but folded to 14" x 10" resulting in four 14" x,lO" 
~Ides. In ad~tl?n, It may be n,:c.essary at tImes to use additional cards and supplementary cards for accessory 
Items and bwldmgs. The3e addItIOnal cards may be filed conveniently using the principal building card as a file 
folder. 

illustration #4 (Page 1 -2J..): Ownership and property identification data; sales control data; land data; 
land value calculation; assessment record. 

illustration #5 (Page 1-22): Principal building description and calculation. 

illustration #6 (Page 1 - 23): Standard building accessories data; special building accessories data; 
standard exterior accessories data; special exterior accessories data; building plot sketch; building area 
calculations; building valuation summary. 

illustration # 7 (Page 1 - 24): Building accessory codes; exterior accessory codes. 

Property Ownership Index Cards 

The permanent property record and appraisal cards contain the important data pertaining to each 
parcel. The property record cards are normally arranged geographically by map, block (or area) and lot 
numbers. To provide a quick method of retrieving assessment information for property owners, an alphabetical 
cross reference property ownership index consisting of a card file arranged in alphabetical order by the 
surnames of property owners may be employed. Each ownership entry is identified by a county number, a 
district number, a block number and suffix card, a lot number and suffix corresponding to the information 
required for the New Jersey Property Tax four line system and to the key data shown on the property record 
card as well as on the tax maps. 

Property ownership index cards arranged alphabetically according to the property owners' names should 
be provided for all parcels, tracts or lots within the assessment jurisdiction including tax exempt parcels. 

Block or Rural Map Sheet Record Folder 

The permanent property record and appraisal cards for all parcels in each block or area covered by a 
rural map sheet should be kept in a block or area folder with any other records that are used in identifying 
property and in estimating the property values of the block area. 

Each block or area folder is identified by the same key data as used on the block or rural map sheet for 
that particular block or area. Each property record card in the folder will also be identified by the block or 
area index number and the lot or parcel number shown on the map sheet for that property. When the block or 
map sheet folders are filed in the proper county, district, block and lot order, all information and valuable data 
pertaining to the lots or parcels in the block or area are readily available for reference and comparison. 

The inside of the front cover of each block folder should contain a block map with block and lot numbers 
and the unit land values for the block and adjacent blocks. Each record folder for rural lands should contain a 
tax map print of the map sheet covering the parcels included in the folder. 

Legal Description Index Cards 

Another cross index that is helpful in providing quick access to property data ;nay be provided by 
preparation of index cards filed by legal description and containing ownership information as well as the 
district, block and lot information. Two sets of these cards, one filed by legal description and the other by 
owners name, provide an additional means of quickly locating property records for reference. 

Abstract of Deed 

In most instances, the assessor receives an Abstract of Deed for each sales transaction. The abstract 
will serve as an aid in keeping the legal description current. 

Market Data Records 

Sales data are extremely important in the appraisal process. Such data serve as useful guides for 
determinig unit land values and as checks on the valuations of land and buildings and for calculating the ratio 
of the assessed values to fair cash values of properties. 

The information included on each sale or transfer is of assistance in determing the validity and proper 
use of the sale data. Each transfer must be carefully scrutinized and those sales which do not appear to be 
bona fide must be set aside. These include sales between relatives, transfers by land contract, sales under 
financial duress, sales involving parties who are ignorant of value, transfers involving trades and sales 
consummated because of some special or unusual circumstances. The deeds must also be checked to make sure 
that additional property, perhaps personal property, is not included It is desirable to contact either the 
grantor or grantee in each transfer. In this way it is possible in many cases to obtain information about the 
exact consideration and other data which are useful in the appraisal process. 
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The appraiser can obtain sales data on real property from the county records, market data from 
newspapers, other periodicals and SR-1A Forms. Upon request by any assessing official, the Local Property and 
Public Utility Branch will give assistance on the use of sales information. 

SR-IA Forms 

This form is used to report transfers of real estate and the assessed values of sales in each taxing 
jurisdiction. This information is checked and verified by the Local Property and Public Utility Branch for 
developing sales-assessment ratios throughout the State. Detailed instructions for the use of the form are 
furniShed. 

Capitalization of Income 

Income and rental data are of value where they cover a large sample of properties of similar 
classifications as well as on specific properties. Sources of this data include information obtained from 
property owners, real estate agents, newspapers, banks, building and loan associations and housing associations. 

Capitalized income is an important factor in arriving at value of income property. Procedures and 
examples of income analysis and the use of income as an approach to value are explained in the Section 
"Income Approach to Value". 

Photographs of Prinicpal Buildings 

Photographs of individual principal buildings are found helpful in identifying, appraising and comparing 
the valuations of similar properties. These buildi:1g photographs may be mounted on the individual permanent 
property record cards or on separate block or map sheet cards. The picture of each building is mounted in the 
space provided for each lot in the block or map sheet and the cards are kept in the respective block or map 
sheet folder. 
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RESIDENTIAL PROPERTY RECORD 

CO:MlV1ERCIAL - INDUSTRIAL PROPERTY RECORD CARD 

Revised 6/2002 1-17 



Sample of Front Section of the "R" Series Residential and Farm Property Record Card 
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1 I 1 1 

1 Owner 

R •• ldence D ... 
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~~~~~.u~!!ootO?'-"~. Yea, Bull 

IRu,whl)us!lII.roowwnn"hvuOU.18. End Unn • 0 • y", 

DloreclaUon 
ICondllft)n 1 c Poor 2' Far 3; Fal, 4 a Good 5· Excel. 
! EffodlYeAQe In Vears 
100% - (Ell. Age Dept. _._% + Observ. PhV-. Cond. _%) 

c Physical Nel CondlUOn 
Obsolelcanee 

100% - (Func. Obsot _,_% .. Econ. Obaol. _._'M 
= Obso/. Nol Condl/Ion 

Physical Nol Cond. __ % • OblO! Nel Cood __ % 
• Final Nel CondllJon 

1 R~ 
Roof T)118 I' Flal 2' Hlp 3· Gable 4· Gambrel 1\. Ollter 
Roof Pilch I. Nooe 2 = Shallow 3 = Nonnal 4' Steep 
IR-~. I .Shlngl. 2' Slate 3. TIle 4' Copper 

1 

5 a G.lvanlzed 6 = Shake 7. Roled ComposlUon 6' OUler 
2 Foundalton 

IFound.lIon TYJlII I - Concn>to 2· Conc<ol. Block 3· Posl & Pie, 
4 = Conc<ele Slab 5. Olhe, 

3 B ... monl 
aasemenl O· No 1· Yel 

I 

01. Area Rate Qual Facio< Cosl 
Basement Area I" I 

E::,=,lci~~:~C:~:. 12-0.70 13-0.05 14-0.03 15-0.9118-1,00 11-1.15 L-
IS - 1.32 IU - 1.44 20 - l.tl4 21- 1.00 22' 1.85 23' 2,04 

811n4 msh 01101. Facio" 12 - 0.55 13 - 0.70 1( - 0 85 15 = 0.92 18 = 1.00 17. 1.15 

II- I 30 10-1.30 20-1.30 21- 1.4222-1.5& 23'1.72 
4 

CerdCode 

SINCIv .. 

IEJrI'OI1orW"IITYJlI) 1 - Frame or Masonry WaU wI wood stucco. alu"*lum 
or Ihlngle 2 - Frame or Maaoory Wan wI Brick 
3 • Fmme or Masonry Wall wi Siono 4 = Oillor 

Bultt·ln Garage O· No I • Yes 
Buln·ln Porch o· No I • Vos 

Wall Two Area Rale Wall Faclor 
RIStFIoor 

~."":,,.:F/rN. 
~~~~_ ~IL-__ ~ __ ~ __ -L ____ ~ ______ ~ 

nvw., vw ... ~ End Un" Faaot" 
Adlulled Slructvre Bose Cost IA.S.B.CJ 

ru~ ~I. OuaIFaC-I·O-r-L----~~~SI---4 
Unlin. StIllY 
Unnn 112 StOIY 
PorUa/Brlck 
ParUaI Stone 

, , 
Final Adlulled !'lInd .. ,. An. CoOt (Includes A S B.C: ~ 
IJnIjnAno.~FoclM 12. O(S 13 - OS7 ,,- 082 15 - OVI 15 c l.00 17 - I." 

18- 135 19- 18220- UO 21-2.0S 22 - 2.2823 - 2.51 
Floor. 

IFhrlsh 
I • Slab 2· Supported Wood 3· Other , 

I • Wood 2' Carpel 3. Camblllalion 4 _ Olher ,1-----1 
Area Rolo Faclor (-) COsf 

Concrete Slab '" L 
enncml.SlabAdluslmenl (-) .~ 
C<lnaelllSIobOllol.F_. 12-0.82 13-0.82 .. -082 15-0.91 1&-1.00 I( 

18 -1.35 19 -.1.1£20- US. 21- 2.13 22' 2.:U 23 - 2.58 

• 1 1 I 1 

RESIDENTIAL PROPERTY RECORD CARD "R"SERIES 

e HeaUng Ind CoolIng 
Carr/Code 
I Souroo 0 - Nona 1 D Coal 2 - 011 3 - Gas 4 D Etec. 5. Othor 
I Hoolln" SYltorn 0 D None 1 - FloorlWall Fumace 2' Gmvlty Hoi Air 

3 • Forced Hot All 4 • Hal WAIt!( B.B. 6. Hoi WalorlSleam 
6 - Boc B.B, 7 - Radlanl Elec 8 - Heal Pulllll 

Central COOIIIlI1 o· No 1· Added 10 HeaUng Duc1wor1r 
3 = WIIh Own Duc1wor1r 

gt Area Rale Qual, Facto< 
Healing 

Cost 

Coobng , 
IHAallnOAn~OOOn"aIT~O~ul~~al~--~----L-----------;I-------I 

aualttyFactoll 12 - 0.00 13 - 0,&2 14' 0.95 15 - 1.00 to - 1.00 17 - 1.12 
/ 10 - 1.15 19' 1.30 20 - 1.40 21 '1,83 22' 1.79 23·'.07 

7 Ptumblng 
IPIumbIng o· None I - Yes 2 • Wal.r Only 

_(l~~Q_ Adl. QI. Rate Oual. Factor 

1-'0III11YFoc1or.,2-081 13-082 ,,-0.9515-1.00 18-1.00 17-1.12 

IS- 1.15 10- 1.30 20 - 1.49 21 - I.n 22 - 1.71 23 = 1.87 
• EI.clllc UghUnli 

Beelnc llghllng 0 s No I • v •• 
o Bulll-in Appllinc .. 

I~:~: ~~.' Include Some TVpe 01 Slave and Ovon lor Euell Dwelling UIIII 

BIlIIt-ln ApplIances 0 = No 1 • Yos ,'----:::-:---1 
B8$0 Adl. 01. Ralo Oval. Faclor Cosl 

IRang. Top/Ovon 
1~lnRang. 
IStoVe Oven 
IDIsweIher 

I~:age & 

leenlml Vacuum 
EleClronlc Ovon 
Food CII Pwr Ut 
lGar Door Openor 
I Conv Kllchen 
Ilnlen:om Syslem 
laul!·ln ADll4Iance Tolal Cost 
18"",·"~"-0II""YF_ 12 -0.07 13=0.87 14- 0.57 15-1.00 10-1.00 11-1.00 

18· 1.25 10· 1,31 20" 1.37 21. 1.1SO 2"2. 1.15 23. Ult 
10 Fillptac •• 

Carr/Coda 

Fireplace - 1 Siory 
F.P. - I 112 Slory 
F.P. - 2 SIOry 

01. No. Ral. Qual. Factor Cosl 

Add F P. Same SIa-ck-.I-__ t-__ t-__ I-__ --I _______ -l 
FroeallOOlng 
Heatllator & Fan 
firePlace ToIILCl!~l 
FhjllocoOuolityF«1ofI1Z-0.90 n-090 I(-O.GS IS .. o.u510=1.00 /7=1.1510-1.30 

19- us 20-1.80 21-1.75 22-1.9223-2,12 

1 , - 1 , J 

II 
1",_""",,, .. ,,'" o. No t. Y". 0 -No 1 - Ve. 

IDormer o· No 1 -Yes QI. ~ Rale . Q\I~I, fl\~!Qr Vqt, f~ctor CQ5t 
Allie 
Dorm... , " 

1~~mr~~W~I'~~ I 
IAII""~'DOI"""QueI/J)'F""'" 12·0.70 13 - 0.81 14 - 0.V3 15' 0.V7 15 - 1.00 17 - 1.1~5---I 

1&-1.30 11-1.30 2O-1.:W 21' 1.482- 181 23 ·1.n 
12 

,C8JtICode 

~,-.'''' 

QI. 

Porch •• Ind Oocklll'orch .. 

Area Rala Qual Faclor cOst 

IPorcho.&O ............ au..yFaclorI 12-0.85 n-0.70 1(-0.85 IS-0.tr.l18-1.00 
17-1.151&-1.30 IV-1.30 20-1.30 21. U2 22- U& 23=1,72 

13 AI1ached Gorag<ll, CarpOftl, and Canopl •• 
CardCodo 

01. Area Rale Oual Factor Wall Factor Cost 

Basemenl Garage '1---J'I----t---'l-I----I'---'l----1 
Attached Gatago 
IGaraae Tolal Cost 
G~ au.ayF«Ion 12.0.52 13. Dee ' •• 0 as 15. 0.8l ,a- 100 t7. 1,13 

,1- t.2" ,8-1,311 20- t.58 2'- t,73 22- t.OO 23a2,09 
01. Aroa Ralo Qllal Factor Co.1 

IAltaelled Carport 
IAttadtod Canopy 
IGaraoe Tollt Co.1 
CoIporI!ConopyOu.-y1'aclorl 12-0.59 13-0.7S 1(-0.9215-0.9818.100 17'1,08 

IS-1.10 11-1.13 20-1.11 21-1.30 22 - 1.4323- 157 

IBIIIIcIiniI.V.,UlUOI'I S""""''Y 
3 Basemenl Total Cosl • 
4 Anal Adjusled Slrucluro B .... Cosl • 
5 Slab Adlustmenl ( - ) 
e Heattng & CooMng Total Cost + 
7 Plurnblng Tolal Cost ( + or· ) 
• Buln·ln Appliance Tolal Cost + 

10 Fireplace Total Cost + 
II AltldDonner Total Colli + 
12 POIChes and 0ecksIPa1los ToIaJ Cosl + 
13 Garage (AU & Bsml) Total Colli + 

AllIeII <:arpoc1 or Canopy Tolal Coel • 
Total B .... Replaatmenl CMI • 
Coal Convellkln Faclor x 
B080 ReplocellllHlt CoSI New 
FInal Nel Condtllon 
Slruclure Appraised Valu. 
Sln/clure Flal Adds 
Prindpal BuRdIna I\pp(8l3ed Value 

14 ~.ory BuikIngs RCHLD 
ACOMory improvemen .. RCHlD 
ACOMsory Flat Adds 
AcceSOlYltom.s Total Value 

.• " 8. I Va/I/O 
Other Prlnclpat SlrucNr.s 
Total Land Vatue 
Total Property Appralaed Value (rounded) 

+ 
+ 
+ 

Stale 01 New Jersey 
Revised 71112002 
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J 

Segment Width 

Total Floor Area, 

Item Width 

Card Code ID/Clm 

J 

Floor Area Computations 
Length Basement First Story Upper Stories 

~ 

PorcheslDecks, Garages, Carports, etc. 
Length Area Item Width 

Notes 

Structural Additions 

AccessolY Flat Additions 

Description Quality Grade Width Length 

I ) I 

Half Story 

Length Area 

Accessory and Farm Buildings 
Height Area Rate 

I I ) 

Building Sketch 

Quality Factor Cost Cost Conv RCH 

AccessolY and Farm Build/nos Total Depreciation 

J J J 

NetCond RCHLD 

State of New Jersey 
Revised 7/1/2002 
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N ...... 

-----w - -~ 1 ~-1 --1 --1 -~ - - 1 -"1 -- 1 -- '1 '-1 --- "' --1 --I -1 

CO"'UA(IH-INOUSlRlAl PflDPfRfY .((nIlO CA'" 
[ARO_ 0' _ CARDS 

IDIHIIII[A"ftH OAIA 

STA" (OHUOl OA fA 
Cud Codll' lS""C 
Sourcf' nl Infor" .. f iQn 1. O,.,u·t • Spout.. 1. ',,",nt 4 • .lOP"t S. Othf'r 30C 

6 • (stt.utl' 7 '" Rr-fu,,~t 

I"tf'flor Irl'l.pf'criDfl O. Nil 1. Y,," 

(lI' I II ...... rt ... r 
fnu"", .. ,,,,d Oy 

("u"'.'oI,lo" O .. tt' "onth/Y .. ., 

Appr.al,,,d 8, 

Appr .. "at D ••• "on''''/'I' .. .., 

Ih ... t".,d 0)' 

RII'''''''' Dlltf' Month/'t'r-.u 

P,.r,.. .. n.nl lllnd R~'.'i!" .. Cod. 

p,.r .. ,I"."t IIOIPIHvf'IIIf'"t ... ,,',," end. 

NUlllbl'-' n r Pr lnc 'poJl Ouildlrla, 

Cud Cod. 

Sol' ,,\ ,rlCI' 

S.lll" 0.,. "onth/Y,. .. ,. 

SALES VERifICATION OAlA 

SnUI'(1' 1. Duy",. 2. $('tl,t 1. R.T. '''1' 4. "9(,flt 

V.lItJtt)' D' "01 Volt Id l' V .. lId 

'rD" of S.d,. 1: Land 2. Outldtng 3. Land "nd 01llldtr,Q 

F' II 

34 

371 I 
4' 

44 L.I ..,....---"_l 
481 

5'~ IS 

'6 
57 •. 

liT 
30L.1 ______ ~~ __ --"_l 

40 , I I 
44 

4S 

46 

Sit( UtA 

land U'll!' Codl!' 

HI!' lohborhol'ld '~p,. • Ru,al l. (,o,.road, ]. Suburb, c.. Urban 

~ SUbdhd'llon 6. (om"'Ht"!d 1 • IndtJ!.trl ... l 

Road 'Y(1" O· NoPt' 1 * Din l. (j(jvrl '5. P",'rd 

tralflc 1. LIght l. ",dill"' 3. 1I,.Ivy 

YIII'IJ In"u~"(I' O. No"1' 1. o.t .. I",."I.I' 2. Enfl.lntlno 

10pooraph~ 1. l.",,,l 2. lOIJ 1. Higli 4. Roilino 

Cortar lot O. No = YII" 

All., AdJolntnv lot : No ,. y,., 

ea,k lot O. No ,. YH 

Str~t" lloht' O. No 1:- Yu 

Sldf'l,~n. O. No 1. Y~~ 

Undl'rIjlf'OIHtd Ut It It lei O. No 1. Yto, 

S .. w.r O. No".. ,. S.pt Ie • Prlv .. t. ]. Pub"c 

W.!Itlfr O. Non. 1. W." 2. ,.,tll~t. ]. Publ" 

Ofh,.! Utillth, 0 .. Hon, 1. G., 1. El4'ctrtdty ]. Gu and flut,tclly 

(.' •• ~n" O. Honl' 1. "Odl'rllt,. 2. (_'11'"""" 
Hf'Itjlhborhood (on'or.it, 1. Jnh-,tor 2. Typlc.l • Suprtior 

HrlQhborhood Irl'nd 1. Dl!'clintno 2. Sutl, 1. "provlno 

Proxl.tty to $~r",lcr' 1 '" Intrrtor :: typhl!tl ]. Supt'rior 

Cul-d .... .ICl o. Nfl 1. Vii" 

landscapino 1. Intulor 2. "'Dtcoll • Sup.r lor 

NOTU 

LAND OATA SU""A"Y 

4~ 

51 

5l 

51 

54 

55 
56 

57 

S6 

59 

60 ., 
6l 

63 

64 

65 

66 

671-
66 

I!!!...!...L... t ~ rrllnl f('('1 1. !:r.qll,l". f.-el 3. AO""4" 1,. 5it~ 

~Lf"'o, t:gtlU 1. O.-plh futor 2. '10"'''9'' 'Ulo" 1. '''''''01 
6 • lopog''''Pll,. '.Icto' 

Oulldt"Q No. aul Idlno V!llu~ 

(.lrd 

Codr Un" 1,0"U9" Df'pth 

28 30 It' 36 

S" t f" R,lI1 io 

O.dlot SloIndud AI' .... 

Setbad 

40 

of'pth (dr, I •• , If 

1,4 ,..H red 

A, ~ .. ~ , .. f' n t 

Unit 

Ylflur 

55 

'''etor 1,. 'rillna" r .. etor .30 or .60 S. Co,,, .. , lot 'ole tor 

1 
3D 

1. 
31 

[ 1f'",pl 

.1 
16 

i 
J9 

j 

" A 
Adju"rd 

Urdt V .. lur 
46 

fotll' land v~tu' 

API1(tJlI D.< 1,lon 

land Y.lur 
5l 

D.lt.. 5,11'" Pr\c, R"lo I Jr, Qylld,nQ LIOI' lot.l I UIVlI Is 0IlHIII"9 lind foUl 
I I 

Al' Pr'n,i,. .. , Bld,H. 

(.t pt lor Ac cr". 

Tnt .. ' 8\d9S , (_to An. 

'ot.I l.,.d V.lu. 

fotld ArHH. V .. I." 

---1 

i 
tb 

o ..., 

a 
~ 
[/) 
tb 
o 
c+ .... 
g 
o ..., 
g. 
() 

i ~ 
a i 
I!- H 

@ 

-1 

~ 
~ 't: 
!;i 
~ 
01 
c+ 
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tb 
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o a 
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J 

o.aer . 

Streit. A4d.re .. 

Card Cod. 

Bu11diftl Number 

Prnd_lnant. $Inll 1')'pe 

IXHIIltCIAL BUIUII,., IlITA 

PI'udlllllhl."l lie .. Type 1 .. Apt. 2 .. Com. ) .. l"dllD. 

Owcrall QuaIU .. ,. 1 .. low ) .. AVHn«n 5 .. IIlrJt 

Tf!&r Buill 
P'1'Itro UTI ON 

)E 
~~ 

Condition 1 .. Poor 2 .. Fair ) .. JIoraal l. .. Good 5 .. Excel. 

Effecti...., Ap In Teue 

lcqC - (Err. ~. Dop. _.~ Obs.r. I'h,.. Cond. ~J 

.. Phyaical Net. Condition 

OBOOLr.lCflIc& 
lcqC - (FIJn<. ObOOl. ~ + Econ. ObOOI. ~J 

.. Obeo1. Net. Con1iUon 

Phydcal Net. Cond. .~ x OblOl. Not. Cond.. ". 
.. Final H __ Concl1;:;:; - nr== 

@ Sl'RUCtUIW. SI!EIJ. _r-
C~ Code 2SL....-
Structural Shell Txp! todd 101 .. L\.. 'bod Fr.u 102 .. Hr!avy Tll1ber 

10) • HuoN')' Lold Jlearilla 104· Relnr. Con<. 10~. St •• l 106-

Fireproof Steel 107 .. Lt.. Steol wit.h Galvanized Steel Exterior 100 .. 

Lt.. Stool wlth Enameled St.eol or 4lua1nWII Kxttlrlor lCJl1 .. Lt. Bt.eol wiU1 

IflDulat.ed 91111dwich Panel Extl'lrlol" UO .. fl_. w1t.h Cone. nOOr 111-

8..t.. with tbHS noor U2 .. Dock IU." Founci.t.1on 12) .. to ... Quallty 

S.rriCtI &t..Uon 124 .. Below Aver.,. Oual1t.y Service 9t..t.lon 12~ .. 

Awrap Qualit.J Senter: 8t..Uon l26 .. Aban Anr~ Quallt,r Semcl'! 

5hUon U7. Oood ~al1ty ~mco &toUon 133· Low Qu.olUy l!poc1alty 

BWc. 134· Dol .. Aftro,. Qu.al.Ity 'peclaltJ Old«. l)~. AY.ro .. Qu.al.Ity 

JJpedal~y Bldl. 136· Abov, Avor". ~olUJ JJpec1altJ Olde. 1)7. Oood 

~ality SpodoUy BidS. l~~. Oardon Ap_to 

ShU Uapt!n!r Wlnt.z GOgO! 1 .. LuM ) .. ""'!I IlfI;O , .. 111", 

5.Il0l-. Ill. 
hal hI 112 

Card Code 

Card Code 

CoM Cod. 

30 31 )'1 3~ 

h8 

I ~61 

3e 

1561 

Itn."", 
Apt. 

F.ctor 

Pen.et.er 

28 I 

261 

28 1 

16~1 

Co.~ 

1[ ii:1f-~-I-~~+~~"""~+""~-+~~~-~~~~~ 
:;} :~;~. ~-l-~~f-~~~~+-"-~+~~~~~~~-l 
;;'; - t~f-~+-~~+-~~~~+~~-+~~~---~'---l 
i= - .'} ....... -+-~--+-~~----'--+--''---'--+-~~~~~-1 

"I,:::; ;;;I----t-~'"-j~-~~'__t_--'-_"_li_-~~~~_l 
_ c;;:;: '-" ".';'~:c-'-~--'-~-"-"""""'-"-p.-L._ ...... __ ....... ~ 

Struct.w'nl Shell nat'\!' Co'lt. I 

'-------------------------~-----' 

, J J J J J 

r.nr.RIOR IW.L rIM ISH 

21Lk-
F.xterlor Vall nnish Codea 1 .. 01"OOnd P1J'lOOCl or &qu.1v. 2 .. Wood 51-dine 

or P.qulv. , .. Cement. Block Ilr Equiv. 4 .. TUt,..up CanC1t't'lt.. Panola or 

l".qu1v. ~ .. Comaon Ur1ck on lIinde or !qulv. 6 .. PnCfI fldl"'k On Wood 

Shut.hlng or Equ1v. 7. F,ee Ul'lck on Dlock or Hquh. • ... CoIrnon Urick 

on Reinr. Cone. 01' £quiv. 9 .. Face OrIck on Iteinr. Cone. or Equh. 10 .. 

Prf'c'll Con. Paneh with ILxpoIO Awegat.e or !qu1vo 11 .. H.,,1Il ..:I Ola •• 

Curta1n Valle or F.qu1v. 12 .. Stone or Equ1v. 1) .. Lt ... tone or Equiv. 

11. - Harbl~ or rqutv. 15 .. Pol1ahed Granite or Wqul.,. 16 .. store Front 

!l!!!!!!:z E2!!!! 1· Low 3· Aver"," ~. Hill> 

Vn.11 Are, Rat.. 
WiD 

'Ilct.or CoISt. 

I II,.;:,,, 
r 

I 
T 

I 

I I 
~:t:?:;:~~nr1~#~:.}iW:~::~:i:~:~~ :i-~:r;:~:~~~:~1:::~i!~jt4:n~~:~:~a..=t T+--IT~_~~ ........ __ ~ 

RxterJ.or Wlill Total Cool rL.:;; .. TJ...JT~_'_ .... ~ .... __ _4 

m IIfmlIOR FIMISH ." .---
Card Codf' ~ L......-
Interior P1n1ab Cod.. 1 .. Apt.. - b,. Sue )00 e.~. I/X) lI.t. sao e.!. 

6IXJ s.t. 700 o.r. SC() ".t. 900 a.t. 1CXX> ~ • .r • ..s o'lOr 2 .. Apt.. UUUt,y 

Are. 3· Hotel or !!qui.. 4· s..u Ott. or 1qu1.. ~. Lorp Open 

OtNcP!I or EquiT. 6 .. Prot. Ott. or !qu1T. 7 .. eUnice 01" !quiT. 8 .. 

L .... 'e Rd •• U Stone or £quiv. 9 .. RetaU Store. or Equiv. 10 .. Bank" 

or Equlv. 11 .. Wflrehoul'lft 12 .. Light Mrg. Ar •• 1) .. Ifo8VY MrR. AreB 

Quallty ~ 1 .. Low 2 .. DoloN Avengo 3 .. Anragc ,. .. Above Average 

~ • Hill> 

GroBe Aparlaient. noor Area .. NWlber or Apart.ment. Unite 

• A .. r"o Sq. r.et per Apon.ent 3D IL-~~~~ 

1'Yne Ql. Floor Aru bt.. Co.t. 

1341 1)61 1371 I Itw:y}?<;(g<:"'<>:::i~" 
1~~~~~::?::i·:t~~~~.::~:~#,;~~w.;;~~m;:t~~;:~~:::~:;:;:~~~:::~:~~:}j:~~::':~)~"!~~1-T T 

! I I 

Int.N·lor Hnhh Total Co"', 
k---. ______________________________________ ___' 

J J J J J 

HlATllIO/OOOLOO 

M1di", Uae Type CodoP 1. Apt.. 2 .. CoGB. ) .. IndUlta 

H,.t.l.nIIcooUM Unit. 1YIM! CodeD l .. lIot. V"t.f!r 2 .. Forced Hot. Air ) .. 

Unit IIcllhrll It .. Crtntr,d COOll,\S S" PliokAfl,o Coollng 6 .. Cent.ral 

COOIbinod '/. Pock",' Cotoblnod 

,1"Uns(Cool1n& QUilltx Cod" 1· Low 3· Av"OIIo ~. lUll> r 
Doller Preemt. (or Type 1 Unit. o. No 1 .. TfOlI )0 L 

BuUd1n& UN t 
Use Code Code Ql. Floor Aru Rat.e Coet. 

1311 )2 1331 1341 
¥.:J"*" '. ::~...: :.,;-- m ·~~:@M~fu~-:JM~:~::~tN :;:~~:. 

1~3J 5 J~~I 1~61 
~1&~*l«~~~b;~?~1?}·H~t~rm~%fj~f;?!;if:~: ~: .......... :t·I-~~~~~~~__l 

H .. Un&!Coo:J.J.ns Bue Co.t. 

Type 1 BoHer AdJ_nt r.ctor 

HC!at.lnUCool.1.n& Prodoalnant Clu. Qu.a11t)" Factor 

HI!at..lng,fCool1ns Adjueted Corst I 

I!.all Ind. Ht. 

Mid. Int. Ht. 

LarS. Ind. Ht. 

Card Code 

Induot.rla1 Unit. lIeator .. 

Rat.o 

1641 I 
I~I I 
1741 I 

l1YlblM F1.nuro Quillt, Code. 1 .. Low J .. AVf"rl«o 5 .. H1~ 

Apt. 1'1 .. 

ec-. Fi.xa 

Ird. Pl.x. 

P1Ullb1nl Total Co ... 

fhllber Ql. Rat.tI 

I)~I I 
lui 1 
1471 I 

EU:CTRICAL IHSTALLATIQ!! 

Wflht. Interulity 1 .. Hl.nlJIIU/II. 2· Adequat.o J .. BrlP1at 

9u!lltx Codea 1 .. Low ) .. Averatto 5 .. High 

!m: Floor Arpa Ql. n.t.o 

Coot 

Coot 

Apt. c~~~~~~___jI~S56~II~--__l_~~~~~~ 
eo-. ~~~~~~~E.~64~.L~l~~~~~~~~ 
Ind.~ ",,6~:J......~~~~_.J.: 117_~L-111~ __ + ...... _ ...... __ ............... 
Ih·ct.rical Install flUon Total eoat 

SPRlIIKWI 5'I9J'lll 

Card Code 

Quality Codee 1 .. 1.0101 ) .. Averu;e 5" Hletl 

Floor Are_ Ql. Rah !.m! 
Apt. 
Coon. 

Ind. 

bal 1371 I -'-+--~~~~--l 
b~)8~1---.~1~4.~~dl-III~ __ ~~~--~~ 
M~L~_~~ __ ~~1:5~1~1~ _ ___l~~~ __ ~~ 

Sprlnkl<'l'" 5,at.NII Ba.1'! Co!lt. 

Glldnklr.." S:/tlteru Quolt t)' Vllet-ot' 
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;:,ample of Code Section 0'£ the Commercial and Industrial Property Record Card 
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THE THREE APPROACHES TO VALUE 

Introduction 

An appraisal is an estimate of value. An appraisal is the base for an assessment. Therefore, an 
assessment requires an estimate of value. There are three basic economic approaches to esti~ate the value of 
property: 

A. The Cost Approach - sometimes referred to as cost less depreciation or the summation approach 
because the value of land must be added to the value of the structure. 

B. The Sales Approach - sometimes referred to as sales comparison or the market approach. 

C. The Income Approach - sometimes referred to as the capitalization approach or the income 
capitalization approach. 

The cost approach, applicable to structures and other land improvements, is based on the premise that 
the cost new of a structure is the highest possible value. From this highest possible value is deducted 
depreciation composed of physical deterioration and obsolescence applicable to the subject structure. The cost 
new less depreciation results in an estimate or evidence of value. 

The sales approach, applicable to land and structures, is based on the premise that the sales price 
agreed upon between a willing buyer and willing seller for a specific property is an evidence of value. The 
size, quality and effective age of properties which have sold are compared to the characteristics of the subject 
property. Based on this comparison, the value of a subject property is estimated from the sale prices of 
comparable properties . 

The income approach, applicable only to income producing property such as commercial property and 
farms, is based on the premise that the net income (gross income less operating expenses) when capitalized by 
a rate commensurate with the risk, yields an evidence of the full value of the property. The income approach, 
described in detail in another section of the manual, is more difficult for the assessor/appraiser to use because 
the key information, gross income and operating expenses, is difficult to obtain. The fee appraiser obtains this 
information from his client before he starts his appraisal. The assessor/appraiser may find it difficult to 
obtain all the key information desired from property owners simply because the information may tend to 
i:lcrcase the property appraisal and assessment. Nevertheless, enough information can usually be obtained to 
make this approach important and useful to the assessor/appraiser. Furthermore, if a property owner should 
appeal an assessment, the desired information can be obtained by request or subpoena prior to adjudication of 
the appeal. A knowledge of the income approach is thus most important to the assessor/appraiser. 

The Correlation of the Three Approaches 

It is necessary for the assessor to compare the three indications of value derived by the three 
approaches outlined previously. It could be that the three estimates might be reasonably close together, but it 
could also be that one or two of the estimates or all three of them may be widely different. In this event, it 
would be necessary to review the three calculations and also the data used in the three calculations and to 
consider in detail the sources from which the data was obtained. By this process it is possible to review and 
correlate the three estimates of value in order to arrive at a conclusion . 

Applicability of the Three Approaches to Value 

As indicated in the introduction, all approaches are not applicable to all types and classes of property. 
However, all approaches, if applicable, are useful in arriving at a final estimate of value. 

For the assessor/appraiser, the cost approach will be used as a starting point for all structures. 
However, the important element of loss in value due to deterioration and obsolescence can be best measured 
by use of the sales or income approaches. The sales approach also will be used for estimating the value of 
residential and industrial land. The income approach also will be used for estimating the value of rural and 
commercial land. Therefore, the Manual, although containing many more pages pertaining to the cost 
approach, can only be used intelligently if all approaches to value are involved. 

The following chart illustrates the applicability of the three approaches to value to 
various types and classes of property: 
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APPLI<~ABILITY OF APPROACHES TO VALUE 

Cost or Sales or 
"""'I 

Summation Approach Market AEEroach Income A~~roach 

TYPE OF (Replacement Cost (Comparison With (Capitalization of 
PROPERTY Less De~reciation) Sales or Market) Net Income) -

LAND 

residential NO YES NO 
seldom rented 

commercial NO ·Doubtful too few YES 
sales 

industrial NO ·Doubtful too few ·Doubtful-seldom -sales rented 
rural NO NO YES 

BUILDINGS -
residential YES YES NO 

seldom rented 
commercial YES YES YES -industrial YES ·Doubtful too few ·Doubtful-seldom 

sales rented 
rural YES YES NO 

* Comparable sales and/or rentals for this type of property usually can be obtained from 
other areas if not available in the subject municipality. 

-

-
-
-
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INTRODUCTION TO LAND VALUATION 

The appraisal of real property for assessment purposes is separated into the appraisal of land itself and 
the improvements, if any, added to the land The improvements will deteriorate but the land, except for the 
depletion by erosion or physical removal, is a permanent asset. 

The appraisal of land involves the analysis of each parcel for its ability to produce profitably or perform 
services for the owner. This is accomplished by judging the use which, in the opinion of the appraiser, will 
produce the greatest future benefits to the owner of the land. 

In this analysis of land, the appraiser should understand the application and effect of the various 
elements which tend to establish the value. Some items, having little or no influence on the value of land if 
used for one purpose, will be of vital importance for land utilized for another purpose. The items or factors to 
be considered include the following: 

1. Supply and demand - the supply of and demand for land will regulate the value of land for all 
uses. 

2 •. 

3. 

4. 

5. 

6. 

7. 

8. 

9. 

10. 

Highest and best use - an opinion of the land use which will produce the greatest future benefits 
must !)e formed for all types of land. The highest value will be placed on land capable of being 
used in a profitable manner as regulated by the supply and demand. 

The utility of land will vary from time to time. For example, the demand for housing may 
require the development of good farm land into lots or parcels for residential use; the 
development of land for residential purposes may, in turn, create a demand for commercial and 
industrial uses for more farm land. Conversely, a lessening in the demand for the higher uses of 
land will tend to cause the values to revert to a lower level. 

Frontage - the location of land on a street or highway is desirable for uses such as residential or 
commercial sites but frontage on a highway is of less importance for use as farm or industrial 
land. 

Depth - farm land and industrial sites require greater depths than residential and commercial 
sites. 

Shape - the shape of small residential and commercial sites is more important than for farm and 
industrial tracts which require larger areas. 

Size - the importance of size of land parcels varies for different uses. Economic farm si~e has 
increased with the mechanization of farming methods. The demand for large residential sites 
decreases as the economic capability of the potential buyer decreases. 

Topography - the effect of topography depends upon the uses. Extreme variations in topography 
within a small area tend to limit the land use more than minor variations in elevation. 

Soil Type - the type of soil is of vital importance for farm use. Commercial and industrial uses 
ofter require certain subsoil qUalities for heavy foundations but residential land requires only the 
ability to support the structure and produce a lawn. 

Productivity and capability of soil - the productivity and capability of soil to produce crops and 
support livestock is important to farm valuation. 

Location - the location of land is of importance for all uses but to varying degrees. For instance, 
farm land does not require the same degree of accessability as commercial or residential land 
and a corner location is of much more importance for commercial use than for industrial USe • 
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PROCEDURE FOR RURAL LAND APPRAISAL 

The procedures used in the appraisal of rural lands and their improvements are the same as those lLSed in 
. appraising any other type of property. Consideration must be given to n> the productive and earning capacity, 

if any, past, present and prospective, (2) value of the land and the depreciated value (physical, functional and 
economic) of the improvements, if any, (3) the market value by comparison, (4) all other matters that may 
affect the value of the property. 

Primary emphasis is placed on the earning capacity of the land, but special consideration must be given 
to market demand for tracts of accessible rural property possessing varying physical and economic 
characteristics peculiar only to the individual tracts, irrespective of their ownership. 

With this measure of productivity and the resultant equity of assessment, with consistency, uniformity 
and equality as a main objective, it is apparent that the primary steps to be taken must include the 
identification and classification of the rural tracts to be assessed and the interpretation of these 
classifications into terms of dollar value. -

While the land capability and productivity are main factors, other considerations such as the location of 
the property, types of roads, social and educational facilities, as well as the proximity of residential or 
indlLStrial and suburban developments influence the value of a particular tract. 

It is most evident that, for purposes of rural land appraisal, it will be necessary to obtain basic data 
which should include information concerning the productivity and distribution of soils for the purpose for which 
the land is or could be lLSed, the locational and other amenities possessed by the land, the hazards connected 
with the operational processes as well as information indicating the way in which the local market evaluates 
these factors. 

Land capability classifications have been determined on the basis of careful examinations of the land by 
the Soil Conservation Service and other agricultural and private agencies. They also determine the slope, the 
erosion, the overflow hazards, the wetness of the land and other significant characteristics as well as the 
present use of the land. These facts are recorded on aerial photographs which are useful to the assessor in 
determining land classi fications. 

Soil Conservation Service Land Capability Classes 

The land capability classes range from the best and most easily farmed lsnd to land that has no value 
for cultivstion, grazing, or forestry but may be suitable for wildlife, recreation, or watershed protection. 

There are eight classes of land which fall into two broad groups. Lands which are suitable for 
cultivation are included in classes I to IV, and lands not suitable for cultivation are included in classes V to VIII 
inclusive. 
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Oblique Photo Showing Typical Example of Land Capability Classes 
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The classes are defined by the Soil Conservation Service as follows: 

Class I - Very good land that is easy to work and can be cultivated safely with ordinary good farming 
methods. Soils are deep and productive. The land is nearly level and there is little or no erosion. 

Class II - Good land that can be cultivated safely with easily applied practices. Soils are deep and 
productive but need liming and fertilizing. Gentle slopes need contouring. Botton land needs improved 
drainage. 

Class III - Moderately good land; can be cultivated safely with intensive treatments. Soils are good; 
slopes are from 4 to 14 percent. It has moderate to severe erosion and washes easily. It needs contour strip 
cropping, a rotation with more than one clean tilled crop every 5 years, cover crops, and soil-building 
practices. 

Class IV - Fairly good land that can be cultivated only occasionally. Slopes are from 12 to 18 percent 
and erosion is moderate to severe. It is best suited to pasture or hay, and if cultivated, should be contour 
cropped and protected with diversion terraces. 

Class V - Land is suited for grazing or forestry with slight or no limitations. It is nearly level and 
usually there is little or no erosion. It is wet or stony or otherwise unsuited for cultivation. It needs only 
management to remain productive for grass or trees. 

Class VI - Land not suited for cultivation but should make good pasture with careful management and 
improvement through reseeding and fertilizing. It is also suited for trees. It washes easily and has steep slopes 
that range from 18 to 20 percent. 

Class VII - Land not suited for cultivation but suited for grass or trees with very careful management. 
It has shallow soil and steep slopes that range from 26 to 60 percent. 

Class VIII - Land not suited for cultivation, grazing or forestry, but is suited for wildlife or recreation or 
for watershed protection. It is usually very steep, rough, stony, sandy, wet or severly eroded. 

The eight land classifications are general classes. The appraiser may find that subclasses will have to 
be developed to properly classify the rural land in his jurisdiction. The soil surveyor and farm planner of the 
local soil conservation district can assist the appraiser in developing sub-class definitions and in pointing out 
examples of such classes in the assessment jurisdiction. 
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Interpretation of Land Capability Maps for Assessment Purposes 

Land capability photo maps as prepared by the Soil Conservation Service for cooperati~g ~a.rm operators 
may be obtained by the assessing officials as an aid in the classification of rural lands from mdlVldual farmers 
or from the local soil conservation district supervisor. 

Land Capability Map 

Figure A 
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This land capability photo map shows each of the eight classes by a distinctive color and by numerals 
indicating the classification, degree of erosion and slope, The: photo map also shows the land areas suitable for 
cultivation and those that are not suitable. As present land use is also shown, the map reveals the areas now in 
cultivation that are not suitable and areas now in grass or trees that are suitable for cultivation. 

The grouping of lands with different soils and relating physical characteristics under eight classes makes 
the maps easy to understand and use. Detailed physical land information used in determining the classes is 
retained on the maps by symbols. This detailed information is valuable for the appraiser in determining 
differences in land classifications and in answering questions by property owners regarding the basis of such 
classification. 
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The land classes thus group together the areas of similar productive capability or capacity so that a 
uniform "base value" may be assigned to these areas. This "base value" assigned to all areas of similar 
productive capacity is then modified or adjusted for any given tract to account for differences in value due to 
variations in factors such as location, roads, timber, minerals, etc. 

The number of acres of each land class on a specific tract can be obtained from the land capability map 
by measuring the areas labeled for each class with a plastic grid or planimeter. The planimeter is a 
mechanical device for measuring the areas of plane surfaces. It is readily adaptable to measuring the irregular 
outlined areas on the land capability map. 

Plastic Grid for Measuring Areas on Aerial Photographs 

I 1 1 l, l '! ~ ~ ~ 1400 1000 500 
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Compensating Polar Planimeter 

The recording of the number of acres in each land class for a specific farm tract on the property record 
card is described in the essential records section. 
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Other Rural Land Classifications 

The Soil Conservation Service land capability classification is recommended as the best classification 
for assessment purposes. All counties in the State with farm lands are in soil conservation districts which 
produce the land capability maps. However, since not all counties have complete land capability maps of the 
entire county, it is necessary to use the available land capability maps of individual farms as key farms and to 
classify unmapped farm land by comparison. 

Two other rural land classification systems can be used. One alternate system is the land classifications 
developed by the United States Department of Agriculture and the New Jersey Agriculture Experiment Station 
in the form of soil survey maps. These soil survey maps were made 50 to 60 years ago and published at a scale 
of 1 inch equals 1 mile. They can be used only as a general guide. Another alternate system is general land use 
classifications which can be developed locally in each assessment jurisdiction. 

General"ruralland use classifications with corresponding land capability classifications, are as follows: 

Class 

C-l 

C-2 

C-3 

C-4 

P-l 

P-2 

W-l 

W-2 

Description 

Cultivatable Land 

Best cultivatable land; 1% slope, no 
erosion 

Good cultivatable land, up to 4% slope, 
slight erosion 

Fair cultivatable land; up to 14% slope, 
moderate erosion 

Poor cultivatable land; up to 18% slope, 
moderately severe erosion 

Pasture or Grazing Land 

Wet or stony land; little slope, little 
erosion, fair pasture or forest land 

Good permanent pasture land; steep 
slopes, up to 20%, erosion severe if 
cultivated 

Woodland or Waste Land 

Fair permanent pasture or woodland, 
shallow SOil, steep slopes up to 60%, 
severe erosion possible if not care­
fully managed 

Waste land not suitable for cultivation, 
pasture or forestry. Usually very steep, 
rough, stony, sandy, wet or severly 
eroded land 
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PROCEDURES ACCEPTABLE FOR RURAL LAND APPRAISAL 

. Certain basic steps should be followed in making equitable appraisals of farm lands to assure continuity 
of actton and to reflect the conditions encountered in the process of evaluation. 

The following represents the steps to be taken in the assembling of basic data pertinent to the appraisal: 

1. Prepare adequate maps for the areas and tracts to be appraised. 

2. 

3. 

4. 

Classify the land by soil type distribution, capability of use, or a combination of these methods to 
reflect the variations in values caused by physical features. 

Make a market value study of the area by compiling and analyzing data relative to the sales of 
farm lands in the area. (Sales data covering a reasonable period not to exceed 5 years prior to 
the appraisal date.) 

Make a study of the earning capacity of the area by compiling and analyzing long term 
production records (5 to 11) year period), prices received from sale of crops, costs of production, 
and rate of capitalization. Establish base values from this study. By using a sliding weighted 
average the most weight is given to the immediate preceding years. 

5. Calculate the values of individual parcels by (a) applying the appropriate base value to each kind 
of soil and land use, (b) adjusting the base values as necesary to reflect the effects of benefits or 
hazards peculiar to the parcels. 

6. Record the information on property record cards designed for the purposes of developing and 
maintaining an inventory of individual parcel values within a given area. 

7. Determine special influences to individual tract values. 

8. Value buildings by replacement cost - depreciated method. Add to land values to obtain total 
value of rural parcel. 

The appraiser should gather information on: 

(1) The land class which is most nearly average for the assessment jurisdiction. 

(2) The relative productivity of other land classes in the assessment jurisdiction including those 
poorer than, and those better than the average for the assessment jurisdiction. 

(3) The influences on base land values arising out of distance from roads, trading center, schools, 
type of roads and other factors. 

The acreage values of various land classes for which soil conservation service maps have not been 
made or on the basis of recent soil maps, if available. 

The appraiser reviews the above data and establiShes his opinion of the base values of the various land 
classes in a typical location for the land class. Base values should reflect the average income producing 
capability for capacity of bare land without the influence of buildings and location factors. It is suggested that 
the typical location might be on a concrete or black-top road, five miles from a local trading center. 

Establishment of Base Unit Values 

Following is a summary procedure for establishing the base value of the average land class and other 
land classifications. 

i\SSume the average value is $300 per acre for the average acre in the assessment jurisdiction and that 
the land classification which is determined to be nearest capable of producing the average production in the 
county is Class III land. This then becomes the base value of the average land class. For example: 

Class I 
Class n 
Class III ••••••••••• $300 per acre 
Class IV 
Class V 
Class VI 
Class Vll 
Class VlII 

Proportion this base value to the other land classes, up and down, based on the relative long range 
productivity of each of the eight land classes. This gives base values for each of the eight land classes. 
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Class 
Class 
Class 
Class 
Class 
Class 
Class 
Class 

I 
n 
III 
IV 
V 
VI 
vn 
vm 

Appraisers Opinion 
of Rela ti ve producti:i ty 

190% 
140 
100 

50 
30 
30 
20 
10 

Base Value of 
A verage Class 

$300 

Proportionate 
Base Value of 
Other Classes 

$570 
420 
300 
150 

90 
90 
60 
30 

While farm sales are sometimes not numerous enough to provide a complete picture of the fair cash 
values for different classes of land, the records of bona fide transfers are given proper consideration in 
establishing such values. It is of great assistWlce to the assessing official to enter data of individual sales on 
maps which show land capability classifications for the parcels. 

In assessment jurisdictions which do not have complete farm coverage of land capability maps, 
-systematic methods of rural land valuation t5ing the Soil Conservation Service land capability classification 
alone need not be postponed pending completion of all such mapping. 

The soil survey classifications and maps and the land capability maps completed to date, together with 
records of sales, can be used to estimate base land values and the relative values of other farm tracts. 

Adjustment of Individual Base Land Values due to Special Conditions 

Following are suggested guides for adjusting the base land value to allow for differences in type of road, 
location and other factors. These rules should be reviewed and adjusted to meet local conditions. IN NO 
EVENT SHOULD THE FACTORS SUGGESTED BE USED UNTIL IT HAS BEEN PROVEN THAT THEY APPLY 
IN THE LOCALITY BEING APPRAISED. 

(1) Type of road on which tract is located - The adjustments for type of road on which a tract of 
land is located are expressed in percent of base value, for example: 

(2) 

(a) For concrete or black-top road, make no addition or reduction. 
(b) For other all-weather road, such as gravel, subtract 5% of base value. 
(c) For dirt road, subtract 10% of base value. 
(d) For no road outlet, subtract 20% of base value. 

Location - The adjustments for location are based on a review of studies made in various sections 
of the United States on the effect that the location factors have upon the value of rural lands. 
The adjustments for distance from farm to a trading center are expressed in percent of base 
value, for example: 

Percent Change from Base Values 
For Distance to 

Distance in miles Trading center 

o to 1 
1 to 5 
5 to 9 
Over 9 

+ 10% 
o 
3% 
5% 

The distance of unimproved tracts (land without buildings) from the closest trading center is measured 
_ from the corner of the tract nearest the road and trading center. 

-

-
-

On improved tracts which have buildings, the distance is measured from the building site to the nearest 
trading center. 

The term trading center refers to the town nearest the tract where the trading is generally done and 
where such facilities as stores, banksand post offices are usually available. 

(3) Minerals and merchantable timber - Value of mineral rights or merchantable timber are added to 
the value of the surface land. 
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Market Value Study 

(a) Compilation of Sales Data 

It is important that a perpetual record of rural land sales be maintained by the assessor. It is this 
information that enables him to watch the trends of market values and the importance placed on certain areas 
of his jurisdiction by the market demand 

Since farm sales per year are seldom numerous enough in a given area to actually establish a stable 
basis for determining the market value of the land, it is necessary that sales for a period of not exceeding five 
years be compiled, qualified concerning their bona fide status and analyzed to determine their usefulness in a 
reconciliation of market demand against the actual earning capacity of the land derived through capitalization 
of income. 

A sales record card may be designed for use in keeping a sales record file as illustrated. Through the 
use of the information accumulated in this file, the assessor will be able to keep a current record of the 
market trends throughout his assessment districts. 

The prices shown on the sales record cards represent the total price per acre for both land and buildings. 
Since the prime concern at this point is for the value of the land only, it will be necessary to ascertain the 
percentage of the total to deduct for building values in order to obtain an indication of the value of the land 
alone. 

(b) Adjusting sale to Reflect Land and Building Component Values 

Research will reflect that there tends to be a pattern or ratio of building value to land in total sales 
price per acre. 

To determine the local percentage allowable for building values on local sales, it is advisable to make an 
appraisal of the buildings by the replacement cost-depreciated method on a number of farms which have 
recently sold. Computing the average percentage of appraised building values to the known total sales prices 
will indicate the relative importance between land and building values. This figure will serve as a guide for an 
allowable deduction necessary to obtain land value alone. 

The following form may be used to record real estate transfers. 

ASSESSOR I S COpy 

RURAL REAL ESTATE TRANSFER 
SR-l A # _______ _ Municipality 

Date, ______ ---'Book, ______ Page, ______ Type of Transfer __________ _ 
Grantor Improved, _____________ ___ 
Grantee Unimproved, _________________ ___ 
Legal Description~ __________________________________ _ 

__________________________________ ~Acres _________________ __ 

Land Class 

Estimated Land Value 
Improvements (depreciated) 

Unit Price Total 

t __________ --.:Av" p/Ac " _______ _ 

Tota 1 Land & Bui 1 dings $, _____________ --.:Av" p/ Ac " ______________ _ 
Sales Price. _____________________________________ ~Assessed Value, _____________________ __ 

Verified Sales Price Sales/Assessment Ratio ___________ __ 
(use back of card for comments on transfer) 
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FARMLAND ASSESSMENT UNDER THE FARMLAND ASSESSMENT ACT OF 1964 

(CHAPTER 48, LAWS OF 1964) 

Statutory Limitation 

The Farmland Assessment Act authorizes and mandates assessment of qualified farmland on the basis of 
~ its productivity value in agriculture or horticulture rather than on the basis of its market value. 

Productivity Value 

- Assessment of farmland on the basis of its productivity value presents a number of difficulties. The 

-
principal difficulties arise for two important reasons: 

1. Exact measures of the innate productivity of the 215 soil types in New Jersey are not available 
although there is a scientific base for making reasonable estimates of productivity. 

2. The productivity of farmland varies with its particular use. 

_ A method of overcoming the principal difficulties lies in combining the scientific knowledge available 
on the characteristics of New Jersey soils and their economic potential according" to the current uses in 
agriculture. The procedure is simplified by grouping the 215 soil types into five rated soil groups and four of 
the most common uses of land by farmers. Net income from the land is capitalized and allocated on the basis 

_ of the above rated "capabilities. 

-
-
-
-
-
-
-
-
-

-
-

Agricultural Soil Grouping 

New Jersey is fortunate in having a complete set of maps and a description of all of its soils. To aid in 
the assessing process, the agricultural soils have been categorized.!l into fi ve ~/ groups: 

Group A - Very productive farmland, suitable for permanent cultivation. With proper management, 
yields tend to be high. Usually the most desirable soil in the area. 

Group B - Good farmland, suitable for permanent cultivation. Yields are generally fairly high. 

Group C - Fair farmland, suitable for permanent cultivation. Yields tend to be lower than those in 
Groups A and B. The limiting factors are usually shallowness, droughtiness, or excessive 
moisture. 

Group D - Rather poor farmland, usually wet, stony, droughty, or otherwise unsuitable for permanent 
cultivation. 

Group E - Land unsuitable for t.illage, usually because of excessive water, shallowness, stoniness, or 
droughtness. 

In arriving at a realistic classification (placing each soil into one of five groups), the following factors 
were primarily used: General suitability of the soil for farming, mechanical composition, depth of the soil, 
drainage, stoniness, and other related properties. This grouping, however, does not take into consideration 
availability of water, topography, soil erosion, and the degree of slope. 

.!I Productive Capability of New Jersey Soils; Dr. J.C.F. Tedrow, Department of Soils and Crops, Rutgers - The 
State University. A Soils Guide for Use in Connection with the Valuation, Assessment and Taxation of Land 
Under the "Farmland Assessment Act of 1964" Chapter 48, Laws of 1964. 
(N.J.S.A. 54:4-23.1 et. seq.) 

Y There is a sixth group, Group F, which is land of no agricultural value, consisting of rock outcrop, rough 
stony land, coastal beaches and clay pits. Such land is not deemed eligible for assessment under the Farmland 
Assessment Act of 1964. 
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Land Use Classes 

Land use on the typical New Jersey farm differs for various reasons but the primary uses of land can be 
combined into four distinct classes: cropland harvested, cropland pastured, permanent pasture, and 
woodland. These classes are described below: 

1. Cropland Harvested This is the heart of the farm and represents the highest use of land in 
agricUlture. All land from which a crop was harvested in the current year falls into this category. 

2. Cropland Pastured This land can be and sometimes is used for cropland. However, because of the 
organization of certain types of farming, it is often found in pasture from which the maximum 
potential income may not be realized in any particular year. All cropland pastured f>ills into thi3 
category. 

3. Permanent Pasture This land is not cropped because its economic potential is greatp.r in pasture. 
It is :neadow land, the rough and stony land, the land with a high degree of slope. It is usually 
unimproved land which farmers have found to be nonproductive except for pasturi:lg and haying. 

4. Woodland This is land producing trees. Woodlands are found on all soil groups, however, Ii large 
portion of this land is not suitable for other agricultural uses due to slope, drainage, c;oil ty;>e, or 
rough rocky topography and its best agricultural lL'3e is to remain as trees. 

Wetlands Those lands as determined by Regulations adopted by the Department of Environmentll 
Protection. 

Deriving Ranges of Value for Farmland 

See the latest annual report of The State Farmland Evaluation Advisory Com:nittee for the Inethod usej 
in detarmining the ranges of value for farmland in each county. These reports are published on October 
1. 
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PROCEDURE FOR URBAN LAND APPRAISAL 

The appraisal of land involves the estimation of· its economic productivity which is measure? by.its 
demand in the market place. The demand for urban land is made up of various uses such as resIdentIal, 
commercial and industrial sites. 

The methods of estimating land values are limited to the market approach and the income approach 
since land does not lend itself to the replacement cost approach. 

Gathering and Analyzing Sales Data 

Sales are gathered, verified and analyzed according to the use of the land. The unit land value for a 
standard unit of measurement is determined for each land sale. This unit may be the front foot, square foot or 
acre depending on the type of use. The front foot unit of measurement is generally used for residential and 
commercial parcels while the square foot and acre are used when appraising industrial land. 

Summary Procedure and Steps for Urban Land Appraisal 

The following procedure and guides are suggested to aid the appraiser in establishing and maintaining 
sound and equitable appraisals of urban lots and parcels used for residential, commercial and industrial 

. purposes. 

The main steps for appraising urban lots and parcels are summarized as follows: 

L Classifying urban lots and parcels according to use. (see zoning ordinance,if in force) 

2. Gathering and recording market data, income data and other important information. 

3. Reconciling the market data, income data and other pertinent information and establishing 
tentative unit land values. 

4. 

5. 

Reviewing and correlating unit land values for various land use classes in each urban community 
or district. 

Establishing the final unit fror.t foot values, unit acreage values and unit square foot values, 
where applicable. 

6. Determining indivi<:hlsl lot and parcel values through application of unit foot values adjusted for 
depth, corner influence, shape and size of lots and parce1s,and other factors. 

Tax and Unit Land Value Maps 

Tax and unit land value maps for the city or each district within the city are essential for sound land 
assessment. 

The urban tax maps show the location and size of every lot and parcel of property, with section, block 
and lot numbers for the respective parcels. These tax maps are used for recording the descriptions, sales and 
other supporting information which are useful for appraising individual urban lots and parcels. 

The unit land value maps give the unit front foot, square foot or acre values of all lots and parcels on 
each street in all blocks and sections in each urban area. The unit of front foot means a piece of land one foot 
wide fronting on the street and extending back to the standard depth adopted for specific land use classes in 
the community. 

. :Urban lots and parcels are classified primarily according to use and then according to topography and 
public Improvements, such as street, water and sewer services. The use classification is generally according to 
residential, apartment, commercial, and light and heavy industrial sections. 

Gathering Land Value Information 

The appraiser must rely on all available sources of information in order to establish his opinion of sound 
land values throughout the community or district. In so doing, he solicits information from members of the 
community who are familiar with the market for the various uses of land and who have a practical opinion of 
the trend in land use and its value. 

The information solicited will include the following: 

a. market data from records of recent sales, offers, asking prices and information pertaining to land 
values. 
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b. data information on future development and land uses particularly in new or dormant subdivisions 
or commercial districts. 

c. rental data for use in estimating land values by the land residual process of income capitali­
zation. 

d. information regarding neighborhood and location conditions as they affect values and economic 
stability of real property in such areas. 

e. opinions of unit land values. 

This information obtained from realtors, developers, contractors, bankers and appraisers together with 
sales data obtained from land conveyance records is entered on the tax maps together with other factual data 
for' parcels in the urban areas of the assessment jurisdiction. 

Establishing Residual Land Values by Capitalization of Rents 

The procedures for estimating commercial land values are basically the same as those followed for 
residential land. Sales of vacant land are used whenever possible. However, it is usually necessary to sup­
plement these sales with other guides to values since there is seldom an adequate number of vacant land sales 
in the Commercial Area. The land residual technique of income capitalization, which is explained in the 
"Income Approach" section, is utilized in such instances. 

In using this method of estimating unit land values it is important that the improvement 
represents the highest and best use of the land. This means that the improvement and its gross 
rents should be typical for the area. That is, the improvement should have no element of major 
depreciation or obsolescence that cannot be measured with a reasonable degree of accuracy. If 
none of the improvements in the area fit this requirement, it is possible to estimate the re­
placement cost and the type income of an improvement typical of the area from data gathered 
previously in other areas or by analyzing available data of existing improvements and projecting 
the rentals. 

The following example outlines the essential steps of the land residual technique. 

Assume that a 25' x 100' lot in an outlying business district is improved with a new, one-story building 
which is considered to be the highest and best use for this parcel of land. The replacement cost, new, of the 
building has been established as $50,000. The effective gross income of $12,500 is obtained from comparable 
rents in the area. The operating expenses including the management fee, repairs and maintenance, and reserve 
for replacement are $1,475 and the fixed charges are $750. (insurance) 

Gross Income 
Less: Operating expenses and fixed charges 
Net income (land and buildings) 

Less: Income Attributable to Building 
$50,000 (replacement cost @ 14.5%) 

(over-all rate = 8.5% Return + 2.5% 
Depreciation + 3.5% for Taxes) 
Income Attributable to Land 

Land Income $3,025 Capitalized @ 12% = 
Land Value (8.5% Return + 3.5% Taxes) 

Building Value (from physical appraisal) 

Total Value of Land &. Improvements 

Land Val'!"! $25,208 + 25' frontage = 
$1,008 a front foot 

Recording of Estimates of Land Value 

$12,500 
2,225 

S10,275 

7,250 

3,025 

25,208 

50,000 

$75,208 

These facts and estimates of value are analyzed, compared and adjusted for differences in location, 
zoning, topography, use, type of utilities and public improvement available,and any other factors affecting the 
use of the land. 

Any restrictions in the use of the land by zoning or other limitations will tend to reduce the supply of 
land for a particular use. The levels of land value depend on the supply of and demand for land. Zoning may 
restrict the supply of land but it does not create or' guarantee the demand for the use of such land. This 
situation is often present where more land than necessary has been zoned for industrial or commercial use. 
Such zoning may not be justified by prospective demand and may result in an oversupply of land for the 
particular use. 
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Land zoned for a higher use than the demand reflects the market shoul? be val~ed at a level such, in the 
opinion of the appraiser reflects its highest and best we regardless of the zomng reqUlrements. 

The presence or lack of city furnished water and sewer mains, paved streets, curbs, sidewalks, utilities, 
etc., will be reflected in land values as they are recorded on the land value maps. 

The units of measurements usually followed are: 

a. For platted residential and commercial property - per front foot. 

b • For industrial property - per square foot (per front foot or per acre units may also be used). 

c. For unsubdivided areas - per acre or per square foot. 

The recording of the front foot values of ea~h street .in each block o~ 59ua:''': is made on th~ tax maps. 
These include front foot values for all frontage WhICh contain or may contam mdivIduallots frontmg on each 
street. In the treatment of the majority of blocks, values are placed on all sides of the block, although some of 
the narrower blocks may not be so subdivided for use. 

The front foot values recorded reflect the values for the street frontage with a standard depth of the 
lots. If the front foot value of lots on one side of a street is higher than the lots on the other side, separate 
values are shown for each side. Similarly, if one end of the block is more valuable than the other end, separate 
values are entered for each part of the block. 

Where unit front foot land value indicators vary sharply within a short distance, the lots between the 
market value changes are graded gradually between the extreme. This procedure tends to reduce large values 
as entered for each part of the block. 

A small diamond (400 ¢ 300) shows the exact 
location of the change. To further identify the point 
of value change, a street address or building name is 
indicated under the diamond. 

The unit front foot values are written in the 
street space of the tax map. Each value figure in the 
street space is applicable to both sides of the street 
from intersection to intersection unless otherwise 
marked. 

Where the values on each side of the street 
differ, the separate figures are written on the street­
lot lines, or, if necessary, indicated by arrows pointing 
to the specific lots. 

($ 3.00/ SQ. FT.) 

700 

600 

400 

.G\ 
600 
800 

\: V 
400 

<> - 140 STATE ST. 

30C 

600 

200 ($ IS,OOO/ACRE) 

Where the corner value is higher than the inside lot value - the corner lot value is designated in the 
circle. 

All designated land values are considered the front foot values unless otherwise indicated. The value 
per acre (ac.) or per square foot (sq. ft.) is entered in parentheses inside the lot or parcel lines. 

Reviewing. Correlating and Establishing Unit Land Values 

The preliminary land values are set up on the basis of the above data and the opinions of the appraiser. 

These opinions of value and the independent information gathered by the appraiser from cooperating 
public and private agencies are brought together on the tax maps and the combined data are reviewed by the 
appraiser. 

Such review and correlation of the land value information insures a uniform relationship according to 
value. In those cases where the appraising staff deem any changes necessary, a record is made on the tax maps 
showing the adjusted values. The application of such land valuation procedure furnishes the appraiser with the 
required data and expert opinions for use in establishing equitable land value. 

Following approval by the appraiser of the correlated !and values in the different districts or sections in 
the assessment jurisdiction, the unit land values are entered on unit land value maps for use in calculating the 
land values of the individual parcels. 

Application of the Standard Unit Land Values 

The appraised value of lots and parcels is calculated on a unit basis. Such units depend on the type and 
use of the land. For example, the standard of a unit front foot is used for urban residential and commercial 
lots. For industrial lands, the standard unit is the acre, the square foot, or occasionally the unit front foot. 
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The lot depth may vary between different use areas such as residential and apartment or commercial 
~nd industrial land uses. Variations from the standard depths are accounted for by the depth factors as shown 
m the "Depth Factor Tables". Each of the depth factor tables is based on specified standard depths for resi­
dential or commercial land uses. 

The standard or base Wlit land values are the values per Wlit front foot (standard depth) or per square 
foot or. per acre. To the Wlit front foot values are applied the depth factors shown on the applicable depth 
~ables m order .to obtain actual front foot values for specified lot depths. The full values of each lot or parcel 
IS computed WIth the use of such standard unit value and adjusted for depth, corner and other influencing 
factors. 

For .example, to determine the value of a regular rectangular lot, 'the Wlit front foot value is multiplied 
by the street frontage. In a residential section with a standard lot depth of 100 feet, a rectangular lot has a 
width of 50 feet and has the normal depth of 100 feet. The unit front foot value of such lot is determined to be 
$100. The value of this lot is obtained by multiplying the frontage of 50 feet by the unit front foot value of 
$100 or a total land value of $5,000. A lot depth greater than normal increases the land value, while a lot with 
less depth than normal reduces lot value. 

Uniform rules and procedure for calculating the values of lots of different shape, size and use are 
described on the following pages. These describe the factor variations for different uses, depths and shapes of 
lots and for corner influence, together with examples for the application of such factors to lots of different 
shapes and sizes. 

Procedure for Entering Site Data on Property Record Card in the Field 

As previously described, each block record folder contains a map of the block showing individual parcels 
with lot index numbers, property lines and dimensions of all lots and parcels in the block. Separate property 
cards for each of the lots are also placed in each block folder. 

To identify each parcel in the field operation, a check is made of the location of the parcels on the 
block map and a similar check of the street number on the building with the property address on the property 
record card. After the parcel is definitely located, the description pertaining to the land should be entered in 
the spaces provided for the "SITE DATA" using the codes specified on each line. The codes are designed in a 
manner that requires an entry of some type for each line. For example: For View Influence, if there is no 
"special" view (either very good or very bad) an entry of "0" should be made in the space provided. 

Depth Factor Tables for Different Standard Depths 

If a recognized table applicable to the assessment jurisdiction is not now in use, the following depth 
factor tables for different standard depth lots may be used after checking the local market and determining 
that the tables are applicable. 

The front foot values are for lots of predetermined standard depth. Depth factors are applied to front 
foot values for lots to reflect variations in values of lots with less or greater depths than the predetermined 
standard dep~h. In the case of lots with depths between indicated depths, the next lower factors should be 
used. 

In highly commercialized areas, consideration by the appraiser should be given to increasing the depth 
factor for the excess land over the standard depth where a local market data indicates such increase value for 
off street parking or other purposes. 

The Local Property and Public Utility Branch will furnish depth tables for other standard depths in any 
jurisdiction upon the request of the assessing official. 
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Commercial De2th Factor Tables 

Standard DeQth 

Depth in 
100' 125' ISO' 200' 250' Feet ... 

5 .15 .12 .10 .10 .10 
10 .25 .21 .18 .15 .14 
15 .34 .29 .25 .20 .18 
20 .42 .36 .31 .25 .22 - 25 .50 .43 .36 .30 .26 

30 .58 .50 .41 .34 .30 
35 .63 .55 .46 .38 .34 - 40 .68 .59 .50 .42 .38 
45 .72 .63 .54 .46 .41 
50 .75 .66 .58 .50 .44 - 55 .78 .69 .62 .54 .47 
60 .81 .72 .66 .57 .49 
65 .84 .75 .69 .60 .51 
70 .87 .78 .72 .63 .53 - 75 .90 .80 .74 .65 .55 

80 .92 .82 .76 .67 .57 
85 .94 .84 .78 .69 .59 - 90 .96 .86 .80 .71 .61 
95 .98 .88 .82 .73 .63 

100 1.00 .90 .84 .75 .65 - 105 1.02 .92 .86 .77 .67 
110 1.04 .94 .88 .79 .69 
115 1.06 .96 .90 .81 .71 
120 1.08 .98 .92 .83 .73 - 125 1.10 1.00 .94 .85 .75 

130 1.12 1.02 .96 .86 .77 
135 1.14 1.04 .97 .87 .79 - 140 1.16 1.06 .98 .88 .80 
145 1.18 1.08 .99 .89 .81 
150 1. 20 1.10 1.00 .90 .82 

155 1.22 1.12 1.01 .91 .83 
160 1.24 1.14 1.02 .92 .84 165 1.26 1.16 1.03 .93 .85 170 1.28 1.18 1.04 .94 .86 175 1.30 1.20 1.05 .95 .87 - 180 1.32 1.21 1.06 .96 .88 185 1.33 1.22 1.07 .97 .89 190 1.34 1.23 1.08 .98 .90 - 195 1.35 1.24 1.09 .99 .91 200 1.36 1.25. 1.10 1.00 .92 
250 1.39 1.28 1.15 1.05 1.00 - 300 1.42 1.31 1.18 1.07 1.02 350 1.44 1.34 1.21 1.09 1.04 400 1.46 1.36 1.24 1.11 1.06 450 1.48 1.38 1.27 1.13 1.08 • 500 1.50 1.40· 1.30 1.15 1.10 

Add .02 for each 50 ft. over 500 . 

• 

-
-
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Residential and A~artment De~th Factor Tables ... 
Standard Deeth 

Depth in 
Feet 100' 125' 150' 175' 200' 300' 400' -

5 .10 .10 .10 .10 .10 .02 .02 
10 .18 .16 .16 .14 .14 .05 .04 
15 . .z6.. .22 .20 .18 .18 .07 .06 
20 .33 .28 .24 .22 .22 .10 .08 -25 .40 .34 .28 .26 .25 .12 .10 

30 .47 .40 .32 .30 .28 .16 .12 
35 .53 .45 .36 .34 .31 .18 .14 -. 
40 .59 .50 .40 .38 .34 .21 .16 
45 .65 .54 .44 .42 .37 .24 .18 
50 .70 .58 .48 .46 .40 .26 .20 -55 .75 .62 .52 .49 .43 .29 .22 
60 .79 .66 .56 .52 .46 .32 .24 
65 .83 .70 .60 .55 .49 .34 .26 
70 .87 .74 .64 .58 .52 .37 .28 -75 .90 .78 .68 .61 .55 .40 .30 

80 .92 .81 .72 .64 .58 .42 .32 
85 .94 .84 .75 .67 .61 .44 .34 
90 .96 .86 .78 .70 .64 .46 .36 
95 .98 .88 .81 .73 .67 .48 .38 

100 1.00 .90 .84 .76 .70 .50 .40 

105 1.02 .92 .87 .79 .72 .52 .42 -no 1.04 .94 .89 .81 .74 .53 .43 
ll5 LQp .96 .91 .84 .76 .55 .45 
120 1.08 .98 .93 .86 .78 .58 .46 
125 1.10 1.00 .95 .88 .80 .60 .47 -
130 1.12 1.02 .96 .90 .82 .61 .49 
135 1.14 1.04 .97 .92 .84 .63 .50 
140 1.15 1.06 .98 .93 .86 .65 .52 -145 1.16 1.08 .99 .94 .88 .67 .53 
150 1.17 1.10 1.00 .95 .90 .70 .55 

155 1.18 1.12 1.01 .96 .91 .71 .56 -160 1.19 1.14 1.02 .97 .92 .72 .58 
165 1. 20 1.15 1.03 .98 .93 .74 .60 
170 1.21 1.16 1.04 .99 .94 .75 .61 
175 1. 22 1.17 1.05 1.00 .95 .77 .63 -
180 1.23 1.18 1.06 1.01 .96 .78 .64 
185 1.24 1.19 1.07 1.02 .97 .80 .65 
190 1.25 1. 20 1.08 1.03 .98 .81 .67 
195 1.26 1. 21 1.09 1.04 .99 .83 .68 
200 1. 27 1.22 1.10 1.05 1.00 .84 .70 

250 1.30 1.25 1.15 1.10 1.06 .93 .80 
300 1.32 1.27 1.20 1.14 1.10 1.00 .90 
350 1.34 1.29 1.24 1.18 1.13 1.05 .95 
400 1.36 1.31 1.26 1. 21 1.16 1.08 1.00 
450 1.38 1.33 1.28 1.23 1.18 1.10 1.04 
500 1.40 1.35 1.30 1.25 1.20 1.11 1.05 -

Add .02 for each 50 ft. over 500. 
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Corner Influence Table 

The application of the corner influence factors depend on local conditions. ~larket analysis will show 
where corner influence factors should be applied. 

The following is the standard corner influence table applicable to commercial parc~. The corner 
influence is applied to the corner property holding only up to 50 feet from the corner on the hIgh value street 
in the central business district, as shown on the unit Land value maps. 

Corner Influence Table T-A 
Depth in Feet 
From Low 
Value Street 

5 
10 
15 
20 
25 
30 
35 
40 
45 
50 

EXAMPLE: 

Low Value 
Street 

Depth Factor 
.21 
.31 
.38 
.43 
• 47 
.51 
.54 
.57 
.59 
.60 

Lot Dimensions 

2500 

Unit 
Value 

40 

o 
2 

Depth 
Factor 

2000 

CORNER INFLUENCE FACTOR RULE 
To find the value of a corner lot, in cases where 
Table T-A is adopted, calculate first the value of 
the lot from the high value street; add to this sum 
the value of the lot calculated from the low value 
street to the depth of the corner holding up to 50 
feet. Multiply the low value front foot value by 
the low value street depth factor T-A to obtain the 
side street adjusted front foot . 

AdjUsted 
Unit Value 

Lot 
Value 

40' X 100' 
100' x 40' 

40' x ($2500 
100 x ($ 500 

x 
x 

1.00)~) 
.57=) 

$2,500 
285 

Total Land Value 

$100,000 
28,500 

$128,500 

On land zoned and used for apartments, a flat corner influence percentage may be added to unit front 
foot values for the first 50 feet of the corner holding only if there is an indication that the corner lot has an 
increment of value over an inside lot. 

On land in small or outlying business sections, the corner influence is shown on the unit land value maps 
by circled unit front foot values applicable to the corner holding up to 50 feet on the high value street. 

Alley Influence 

On land adjacent to rear or side public alleys, the following alley influence factors are applicable in 
larger cities and may be added to unit front foot values if the market so indicates. 

Rear alley­

Side alley-

Unit Values of Industrial Lands 

add 5% (multiply the unit land value of affected property by factor 1.05) 

add 7% to adjacent property holdings only up to 50 feet frontage of such 
property from the side alley (multiply the unit land value of affected property 
by factor 1.07) 

The standard unit of valuation for industrial lands is the square foot or the acre. Exceptions to this rule 
obtain where light industrial lands are improved with ~oft and similar light structure buildings in commercial 
and other subdivided areas and also where platted areas have been zoned for industrial use. In such areas, the 
standard (tmless otherwise indicated) is the unit front foot. 
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Unit Values of Unsubdivided Lands 

The standard unit valuation for unsubdivided lands is the acre. Exceptions to this rule obtain where 
unsubdivided lands front on a business or main thoroughfare, in which case the applicable standard unit front 
foot bases apply. 

Office Procedure for Urban Land Value Calculation 

The determination of urban land values is made on the basis of uniform procedure and standards as 
described in this section and as shown in the examples on the application of the specific land value rules. 

The land value calculation is made on the property record card under the space for the land value 
calcula tion. 

The entries on the card include the unit code indicating either front feet, square feet or acreage is to be 
used for the subject property; the frontage and depths of the lot or segment of lot if the lot is irregular in 
shape; the backlot set back if a rear lot; the standard depth for lots in the area; the area of the lot if square 
feet or acres are used; the dollar unit value and the influence factor codes which apply. 

The adjusted unit land value is calculated by multiplying the unit value by the influence factor and is 
entered in the space provided for adjusted unit value. The adjusted unit value is rounded off to the nearest 
dollar value. 

The total value of the parcel or portion of the parcel is determined by multiplying the adjusted unit 
value by the parcel frontage. In the case of square feet or acre unit values, the total number of square feet or 
acres is multiplied by the adjusted unit valu~ to arrive at the land value. 

The following twelve land rules present examples of calculations and applications of standards and 
guides above described. 
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Examples of Land Value Rules and Calculations lor Lots of Various Shapes and Sizes 

(Rules 1 to 9 are examples based on Residential Standard Lot Depth of 100 Feet, Table R-IOO; rules 10 to 
12 are examples based on Commercial Standard Lot Depth of 100 Feet, Table C-lOO) 

Street Unit Value S 100 
50 

100' 

EXAMPLE: 

Lot Dimensions 

50' x 100' 

Street Unit Value 

EXAMPLE: 

i i 
I 
1 

10'1 
I I 

t~r 
Lot Dimensions 

50' 

$100 

x 

Unit 
Value 

($100 

Unit 
Value 

x 

RULE 1 
RECTANGULAR LOT 

To find the value of a rectangular lot, multiply the unit 
front foot value by the depth factor. Multiply the 
resulting adjusted front foot value (rounded off to the 
nearest dollar) by the lineal feet of frontage or width of 
the lot. 

Depth 
Factor 

1.00 = 

Adjusted 
Unit Value 

$100 

RULE2 
REAR RECTANGULAR LOT 

Lot 
Value 

$5000 

To find the value of a rear rectangular lot, multiply the 
unit front foot value by the difference between the 
depth factors for the farthest and nearest distances of 
the lot from the street. Multiply the resulting adjusted 
front foot value by the frontage. 

Depth 
Factor 

Adjusted 
Unit Value 

Lot 
Value 

50' X 60' 50' x (100 x .23 = ) $23 
Depth (140' - 80'). Depth factor (1.15 - .92) = .23 

$1150 

EXAMPLE: 

1 
1 
I~. 
I 
I 
1 
I 
I 

'--_...I ___ -l 
Unit 
Value Lot Dimensions 

50' X 160' 50' x ($100 x 

RULE 3 
P ARALLELOGRAM-3HAPED LOT 

(Oblique to the Street) 

To find the value of the lot, multiply the unit front foot 
value by the depth factor for the perpendicular depth of 
the lot. Multiply this adjusted front foot value by the 
frontage. 

Depth 
Factor 

1.19 = 

1 - 51 

Adjusted 
Unit Value 

$119 

Lot 
Value 

$5950 



EXAMPLE: 

Lot Dimensions 

50' X 120' 

$200 

50' x 

Unit 
Value 

($200 x 

EXAMPLE: 
Street Unit Value $200 

Unit 
Lot Dimensions Value 

50' x 90' 50' x ( $200 x 

: .. ~ ~ iI""ot .t ...... 4 .. "11 

I,.::. """ t 1 .. C-! .... c.ptll 'fI.t. CII,d, •• l " ,. ~: )l ,. .e 41 41'1"') 

1 '0 <;ol ,ClO I 0 
f I 

~ 
s •. If I ,. ~ \( If " t , 0 r ~ • I 

RULE4 
TRIANGULAR LOT 

(With base on the street at right 
angles to the street) 

To find the value of the lot, first compute as a rec­
tangular or parallelogram lot of identical frontage and 
perpendicular depth. Take 60% of the value of this lot 
for the value of a triangular lot with base on the street 
at right angles to the street. 

Depth 
Factor 

1.08 x 

Triangle 
Factor 

.60 = ) 

Adjusted 
Unit Value 

$130 

RULE 5 
TRIANGULAR LOT 

(With apex on the street and at right 
angles to the street) 

Lot 
Value 

$6500 

To find the value of the lot, first compute as a rec­
tangular or parallelogram lot with frontage and per­
pendicular depth identical to the base and depth of the 
triangular lot. Take 30% of the value of this lot for the 
value of a triangular lot with apex on the street and at 
right angles to the street. 

Depth 
Factor ---
.95 x 

.. I'll! ...... ~ ;:;::, r : 

55 2! I 30 

1:: .. , 

. I - 52 

1 

" 

Triangle 
Factor 

.30 = ) 

i. it 

[".01 ;. 

1 
" 

SoC/vET S I .. il (I ''''I 

Adjusted 
Unit Value 

$58 

~ 

1 

Lot 
Value 

I 

i 
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Street Unit Value 200 
50 

125' los' 

EXAHPLE: 

Lot Dimensions 
Unit 
Value 

RULE 6 
TRAPEZOIDAL LOT 

(at right angles to the street) 

To find the value of a trapezoidal lot at right angles to 
the street, multiply the unit front foot value by the 
depth factor for the average depth of the parallel sides 
of the lot. Multiply this adjusted front foot value by 
the frontage. 

Depth 
Factor 

Adjusted 
.Unit Value 

Lot 
Value 

50' X lIS' (average)50"x ($200 x 1.06 = ) $212 $10600 

75 

III 

150' 

50' 

EXAMPLE: 
Street Unit Value $ 200 

Lot Dimensions 

(1) 50' x ISO' 50' x 
(2) 25' x ISO' 25' x 

Unit 
Value 

($200 x 
($200 x 

RULE 7 
TRAPEZOIDAL LOT 

(parallel front and rear) 

To find the value of the lot, compute the rectangular 
and triangular portions separately, according to rule, 
and take the sum of the two computations for the total 
value. 

Depth Triangle Adjusted Lot 
Factor Factor Unit Values Value 

1.17 ) $234 $11700 
1.17 x .30 = ) 70 1750 

Total Land Value $13450 
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RVLE 8 
IRREGULAR LOT 

Reduce the irregular lot to the nearest equivalent rectangular, trapezoidal or triangular sections and 
apply the applicable rules. 

sCI 

,,1 
Lot wA" / / 1 

/ I ..... 
I"" 

/ 1 

50' 

1 
1 

so' 

Lot ''8'' 

(21 100' 

50' 40' 35' 

Street Unit Value $200 

EXAMPLE: 

Lot Dimensions 

Lot "A" 
50' x 108' 

Lot 118 11 

(1) 50' X 100' 
(2) 40' x 90' 
(3) 20' x 85' 
(4) 35' x 95' 

(average 

Unit 
Value 

50x(S200 x 

50'x(S200 x 
40'x(S200 x 
20'x(S200 x 
35'x(S200 x 

Lot "8" 
50 

100' 

Street Unit Value $200 

EXAMPLE: 
Unit 

Lot Dimensions Value 

Lot II All 
(!) 50' x 100' 50' x ($200 
(2) 60' x 100' 60 x ($200 

Lot IIBII 
50' x 100' 50' x ($200 

Depth 
Factor 

1.02 = ) 

1.00 x 
.96 = 
.94 = 
.98 x 

Lot "B" 

Triangle Adjusted 
Factor 

.60 = 

.30 = 
Total 

Unit Value 

$204 

$120 
5192 
$188 

) $ 59 
Land Value 

RULE9 
CURVED LOT 

Lot 
Value 

$10200 

$ 6000 
$ 7680 
$ 3760 
$ 2065 
~5 

To find the value of a curved lot, rectify the curvat"res 
and reduce the lot to its ne:lrest equivalent lot share. 
Then compute according to the appli~able rul~s. 

Depth Triangle Adjusted Lot 
Factor Factor Unit Value Value ---

x 1.00 = ) $200 $10000 
x 1.00 x .60 = ) $120 7200 

Lot "A" Total Land Value ~ 

x 1.00 = ) $200 S10000 
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StrHt Unit Value $1000 

60 

80' +- --- lBO' 

100 

EXAMPLE: 

Lot Dimensions 

60' X 180' 
High Value Street 60' 
Low Value Street 60' 

X 100' 
X 80' 

Unit 
Value 

60' x 
60' x 

RULE 10 
BUSINESS THROUGH LOT 

To find the value of a through lot with two street 
fronts, compute from the high-value street to the 
standard depth or from half the depth whichever is 
greater and from the low-value street for the remaining 
depth, and add together for the total value. 

Depth Adjusted Lot 
Factor Unit Value Value 

($2000 x 1.00 = ) $2000 $120000 
($1000 x .92 = ) $ 920 55200 

Total Land Value $175200 

, .. fly,ne, JIC!,t 'ad" ,. 'fPn , .. no. 2. f,.o,.u" '.(tor ] ••• cltlot 'Iner ,. Td ..... "· '.eur .10 or .60 S. C ..... ,,. \.If •• (tor 

, .. TOIlIl "'111'1 '.cte. 

I,.·, II tI ~ 0 t SllllO,rCl A .. ,. 

!crUli. Unit " .... t." D,,,tll hOue' ,.ptll (f.d .. l .. 
n ,. 

" J' oe .. " 
.c .... ) , ,,"0 nn 00 

6 p.,.. 0 

I 
(I) 1(2) 

I 
I 

Side 100' 

StrHt 
60' 

lJIIit 

Value 

$200 

loIain Street Unit Value .3~ 

EXAMPLE: 

Lot Dimensions 

(1) 50' x 100' 50' x 
(2) 10' x 100' 10' x 

!Jftt t CHtI Ird L .. ,",. '.etor. "'111) ... H" 

V,l ... tth , .z. .1 i .1 t. U,,(t .... LIoI' LIM! V. h •• 
55 21 3D J3 " " " " " 'LOO )t: 2""0'" ll'V'", nt: 
~O~O.C ~q:2 Q'7, '.Zoe 

Unit 
Value 

($500 x 
($350 x 

RULE 11 
BUSINESS CORNER LOT 

To find the value of a business corner lot: 
(a) Compute the frontage up to 50' on the high unit 

value street to depth of the lot on the basis of 
the circled unit front foot value. 

(b) Compute the remainder of frontage on the high 
unit value street to depth of the lot on the basis 
of the unit front foot value of the street. 

Depth 
Factor 

Adjusted 
Unit Value 

1.00 = ) $500 
1.00) $350 

Total Land Value 

Lot 
Value 

$25000 
$ 3500 
$28500 
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Main 
Street 
Unit 
Value 
$1000 

", 

RULE 12 
TRIANGULAR CORNER ON TWO STREETS· 

To find the value of the lot: 
(a) Deduct 10' from frontage on both streets if the 

angle is 45° or less. 
(b) Compute the frontage on the high unit value 

street as a triangle. 
(c) Compute the frontage on the low unit value 

street as a triangle. 

EXAMPLE: 

• 

Unit Depth Triangle Adjusted Lot 
Lot Dimensions Value Factor Factor Unit Value Value 

(b) 40' ( 50'-10') x 80' 40' x (S1000 x .92 x .60 = $552 $22080 
(c) 90' (100'-10') X 40' 90' x ($ 400 x .68 x .60 = $163 $14670 

$36750 

Triangle corner lots may present unusual problems, if the rules develop unrealistic results, judge­
ment and special consideration should be given in comparison with similar properties. 
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TRANSITIONAL LAND 

When land values change, either upward or downward, from an established value for an existing use, a 
period of time is usually necessary to make the change complete. Land values during this transition period 
may fluctuate rapidly and create a problem for the appraiser unIe~ he can analyze the market and establish a 
sound program for adjusting values. 

These changes are sometimes caused by the encroachment of a higher and better use such as commer­
cial buildings in a residential neighborhood. In other instances an old commercial area may become obsolete 
when another area is developed by new stores and office buildings. In either instance, a careful and constant 
analysis of rentals, sales, vacancies, etc., must be made if the market value is to be properly reflected. 

Some causes for a shift in commercial land use and value are: 

1. New, more efficient and attractive store and office buildings in another section of the business 
district. 

2. New commercial facilities in undeveloped outlying areas which have relatively low land values 
and rent. 

3. Development of new residential developments which create a demand for neighborhood shopping 
f acili ties. 

4. Maintaining rents at too high a.level for the facilities available thereby encouraging the con­
struction of more modern facilities in another area. 

5. Poor maintenance and a lack of modernization. 

6. Urban renewal and the redevelopment of obsolete neighborhoods. 

7. Expressway and highway construction programs which tend to direct the consumer to other 
commercial centers. 

Shifts in residential land values are caused by: 

1. New residential areas developing in more desirable surroundings. 

2. Changes in the design or style of residential construction which is more attractive to buyers. 

3 • Urban renewal of older residential areas with the redevelopment and/or rehabilitation of all 
structures. 

4. Encroachment upon residential areas by another type of use. 

The analysis of the area in transition requires the constant attention of the appraiser in order that he 
can properly reflect the land values. The assessor/appraiser has an additional problem of maintaining uniform 
values on all properties as reflected by the market, therefore, the assessed values will tend to lag somewhat 
behind the market as land values are adjusted by the fluctuations that take place during the transition period. 
One difficulty in analyzing values in a changing neighborhood is that the actions and reactions of individuals 
are tmpredictable. There is often a reluctance on the part of property owners to recognize the fact that their 
property has lost or is losing value because of the transition. This leads to their refusal to accept lower prices 
roc their property and the property and area continues to deteriorate. 

Summary Steps for Analysis of Transitional Land 

1. Collect sales, offers, listings and rentals. 

2. Analyze market information. 

3. Develop unit land values based on information collected and analyzed. 

4. Check a sample of parcels appraised with revised unit land value standards against recent sales 
and make necessary adjustments in unit value standards to obtain current unit land values. 
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PROCEDURE FOR RURBAN LAND APPRAISAL 

Definition of Rurban Land 

Rural land is a term denoting land used for farm purposes. Urban land is a term used to denote land 
located in a city or other incorporated municipality. Urban land may also be located outside of corporate 
limits where land is subdivided into lots and has the characteristics of a highly developed community. 

Urban-Rural land refers to farm land developed into small parcels or tracts beyond city or corporate 
limits and beyond thickly settled unincorporated communities. This type of land development is referred to as 
"Rurban" land, coined from the two words "rural" and "urban", and therefore is land with both rural and urban 
characteristics. It is usually located on or near main highways and usually consists of tracts too small to be 
considered as farms. It is not urban because it is out of town. It is not rural because the tracts are small and 
usually not used for farming purposes. The automobile, good roads, electricity and modern septic tanks have 
made living on rurban land tracts quite desirable. 

Establishing Base Values 

Establishment of rurban base unit land values, necessary for appraisal for assessment purposes, com­
bines both urban and rural procedures. The base units are homesite, front foot, square foot and acre. The 
appraiser develops land value per homesite, unit foot on the highway and acre value of land contiguous to the 
frontage. All customary market data in the nature of sales, asking prices and offers and informed local opinion 
are employed as evidence of value. 

Usually a frontage of 100 feet on the highway by a depth of 200 feet (approximately 1/2 acre) is given a 
flat homesite value or a unit front foot value. The balance of the tract is given the classified acre unit value 
increased by a small tract additional value factor. Analysis of sales of small rural tracts will usually show a 
higher unit acre value for small tracts as compared to larger tracts of similar land. 

When the maximum size of a rurban tract has been determined bv an analvsis of all of such tracts in the 
municipality, the appraiser establishes this size as the breaking point in claSsifying such tracts as either 
completely rural or as rurban. 

For example, if the local type of farming generally requires at least 30 acres of land in order to make it 
economically feasible to conduct farming operations, the breaking point of 30 acres would be established for 
the maxi:num size rurban tracts. The breaking point in another area might be 20 acres, 15 acres or 40 acres 
depending on the local practice. 

After establishing the rurban base unit land values, adjustments are made for tracts on paved roads I:lnd 
for piped water and public sewer facilities which may be available. 

Approaches to Rurban Land Valuation 

The following are descriptions of various approaches to rurban land valuation and examples of classi­
fication and general land value rules. These rules are outlined as typical land rules to guide the appraiser to 
develop rules which are realistic for this assessment jurisdiction. The appraiser may find it desirable to use 
one or all approaches to rurban land valuation in the various rurban developments in his community. 

A. Rurban Unit Homesite Approach 

In the early development of rurban land where only a few scattered residential homesites have been sold 
off from farms, the rurban homesite approach is applicable. This approach requires the definition of 
homesite. 

1. Homesite Sizes: Determine standard size of rurban site. The common homesite is 100 feet of 
frontage x 200 feet or approximately 1/2 acre. A 150 foot x 150 foot tract is also approximately 
1/2 acre. 

'2. Example of Base Rurban Homesite Classifications and Values: 

The following classifications and unit homesite values are examples only. The relationships 
between classes may not hold true in all conditions. 

(a) Minimum value of a rurban site not on a graded road - $5,000 provided the site is improved 
with a dwelling for all year occupancy. 

(b) Rurban site on a dirt road with no ;:>iped water or sewer - $7,000 minimum site value. 

(c) Rurban site on paved road with no piped water - $10,000 site value. 

(d) Rurban site on a paved road with piped water - $12,000 site value. 

(e) Rurban site on a paved road with piped water and public sewer - $17,000 site value. 
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3. Example of Adjustments to Base Rurban Homesite Values: 

(a) Add $4,000 to rurban sites within I mile from the limits of a trading center. 

(b) 

(c) 

Many rurban sites will be larger than 1/2 acre. In such case, select the site value and add 
the value of the classified rural land for the remainder multiplied by the small tract 
additional value factor. Deduct 1/2 acre for the site from the total acreage of the tract 
before adding for the balance of acreage in the tract. 

For small rurban sites with only slightly more frontage than standard site, give road 
frontage which is vacant pro rata 1/2 the value of the site. 

4. Example of Rurban Land Valuation Using Homesite Approach: 

(a) A rurban homesite is 150 feet x 200 feet in size. It is located on a paved road and has 
piped water available. The homesite is appraised at $12,000 for the 100 feet )( 200 feet 
portion. The remaining 50 feet of frontage is appraised at $3,000 or one half the front 
foot value of the standard site. The total appraised value of the site is $15,000. 

B. Small Acreage Tract Additional Value Factors 

Some rurban sites may contain up to 30 acres, particularly in "estate type" developments. Sales data 
generally indicate a higher acre value for these tracts than unit acre values of larger farm tracts. If 
the market data indicate a higher unit acre value, the appraiser can develop small tract additional value 
factors to uniformly increase the unit acre value of affected tracts. 

1. 

2. 

Example of Small Tract Additional Value Factors 

Acreage 
(less homesite) 

5 
10 
15 
20 
30 

Multiplication Factor 
(To be applied to acreage only, 

not including homesite) 

2.5 
2.0 
1.75 
1.5 
1.2 

Example of Rurban Land Valuation Using Small Tract Additional Value Factors: 

A rurban tract contains 20 acres of land. The tract fronts on a paved road and is practically 
square. It does not have piped water or public sewer available. 

Classification of rural land -

Class n - 10 acres 
Class III - 9 1/2 acres 

$420/acre 
S300/acre 

Base Land Value 

Multiplied by 1.5 Small Tract Additional 
Value Factor 

Rurban homesite value 0/2 acre) 

$ 4,200 
2,850 

$ 7,050 

$ 10,575 

Total Value of Land $ 20,575 

It should be pointed out that adjustments applicable to rural land such as for type of road or 
location should be made to classified land in rurban tracts. 
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Rurban Unit Front Foot Approach 

In certain rurban areas where string type development of housing sites is c~mf~ned to relatively .small 
parcels (from 50' x 100' parcels to 1 acre tracts approximately 200' x 200'. In SIZ:), the most desirable 
approach to valuation is unit front foot land value with depth factor correctIons, rather than the 
"homesite" unit value approach. 

The actual depth of lots in such situations may vary considerably along a highway or road. An avera~e 
or standard depth of 200 to 400 feet may be required. This is a greater average depth than found In 

most urban land developments and may require the development of special depth tables to fit the local 
standard depths. 

1. ExamEle of DeEth Factors for Rurban Land - 200 Foot Standard De[!th 

Depth in Depth Depth in Depth 
Feet Factor Feet Factor 

10 .07 130 .S2 
20 .15 140 .S5 
30 .21 150 .88 
40 .35 160 .90 
50 .55 170 .92 
60 .65 180 .94 
70 .69 190 .97 
SO .71 200 1.00 
90 .73 225 1.10 

100 .75 250 1.20 
110 .77 275 1.25 
120 .SO 300 1.30 

400 1.50 

2. Examples of Application of Depth Factors for Rurban Land 

(a) 

(b) 

Rurban lots along a string type highway development average 200 feet in depth. Subject 
lot has a frontage of 100 feet and depth of 225 feet. Unit front foot value is established at 
$45 per front foot. The land appraisal is $4,950. ($45/front foot x 1.10 depth factor = 
$49.50 adjusted front foot value x 100 feet frontage = $4,950 lot appraisal). 

Considering same conditions as above, a lot 50 feet wide and 120 feet deep is appraised at 
$1,800. ($4S/front foot x .80 depth factor = $36.00 adjusted front foot value x 50 feet 
frontage = $1,800 lot appraisal). 

Excess Frontage Adjustments 

In certain situations, where available :narket data indicate that !ill highway frontage has an increased 
value over and above farm acre unit values the appraiser may find it more realistic to place a unit front 
foot value on all highway frontages including undeveloped frontages. 

In such situations, however, the greater the total width of undeveloped frontage owned by one owner, 
the lesser the unit front foot value because of greater costs of developing and selling the sider frontage. 
Some appraisers have found "excess frontage" factors useful in uniformly and systematically reducing 
this highway unit frontage value as lin adjustment for the greater costs in developing sider frontages. 
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1. Example of Excess Frontage Deduction Factors 

Total Undeveloped 
Frontage of Tract 

200 Feet 
400 Feet 
600 Feet 
800 Feet 

1000 Feet 
1500 Feet 
2000 Feet and over 

Percentage Factor 

1.00 
.90 
.85 
.80 
.75 
.65 
.60 

2. Example of Application of Excess Frontage Factors 

Summary 

(a) Total undeveloped highway frontage is 600 feet in rurban tract. The unit front foot added 
value is established at $15 per front foot. The added frontage value is appraised at $7,650 
($15/front foot x .85 frontage factor = $12.75 adjusted front foot value x ROO feet of fron­
tage = $7650. 

(b) In the same example, if the frontage is 800 feet, the added value would be $9,600 
($15/front x .80 frontage factor = $12.00 adjusted front foot value x 800 feet frontage = 
$9,600). 

The appraiser has a number of approaches to rurban land valuation available to him. The chronological 
stage of rurban land development will determine which approach or combination of approaches is 110st appli­
cable. Since rurban land generally develops out from an urban community in all directions, but not at the sa:ne 
r!lpi1ity of development, it is conceivable that the appraiser may use all approaches to rurban land value in his 
assessment jurisdiction. The values, tables and examples shown in this section are GUIDES only and should not 
be used unless proven to be applicable to the local situation. 
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PROCEDURE FOR RESIDENTIAL BUILDING APPRAISAL 

Approaches used in Building Appraisal 

In appraising real property for tax purposes, all factors and available evidence of value are given consideration. The cost of 
replacement, the market or sales value, income and related approaches to value are given appropriate weight and are employed as tools in 
estimating the value of the respective properties. 

The initial approach to building appraisal is to estimate the cost of replacement of the structure. "Replacement Cost" is defined as 
the cost to replace an improvement of like utility today using similar materials. The terms reproduction cost and replacement cost have been 
accepted generally by appraisers as tending to be synonymous, although a certain degree of confusion has been developed due to the strict 
interpretation of the two terms by some authorities. For instance, it has been said that if a 150 year old high grade residence were to be 
"replaced" today, the builder would use dimension lumber for framing and good quality interior walls instead of the heavy rafter and beams 
and plaster walls used in the original construction. In using the manual, the appraiser would classify the structure using the specifications for 
a building which is as similar to the construction and utility of the improvement as possible. The replacement cost is estimated on the basis 
of local material costs, labor and other construction items. From this cost is deducted an amount to cover the estimated loss in value of the 
building due to wear and tear by use and the elements. obsolescence due to changes in use and other causes affecting the value of each 
building. For any special condition, appropriate additions or deductions are made in order to estimate a fair, sound building valuation. 

In order to estimate uniform. sound appraisals for individual properties, the following procedures provide for determination of 
replacement cost for buildings of similar type and construction. Examinations of typical buildings in different sections of the State show that 
there are basic similarities in building type and construction to permit classification into several classes of bUildings. Variations in the 
construction and size of buildings within such groups are reflected by the unit replacement costs of the different building classes. 

Following is the list of the major groups of building classes for which base replacement costs and depreciation allowances have 
been developed. These are included in Volume II of this manual. 

Single Familv Dwelling 

Low Quality Dwelling 
Fair Quality Dwelling 
Below Average Quality Dwelling 
Average Quality Dwelling 
Standard Quality Dwelling 
Above Standard Quality Dwelling 
Good Quality Dwelling 
High Quality Dwelling 
Superior Quality Dwellings 
Mansion Quality Dwellings 
Estate Quality Dwellings 
Highest Estate Quality Dwellings 

Semi-Detached Dwellings 

Fair Quality 
Average Quality 
Above Average Quality 
Good Quality 

Row-Town House 

Fair Quality 
Average Quality 
Above Average Quality 
Good Quality 

Two to Four Familv Apartments 

Fair Quality 
Average Quality 
Above Average Quality 
Good Quality 

R-12 
R-13 
R-14 
R-15 
R-16 
R-17 
R-18 
R-19 
R-20 
R-21 
R-22 
R-23 

R-27 
R-28 
R-29 
R-30 

R-33 
R-35 
R-37 
R-39 

R-43 
R-45 
R-47 
R-49 
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Mobile Homes 

Low Quality Dwelling 
Fair Quality Dwelling 
Average Quality Dwelling 
Good Quality Dwelling 
Highest Quality Dwelling 

Farm Buildings 

FarmBams 
Other Farms Structures 

R- 50 
R- 51 
R - 52 
R - 53 
R - 54 

ISO-lSI 
152-156 
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Definition and Unit Costs of Different Building Classes 

For each building class. there have been developed base specifications including specific definitions and distinction between the 
building classes. On the basis of the costs of labor and bills of material provided in the building class specifications, the base unit 
replacement cost and variations according to area or volume for each typical class have been calculated. 

For example, the unit replacement cost for a residential building is expressed at so many dollars per square foot of floor area. 
Adjustments (additions or deductions) account for important variations in an individual building from the base specifications, which, when 
totaled together, form the base replacement COSL 

The building descriptions and their base specifications furnish the basis for recording the building classifications and other essential 
information on the property record cards and for the determination of the replacement cost of each building. 

The unit replacement costs in this manual are based on average prices of material, labor and other construction items throughout 
New Jersey, as of October 1, 2001. The base cost prices for various classes of building can be revised at any time by the Branch to reflect 
changes in material costs and labor rates. 

Field Procedure for Building Valuation 

The field inspection of each property is the first step used in recording the information necessary for estimating the land and 
building value. At this inspection, important data in regard to the lot or tract of land, the measurements and classification of buildings, a 
ground plan sketch of the principal buildings and descriptive data on the principal accessory buildings on each lot or tract are entered on the 
individual property record cards. 

The field operations of the appraiser consist of determining and entering on the respective property record cards all descriptive 
information about (a) each parcel of land, (b) measurements of each principal building and garage or other accessory buildings, (c) preparing 
an additional property card for each additional principal building on the same lot or parcel, (d) preparing an outline ground plan of the 

-
-
-

-

.... 

buildings and other improvements, and (e) inspecting the building exterior and interior and entering required information on the property _ 
record card as to building type. use, condition, structure construction, heating, plumbing, etc. (Along with specific data as to quality of the 
various components.) 

The appraiser, when inspecting the interior of the building, may request the owner or occupant to accompany him through the 
bUilding. This will help in assuring expeditious inspection and recording of the desired information. 

The necessity of accuracy, thoroughness, and neatness in the preparation of the records for the individual parcels and the buildings 
cannot be stressed too strongly. The soundness and fairness of the valuation of individual properties cannot be established on the procedures -
and standards applicable to the respective properties alone but must also depend on the accuracy and thoroughness of the inspection and 
recording of each individual property. 

BASE COST PER SQUARE FOOT FLOOR AREA 
Sq.Ft. First Upper Half Sq.Ft. First Upper Half 
Area Story Story Story Area Story Story Story 

$ $ $ $ S S 
200 - 68.62 37.02 950 72.79 42.01 23.84 
250 - 61.88 33.69 1000 71.62 41.63 23.65 
300 - 57.39 31.45 1100 69.58 41.03 23.35 
350 - 54.18 29.85 1200 67.86 40.52 23.10 
400 - 51.75 29.22 1300 66.42 40.08 22.88 -450 - 49.90 27.75 1400 65.20 39.73 22.69 
500 - 48.38 26.99 1600 63.18 39.10 22.39 
550 - 47.15 26.39 1800 61.63 38.64 22.18 
600 86.58 46.15 25.88 2000 60.38 38.26 21.99 -
650 83.70 45.28 25.47 I 2200 59.35 37.96 21.85 
700 81.22 44.54 25.09 2400 I 58.50 37.71 21.71 
750 79.10 43.89 24.79 2600 57.77 37.50 21.60 
800 77.22 43.32 24.49 2800 57.17 37.30 21.52 
850 75.56 42.83 24.24 3000 56.62 37.14 21.44 
900 74.09 42.39 24.03 I 3500 56.08 36.98 21.36 
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Individual Property Cards and Block or Designated Area Folders 

Each property record card has space provided for a label containing data necessary for describing the subject property. This data is 
prescribed by the Branch and conforms to the four line system used by all jurisdictions in the State. Included are entries of the owners name, 
the address of the property, together with the block or designated area and lot number or parcel number. It is recommended that the block or 
area folder have a tax map showing the location and size of the parcels in the block or area glued to the inside of the folder. 

In any case where a parcel or tract has more than one principal building, the appraiser fills out a separate card for eacti principal 
building and enters the number of each card and the total number of cards for such parcel in the space provided under Key Data on the front 
of the property record card. ' 

Recording Description and Outside Measurements and Building Outline Ground Plan 

As soon as the descriptive material on the land has been completed, the appraiser proceeds to check the outside measurements and 
enters information about the principal building, garage, and any other accessory buildings or improvements. 

The front of each building is measured first, starting with the right front comer, then proceeding around each building in clockwise 
direction to the place of beginning. Measurements are taken along the exterior surface of the ground floor. They should be taken directly on 
the walls and not from minor projections. Measurements should be read to the nearest foot Building dimensions are entered on the outline 
sketch so that each dimension can be read. 

=- Building measurements are entered in the appropriate spaces under "Floor Area Computations". Irregular shaped buildings are 
divided into parts with dimensions shown for each part. The building segments are labeled A. B, C, etc., both on the groWld plan sketch and 
in the "Floor Area Computations". 

_ Story heights are entered on the sketch and indicated by a circle. The "E" indicates a basement 

00C00C8~ 
_ In case two or more different story heights occur in the same building, the different sections are divided by a dotted or broken line. 

Dimensions and story heights are indicated for each individual section. 

Porches are measured, sketched and identified by the designation up# I", "P#2", etc., on the sketch of the ground plan. ~uilt-in 
~ porches and built-in garages are shown on the ground plan sketch with dotted lines with measurements and the area is shown under Item 4 " 

Structure - Unfmished Story" on the property record card. 

-
-
-
-
~ 

-
-
-
-

Example of Preparing Ground Plan Sketches of Buildings and Recording Dimensions on the Property Record Card 

The following example shows the method for preparing ground plan sketches and recording dimensions of buildings on the 
property record card. 

This building is an L-shaped building. Part A is 2 stories high and has a full basement Part B is only I story high and has no basement 
The building also has an open porch, OP#l and an attached garage. The dimensions of this building are recorded as follows on the Property 
Record Card: 

FLOOR AREA COMPUTATIONS 

Segment Width Length Basement 
A 2B 40 25 1000 
B I 25 15 

Total Floor Area 1000 

Porches, Decks, Garage, Carports, Etc. 

Item Width Length Area 
OP#I 15 8 120 
ATI.G. 12 24 288 
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Recording party Walls on Sketches of Individually Owned Units of Semi-Detached or Duplex Dwellings 
and Attached or Row Houses . 

One Family Semi-Detached or Duplex Dwellings and Attached or Row Houses contain two or more dwelling units which may be 
owned by more than one owner. . . 

. The replacement cost schedules are prepared on a unit floor area basis. It is necessary therefore, for the appraiser to indicate the 
existence of party walls on the ground plan sketch for individually owned units which are part of the complete buildings. ' 

party (or common) walls are indicated on the ground sketch with broken lines and letters "PW" along the party wall side or sides. 

The following examples illustrate the methods for preparing ground plan sketches for Semi-Detached and Town House dwellings: 

IIOS-1 ! 
I • 

10 I 

t 
I 
I A@ I 
1 
I 
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I 
50 

I 
I 
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t 
I 
I 
I 
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Ground Plan Sketches of Split level Residential Buildings 

Split level residential buildings are essentially a combination of one and two story buildings with many variations of layout and 
design. The common difference between conventional one and two story building and the split level is that the second floor of the two story 
section of the split level is usually less than a full story height above the one story level while the first floor is lower than the level of the one 
story section. The net effect is that, while the vertical distance from the one story level to either level of the two story portion is less than a 
full story, the total vertical distance (number of steps) is the same as in a conventional two-story house. 

The lower level of a split level house may be completely finished into living quarters or it may be unfinished with facilities similar 
to that of a basement In many instances, a garage comparable to a basement garage is found in the lower level. In other instances, recreation 
rooms may be developed. 

Th.e appraiser must determine and record the story heights and degree of interior finish for each part of the structure at the time of 
inspection. The building classification will be based on the same factors as in other structures and the calculation of the replacement cost is 
identical to other buildings of the same class, story height and exterior wall construction. 

In order to interpret the proper story height of split level dwellings, the appraiser need only to visualize the various sections of the 
building as though each was separate conventional type built with or without a basement. If the lower level is finished for living quarters, 
that section can be considered as having two stories without a basement However, if the lower level is finished for use as a garage or 
recreation room, the section might be considered as having only one story with a basement and garage. 

The following examples illustrate a few of the more common approaches used in determining story height of split level dwellings. 
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Examples of Recording Measurements and Story Hei2hts of Split Level Residential Buildings 

A [ 1 ] 30 x 40 

M5 • B [2] 40 x 48 
~-
I~I 

tMQ2 
!PoRT A(j) B@ [ 1 ] 16 x 14 

'Z1CD 1 PORT 16 x23 L~_ 40 

This building is considered as a part one story and part two-story building. This can be readily appreciated by considering sections 
A and B to be separate structures. The result, a one story building for section A and a two story building for section B. Following this 
procedure all other considerations are identical to a standard single family residence. 

56 A. [ IB ] 30 x 31 10 

r~ 20
121 B@ 

iaii. 
~ [2B] 36 x 46 

31 A @) ZZ'11il 
.CiA ... [ 1 ] 10 x 12 = 50 21 • e 

_ This building is considered as a one story and Two story building with a built-in garage. Assuming the building to have a 

-

-
-

-
-
~ 

-
-

basement, except under the garage, all other considerations are identical to standard single family residence. 
'\. 

A [lB] 24 x 20 

[IB] 25 x 24 

[IB] 24 x 20 

TERR. 25 x 8 

This building is considered as a one story building with a full basement and a basement garage. By visually lowering the floor 
level of the first floor of section C to same level as sections A and B. the result is a one story house with a full basement and basement 
garage. The additions necessary to adjust for the basement garage are required to complete the calculations of the building. 

SKETCH ~ I SKETCH # 2 

2i 120- Z6 
ISlp#. 

20 1 I Z3 

~--
A@ B@ 55 30 A(j) 53 

• 1lU1U-f1l 
GAR"'E 

TEAA'"'t~ ,. TER A""'t.lZ' 

SKETCH # 1 SKETCH # 2 

A [ IB] 40 x 30 A [ 1 ] 40 x 30 

B [ IB ] 26 x 53 B [2 ] 26 x 53 

P#l [ 1 ] 20 x 15 P#1 [ 1 ] 20 x 15 

TERR ~ x 8 TERR 12 x 8 
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There are two alternatives for recording measurements and story height to this building, depending upon the presence or absence of 
a basement in the portion of the building where the floor is a ground level. 

Sketch (1) With basement - the higher section would be lowered, visually, until its first floor is even with the first of the lower 
section. The garage floor would then be relatively even with the first floor of lower section. The garage floor would then be relatively even 
with the basement floor. The appraiser indicates the building part, story height and dimensions as shown on sketch # 1 above. An adjustment 
is necessary for the basement garage. 

Sketch (2) Without basement - the most simplified procedure is to consider the higher section as two story and the lower section as 
one story, as shoy,n on sketch #2 above. It is necessary to indicate the built-in garage under Item 4 of the property record card (780 square 
feet.) No basement is checked. 

The interpretation of story heights of split level dwellings is determined by the appraiser by properly indicating measurements and 
story heights on the ground plan sketch and in the building description notes. The classification is identical to other buildings of the same 
classification. The calculation of the replacement of split level dwellings is identical to other buildings. 

RECORDING AND CALCULATING PROCEDURE FOR RESIDENTAL DWELLINGS 

Building Description on Residential and Farm Property Record Card 

The following items and information are checked or written in by the appraiser under each part of the " Residence Description 
Data" section on the property record card for residential and farm buildings. The definitions and instructions under each item provides the 
appraiser with a uniform method of recording descriptive information of residential buildings. 

The first section of the property record card relates to information of an overall nature necessary for classification and depreciation 
of the principal building. Data, which must be recorded, includes overall building classification, special features or conditions which may 
effect value and physical condition together with any possible functional or economic obsolescence that may be observed. 

This data, as well as all other information required, must be recorded carefully and uniformly in the spaces designated in order for 

-

-
-
-
-

the data to be capable of being encoded for computer input. Even if there is no intention of computer application in the near future, it is -
helpful to have required data recorded with uniformity. 

Owner DOE, JOHN 

Street Address 331 MAPLE AYE. 

RESIDENCE DESCRIPTION DATA 

Residence Class 30[ 16} Number of Units 32[ 01 ] 
Number of Stories 34[ 02] Number of Rooms 36[ 07} 
Number of Bedrooms 38[ 03 ] Year Built 40[ 2001 ] 
Rowhouseffownhouse End Unit O=No I = Yes 44[ O} 

DEPRECIATION 

Condition 1 = Poor 2 = Fair 3 = Normal 4 = Good 5 = Excel. 45 [ 3J 
Effective Age in Years 46[000] 
100% - (Eff. Age Dep~ % + Obser. Phys. Condo ...Q..%) 

= Physical Net Condition 49 [ 100] 
OBSOLESCENCE 

100% - (Func. Obsol. ~ % + Econ. Obsol. _0_% 52 [100} 
= ObsoJ. Net Condition 

Physical Net Condo 100 % x ObsoJ. Net Condo 100 % 
= Final Net Condition 55 [ 100] 

All other items in this section should be filled in as indicated. It is important that they be filled in completely and accurately to 
facilitate calculation procedures. In a principal building with different story heights, enter the story height of the segment with the most 
stories. Areas in a principal building such as hallways, bathrooms, basement rooms and attic space are not included in the room count 

In determining the number of stories, "1 story" refers to building allan one floor level and also any buildings in which the usable 
second story covers less than 40% of the first story floor area. A 1- 112 story building is described as a building which the roof meets the 
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walls at a point high enough above the ground floor or at an angle steep enough to permit the use of floor area in the half story Cquivalent to 
50 to 80 percent of the ground floor area Buildings with over 80010 of ground area usable as second floor space are considered as 2 story 
buildings .. Diagrams of typical residential buildings are shown below. Dormers add to the usable area of the top story and are considered in 
determining the story height. 

-B 
------

E3 B 
2 Story 2 Story 2-1/2 Story 

B E3 E3 
Story 1-112 Story I-IIZ Story 

Specific building component information is recorded either for information only or in order that special' calculations may be carried 
out by hand or by computer. 

Component # 1 RooL The roof type, pitch and material are recorded for information only. This is done by selecting the 
appropriate code number for each of these items from those listed i.e., Roof Type 3=gable; Roofpitch 4=Steep; Roofmaterials l=SJ.llngle. 

ROOF 

Roof Type 1 = Flat 2 = Hip 3 = Gable 4 = Gambrel S = Other S8[] 

Roof Pitch 1 = None 2 = Shallow 3 = Normal 4 = Steep 

Roof Material 1 = Shingle 2 = Slate 3 = Tile 4 = Copper 

S = GalVllllized 6 = Shake 7 = Rolled Composition g = Other 6C(!J 

Examples of various roof types are shown in the sketches below. 
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Gable Gambrel Mansard 

Component #2 - Foundation - The foundation type is recorded for information and classification purposes only. Select the code 
number for the foundation type and enter the number in the box provided. 

FOUNDATION 

Foundation Type 1 = Concrete 2 = Concrete Block 

3 = Post & Pier 4 = Concrete Slab 5 = Other 61~ 

Component # 3 - Basement - Indicate whether there is a basement or not. If there is a basement, the 'enumerator enters the square 
foot area and selects the class factor which most closely represents the quality of the basement found. Most often the class of basement 

-

-
-
-
-
-

closely follows the classification of the main structure, however, if the quality of the basement is noticeably better than or poorer than the _ 
main structure, that class factor should be entered in the spaces provided. To record the class and class factor for future reference, circle the 
class and class factor, Le., Basement Class factors -16 = 1.00. 

Finished Basement -If all or a portion of the basement is finished, enter the square foot of finished area and the class factor which -
should be selected from those listed. To record the class for future reference, circle the class and class factor which most closely represents 
the finished basement. Since many basements are finished by the owner after the house has been built, the quality of the finish may be 
different from the quality of the rest of the building. The appraiser must use his judgement to select the appropriate class since there are 
innumerable variables to consider. -

~ BASEMENT "-
Basement O=No 1 = Yes 62Q] 

Quality 
Ql. Area Rate Factor Cost 

Basement Area ~ 16 1000 11.68 1.00 11,680. 
Basement Finish ~ 14 400 16.50 0.85 5.610. 
Basement Total Cost 17.290. 

The information recorded above indicates there is 1,000 square feet of average quality basement area Part of this is finished area 
ofa fair quality. The rate for each is obtained from Section 3 "Residential Buildings Adjustments to Base Costs". After the appropriate class 
factors are entered, the calculations are extended to obtain an indicated cost for each item. 

Component # 4 - Structure - The enumerator records the basic wall type or types initially by circling the appropriate item, i.e., 1 = 
Frame. The next entry is used to indicate whether or not the building contains a Built-in Garage or Built-in Porch. The appropriate code (0 = 
no, 1 = yes) is entered to indicate this information. 

The floor areas according to stories are entered next Also, space is provided to enter the proper wall type code for each story. For 
stories with full brick or stone, the appropriate factor is entered under the "Wall factor" column. These factors are 1.15 for brick, and 1.30 for 
stone. Buildings with one wall or a portion of a wall with Brick or Stone finish are adjusted in the appropriate sections by entering the square 
feet of brick or stone and applying the proper rate. It is important to remember that a " Half Story" rate is selected based on the square feet in 
the area of the full story below. 

Unfinished floor and half story areas are noted and appropriate adjustments made. An area may be unfinished with plans to be 
completed at a later date, or the area may be devoted to a Build-in Porch or a Built-in Garage. (For further explanation and definition see 
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page I - 79). Under most circumstances unfinished areas will be assigned the same classification as the structure itself, however, to make 
certain this item has been considered, a class factor must be selected and entered. 

STRUCTURE 

Exterior Wall Type I = Frame or Masonry Wall with wood, stucco, 
Aluminum or shingle 2 = Frame or Masonry Wall with Brick 
3 = Frame or Masonry Wall with Stone 4 = Other 

Built-in Garage O=No 1 = Yes 

Built-in Porch O=No I = Yes 

Wall Quai. 
TYI!e Area Rate Factor O>st 

First Floor ~ 1 1375 65.20 1.00 89,650. 
U[!I2er Floor {!! 1000 41.63 1.00 41,630. 
HalfSt0D: ~-
Structure Base Cost 
RowfTownhouse End Unit Factor x( 
Adjusted Structure Base Cost {A.S.B.c.} 

Qual. 
Area Rate Factor Cost 

Unfln. StoQ: ~ (-) 
Unfln. Half StoQ: ~ (-} 
Partial Brick ~ 200 9.86 (+) 1,972. 
Partial Stone ~ (+) 
Final Adjusted Structure Base Cost (Includes A.S.B.C.) 

31~ 
30 

131,280. 
) 

= 131.280. 

= 133.252. 

The information recorded in the above example indicates that the building has a first floor area of frame construction totaling 1,375 
square feet and an upper floor area of frame construction totaling 1,000 square feet. The areas are then multiplied by the base cost per square 
foot floor area for the class selected (The above rates were selected for Class 16). The proper wall factor is entered to arrive at a cost per 
story. These story costs are totaled to arrive at the" Structure Base Cosf'. Since the above property is not a RowfTownhouse, the structure 
base cost is carried down to the line labeled" Adjusted Structure Base Cosf'. 

The above example also indicates that the building has 200 square feet face brick veneer. The rate is found in Section 4 of the 
"Residential Building Adjustments to Base Cost". This result is added to the adjusted structure base cost to arrive at a <, Final Adjusted 
Structure Base Cost". 

Component #5 Floors - Except for concrete slabs, this is a descriptive item only. The enumerator selects the appropriates code to 
identify the predominate floor cover found in the building, i.e., I = Carpet. In the case of combination fmishes or variations from the item 
listed, the enumerator can be specific in the ''Notes'' section of the Property Record Card. 

Revised 06/2002 

FLOORS 

Construction I = Slab 2 = Supported Wood 3 = Others 

Finish = Wood 2 = Carpet 3 = Combination 

Concrete Slab 
Concrete Slab Adjustment 

1-71 

Area Rate 
375 3.82 

Qual. 
Factor 
1.00 

4 = Other 6S@] 

Cost 
( - ) 1.432. 

= ( -) 1.432. 



The information recorded above indicates a portion of the building has a concrete slab of 375 square feet. The rate is found in 
Section 5 of the "Residential Building Adjustments to Base Cost". The result will be deducted from overall cost. It is also noted that the 
building has a combination floor finish consisting of carpet and hardwood floors. This information was recorded in the "Notes" section for 
future reference. 

Component # 6 - Heating/Cooling - the source of heat such as coal, oiL gas, elec., is indicated by code number in the space 
provided, i.e., 3 = Gas. The code number for type of heating system is also selected and entered in the box provided at the far right of the 
column, i.e., 3 = Forced Hot Air. 

The enumerator must indicate by code number whether or not there is central cooling and if there is, whether it is added to the 
heating ductwork or has its own ductwork system. 

It is also necessary to record the square feet of floor area heated or cooled and the quality factors. Generally the heating and 
cooling system will be a quality similar to the house itself and the same class factor would be assigned. 

HEATING and COOLING 

Source 0 = None I = Coal 2 = Oil 3 = Gas 4 = Elec. 5 = Other 
Heating System 0 = None I = FloorlW all Furnace 2 = Gravity Hot Air 

3 = Forced Hot Air 4 = Hot Water B.B. 5 = Hot Water/Steam 
6 = Elec. B.B. 7 = Radiant Elec. 8 = Heat Pump 

Central Cooling 0 = No I = Added to Heating Ductwork 30 
2 = With Own Ductwork 

Quality 
01. Area Rate Factor Cost 

Heating ~ 16 2775 2.82 1.00 7.825. 
Cooling L12! 16 2375 1.79 1.00 4.251. 
Heating/Cooling Total Cost 12,076. 

The information recorded above indicates that the building has combined Hot Air Heating and Cooling system with one set of 

-
-
-
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ducts. The total area heated is 2,775 square feet and the area cooled is 2,375 square feet. The rate is found in section 6 of the "Adjustments _ 
for Residential Buildings" and applied to the respective areas. The quality factor selected is then applied to arrive at the cost for each item. 
The results are then totaled to arrive at Heating/Cooling Total Cost. 

Component # 7 - Plumbing - An entry is required indicating whether or not there is plumbing or if there is only a water service. _ 

The enumerator must record the number of plumbing items or units and the quality factor to be applied to each. In addition, either 
the enumerator or the calculator must indicate if the item or unit is included in the base cost. For example, Class 16 Residence specifications 
include a full 3 fixture bath, a kitchen sink, laundry tub and hot water heater. These would be recorded in the "Base" column by a "1" after -
each item. The number of units of items found which differ from the base is then recorded in the "Adjustment" column. A plus (+) is 
entered in the appropriate column, ifthere are more fixtures then specified. Ifan item specified in the class ofbuHding is not found, it will be 
necessary to deduct for that item. This is accomplished by entering a minus sign (-) in the appropriate column. If no changes are necessary, 
this can be indicated by leaving the "(+)" column blank. 

[!J PLUMBING 

Plumbing o = None = Yes 2 = Water Only 4S[!]. 
Quality 

Base Adj. QI. Rate Factor Cost. 
4 Fixture Bath ~ - (} -3 Fixture Bath ~ 1 16 2.595 1.00 () 2.595. 
2 Fixture Bath a - 1 16 1.895 1.00 (+) 1.895. 
Single Fixture ~ - {) 
Kitchen Sink ~ () -LaundrvTub ~ () 
Hot Water Heater IZ!!I (l 
Plumbing Total Cost = (+) 4.490. -

-
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The information recorded in this example indicates that the building has two 3 fixture baths, one 2-fixture bath, a kitchen sink, laundry tub 
and hot water heater. The adjustments necessary for this section are made by adding one 3-flXture bath and one 2-fixture bath. The rates are 
found in Section 7 of the "Residential Adjustments to Base Costs" and applied to the qualities indicated above the base specifications. This 
figure is then multiplied by the quality factor to arrive at the cost per item. These coStS are then totaled to arrive at Plumbing Total Cost. 

Component # 8 - Electric Lighting - This is an entry for classification purposes only. Record the appropriate code number (0 for 
no; I for yes) in the space provided . 

ELECTRIC LIGHTING 

Electric Lighting O=No 1 = Yes 74(!] 

Component # 9 - Built-in Appliances - First record whether or not there are built-in appliances by code numbers (0 for no; 1 for 
yes). Then record the type of built-ins found, indicating the total number of each and the quality . 

Range ToP/Oven 
Drop-in Range 
Stove w/Oven 
Dishwasher 
Garbage Disposal 
Exh. Hood & Fan 
Central Vacuum 
Electronic Oven 
Food Ctr. Pwr. Ut 
Gar. Door Opener 
Conv. Kitchen 
Intercom System 

BUILT-IN APPLIANCES 

Base Specs. Include Some Type of Stove and Oven for Each Dwelling Unit 

Built-in Appliances O=No 1 = Yes 

Base Adj. 01.. Rate 

ruJl 

~ - 2 365 

Quality 
Factor 

1.00 

Cost 

365. 

Built-in Appliances Total Cost 365. 

The information recorded on the above example indicates that the building has one average quality range and one average quality 
exhaust hood and fan. The adjustment necessary is the addition of the average quality exhaust hood and fan. The rate is found in Section 9 
of the "Adjustments Section for Residential Buildings" and applied to quality indicated. This result is multiplied by the quality factor to 
arrive at the cost The items are then totaled to arrive at Built-in Appliance Total Cost. 

Component # 10 - Fireplaces - Record the number and quality factor of fireplaces as appropriate. In most instances when there is 
more than one ftreplace, all will be approximately the same quality. In instances where two or more fireplaces are drastically different in 
quality, it will be necessary to record the extra fireplace in the accessory building section. 

OJ. 
Fireplace - 1 Sty. ffi! 16 
Fireplace - 1 \6 Sty. 
Fireplace - 2 Sty. 
Additional Fireplace Same Stack 
Freestanding Fireplace 
Heatilator and Fan 
Fireplace Total Cost 
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FIREPLACES 

No. Rate 
4.245 
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Quality 
Factor 

1.00 
Cost . 

4.245. 

4.245. 



The information recorded above indicates that the building has a one story fireplace of average quality. The rate is found in Section 
10 of the "Residential Adjustments to Base Costs" and applied to the number indicated. The result is then multiplied by the quality factor to 
arrive at the cost The items are then totaled to arrive at Fireplace Total Cost 

Component # II - Attics and Dormers - Indicate whether or not there is an expanded attic or dormer and if they are finished or 
unfinished by placing a 0 for No and a I for Yes in the appropriate boxes. If there is an attic. enter the quality code and the square feet of 
floor area directlv below the attic in the appropriate boxes. If there is a dormer(s) enter the quality code and the lineal feet in the appropriate 
boxes. . 

ATTICS and DORMERS 

Expanded Attic 

Dormer 

O=No 

O=No 

I = Yes 

I = Yes 

91. AreaIL.F. Rate 
Attic LtZI 16 1000 9.86 
Dormer ~ 
AtticIDormer Total Cost 

54[!] 
56(] 

Finished 

Quality Unf. 
Factor Fact. 
1.00 

O=No I = Yes 55 [!] 

Cost. 
9.860. 

9.860. 

The information recorded above indicates that there is an expanded attic which is finished. The area below the attic is 1.000 square 
. feet. The rate is found in Section I I of the "Residential Adjustments to Base Costs" section and is applied to the area indicated. The result is 

then multiplied by the quality factor to arrive at the total cost If a building has an expanded attic or dormer which is unfmished, the cost will 
be factored by placing .50 in the box labeled "Unf. Fact." (See page I - 76 for definitions of attic). 

Component # 12 - Porches, Decks and Patios - Enter the quality and square foot floor area for the various types of porches, decks 
and patios. If there are several open porches of the same class or quality, the floor areas may be added together and one area entry recorded. 
Space is provided for up two different grades or qualities of each porch type. If more variations are found necessary. record the data in the 
space provided for Accessory Buildings. 

PORCHES, DECKS and PATIOS 

Quality 
QI. Area Rate Factor Cost. 

Deck ~ 12 120 6.22 0.50 373. 
Patio ~ 16 200 6.22 1.00 1.244. 
OQen Porch ~ 16 120 13.04 1.00 1.564. 
OQen Porch ~ 
Enclosed Porch ~ 
Enclosed Porch ~ 
Porches and DeckslPatios Total Cost = 3.181. 

The information recorded above indicates the building has an average quality patio of 200 square feet, an extremely poor deck of 
120 square feet and an average grade porch of 120 square feet. The rates are found in section 12 of the "Residential Adjustments to Base 
Costs" and applied to the square footage indicated. The result is multiplied by the quality factor for each item to arrive at the cost per item. 
These costs are totaled to arrive at Porches, Decks and Patios Totals Cost. 

Component # 13 - Garages - Basement garages. attached garages, carports and canopies require an entry for quality plus the square 
feet of floor area of each type. If there is more than one item of a type, add the area together and record the overall quality of all items (For 
Built-in Garages - See page I - 79). 

ATTACHED GARAGES, CARPORTS and CANOPIES 

Quality 
. Ql. Area Rate Factor Cost 

Basement Garage 
Attached Garage ~ 16 288 23.05 1.00 6.638. 
Garage Total Cost 6.638. 
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The information recorded above indicates that the building has an average grade attached garage with 288 square feet. The rate is 
found in Section 13 of the "Adjustments for Residential Buildings~ and applied to the square feet area indicated. The result is multiplied by 
the quality factor to arrive at the cost. The items are totaled to arrive at Garage Total Cost. (Built-in Garages should be calculated under 
items 4 Structure as Unfmished Area) 

Component # 14 - Other Items - This section includes such items as paving, swimming pools. carports, canopies. detached garages 
and farm bUildings. Farm buildings are located in Volume II (pages II-107 through 114). The remaining items are found under Section 14 of 
the "Adjusnnents for Residential Buildings". These items are recorded in the space provided on the Property Record Card. The ID Numbers 
together with a brief legal description of the accessory buildings are recorded with the Class of quality, width, length, and height if required 
to arrive at the cost per item. The cost conversion and final net condition are applied to arrive at depreciated cost for the items. 

Flat Adds - For items which occur infrequently or which do not lend themselves to uniform tabular presentations. it is necessary 
for the enumerator to identify, price and depreciate each item. Space for these entries is provided in the area under Floor Area computations. 
NOTE: items considered in this section are at the discretion of the appraiser and should be made carefully and with supporting data 

Building Valuation Summary - After all information is recorded and calculated in the appropriate section, it is transferred to the 
Building Valuation Summary Section of the Property Record Card. An example of how the information is recorded is shown below. 

BUILDING VALUATION SUMMARY' 

QJ Basement Total Cost 
[!] Final Adjusnnent Structure Base cost 
@] Slab Adjusnnent (-) ( - minus) 
@] Heating! Cooling Total Cost 
~ Plumbing Total Cost (+) 
~ Built-In Appliances Total Cost 
~ Fireplace Total Cost 
!!II Attic!Dormer Total Cost 
~ Porches and DeckslPatios Total Cost 
[!II Garages (Att. & Bsmt.) Total Cost 

An. Carport or Canopy Total Cost 
TOTAL BASE REPLACEMENT COST (2001) 
Cost Conversion Facto'r 
Base Replacement Cost New 
Final Net Condition 
Structure Appraised Value 
Structure Flat Adds 
PRINCIPAL BUILDING APPRAISED VALUE 

~ Accessory Buildings RCNL 
Accessory Improvements RCNLD 
Accessory Flat Adds 
ACCESSORY ITEMS TOTAL VALUE 

TOTAL BUILDING AND ACCESSORIES APPRAISED VALUE 
Other Principal Structures 
Total Land Value 
TOTAL PROPERTY APPRAISED VALUE 

(+) 17.290. 
(+) 133,252. 
(-) 1.432. 
(+) 12,076. 
(+) 4,490. 
(+) 365. 
(+) 4,245. 
(+) 9,860. 
(+) 3,181. 
(+) 6,638. 
(+)-. 
= 189,965. 
(x) 1.00 
= 189,965. 
(x) 1.00 
= 189,965. 

(+) ---. 
= 189,965. 

(+),---, 
(+)-----. 
(+)l---

(+) 189,965. 
(+)----. 
(+) 75.000. 

264.965. 

In this section the appraiser applies the cost conversion to the 2001 Building Replacement Cost to arrive at the Replacement Cost 
New for the year in which the appraisal is being done. Depreciation from all causes is also entered in this section and applied to arrive at the 
Depreciated Building Cost Land value is added to the Appraised Value to arrive at the Total Appraised Value. 
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Explanatory Notes for Residential Adjustments 

UPPER FLOORS 

In buildings with more than two full stories, all upper floors should be added together and the total square footage placed in the 
Upper Floors Section of the Property Record Card. The price selected would be the price for the total square footage for upper floors. For 
example; in a three story building with 750 square feet on each floor, the upper floor area will be the total floor area on the second and third 
floor, i.e. 1,500 square feet. The price selected would be from the upper floors table at 1,500 square feet. 

UNFINISHED HALF STORY DEDUCTIONS 

If a half story is unfinished, this is adjusted under the unfInished half story adjustment of the Property Record Card. When making 
this adjustment the square footage used should be based on the floor area below the half story and not the usable area in the half story. 

SLAB ADJUSTMENTS 

Any portion of a building that is on a concrete slab should be adjusted under Item #5. This applies to living areas of a building on a 
slab and also portions of a building classified as either a built-in garage or a built-in porch. 

All residential classes include an unfinished attic in base cost. This attic is assumed to be an area suitable only for storage space 
and cannot be realistically converted into usable living area 

EXPANDED ATTIC 

Any area less than a half story, which could realisticallv be used for living space, should be treated as an expanded attic. Costs are 
given under Section # 11 of the "Residential Adjustment to Base Costs". These costs are for a finished, expanded attic and should be applied 
based on the floor area directly below the expanded attic. Included in the cost are interior finish and exterior structure. For expanded attics 
that are unfinished. the cost selected should be factored by .50 to adjust for the unfinished area. 

BUILT-IN PORCHES 

A built-in porch is defined as an area under the main roof of the principal building which is actually an unfinished portion of the 
principal building. It may have living area above or below it 

When considering enclosed built-in porches, the area of the porch should be included in the floor area calculation for the base cost. 
The unfinished porch should then be deducted under Item # 4. "Unfinished Full Story". 

For built-in open porches the area of the porch should not be included in the floor area calculations. Only the actual living area per 
floor in the dwelling should be considered to obtain the base cost. The porch should be added under Section # 12, "Porches and Decks". 
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RESIDENTIAL ("R" SERIES) BUILDING CLASS DETERMINATION 

In order to classify residential structures, it is necessary to understand the construction characteristics of the various classes of buildings. The 
quantity, quality and types of materials and quality of workmanship determine construction characteristics. Building class is determined by 
comparing the building characteristics given for each class with the building construction found during physical inspections. Actual value 
determinations may dictate a shift in class, up or down, as results may demonstrate. 

A general description of each building class is as follows: 

CLASS R-12: LOW (pOOREST) QUALITY 
The lowest cost dwelling unit providing minimal shelter. Materials and construction methods are of the lowest quality. Plumbing typically 
includes minimal bathroom and kitchen facilities. Construction methods may not meet today's building standards. 

CLASS R-13: FAIR QUALITY 
This class of dwelling is built with sub standard quality material having defects (seconds). Workmanship is below professional standard. ofa 

... semi or unskilled caliber. These units typically have wood floors in a portion of the dwelling. Plumbing usually consists of a three-fIXture 
bath and kitchen sink. 

-
-

-I 

CLASS R-14: BELOW AVERAGE QUALITY 
The dwellings in this class will generally be found with adequate electricity, heat and plumbing, but the fixtures are commonly below average 
quality. The floors will occasionally be of inferior quality hardwood or a mix of hard and softwood. Partitions are dry wall or low quality 
plaster. The floors and roof framing is usually less than standard. This class is considered to have the essential conveniences. 

CLASS R-15: AVERAGE QUALITY 
This class of dwelling is almost comparable to one of standard quality, an average of all existing housing. It contains all the conveniences 
usually found in a standard quality dwelling, but either the materials or workmanship used in the construction of this type of dwelling is 
slightly inferior to that used in a standard quality dwelling built today. 

CLASS R-16: STANDARD QUALITY 
Dwellings in this class are typical of loday's construction, materials and methods. This class unit meets current building code standards. 
They are well framed, with rafters and floor joists of standard size and spacing. Plumbing consists of a kitchen sink. dish washer, water 
heater, laundry facilities and multiple baths. The floors are carpet or hardwood, but with occasional tile finish. A developer typically builds 
this class of dweIJing on a mass production basis (large-scale residential developments). 

CLASS R-17: ABOVE STANDARD QUALITY 
The dwellings in this class have materials and fixtures of above average quality and good workmanship. Plumbing fixtures and fittings are of 
above average quality. The kitchen has ample built-in cabinets. This class dweIJing may have some exterior ornamentation and interior 
refinements. These units are found mass-produced in better grade developments. 

CLASS R-18: GOOD QUALITY 
This class dweIling has materials and fixtures of good quality and good workmanship. They are welJ framed with rafters and joists exceeding 
minimal standards. The plumbing and heating found in these dwellings are of better quality. The floors and walls have better quality 
materials and finish. These dwellings typically have some exterior ornamental (brick or stone fronts) as well as interior refinements. This 
class of dwelling may be found in smaller developments. Units have some degree of customization. 

CLASS R-19: IDGH QUALITY 
This class includes dwellings of a higher quality than those cited above. Better grade construction, quality materials and workmanship are 
evident. Good quality plumbing is included, which may also include additional fixtures, such as whirlpool baths or saunas. Interior finish 
includes cabinets and wood trim of finer woods, including some wood paneling. These units typically show some emphasis on both interior 
and exterior refinements. This class of dwelling reflects custom housing built from the developer's plans. 

CLASS R-20: SUPERIOR QUALITY 
These dwellings use superior quality construction, having a low maintenance exterior of stone, stucco, or brick and with some special 
architectural highlights. Interior finishes and appointments are superior quality. Heating and cooling units are of superior quality utilizing 
multiple zones. Units are typically custom designed by an architect for the property o .... ner. 

CLASS R-21: MANSION QUALITY 
This mansion quality class dwelling is based upon a customized architectural design with construction typically supervised by the architect 
Workmanship, interior elements and finishes, and exterior ornamentation are high quality. Multiple HV/AC units are typical in this class. 
Some dwellings may have gated or brick/stone entrance ways. 
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CLASS R-22: ESTATE QUALITY 
This class of dwelling has an excellent quality of construction, being supervised by an architect. These homes are built from detailed 
architectural plans and written specifications for a custom builder. Workmanship on exterior and interior ornamentation is of very high 
quality requiring exceptionally skilled craftsmanship. Special engineering and special construction may be needed to support unusual 
architectural elements. This class may have housing for staff or guests within the same building and a separate service entrance. 

CLASS R-23: HIGHEST ESTATE QUALITY 
The dwellings in this class use the highest lUXUry quality of construction. This dwelling is built for an individual without regard to resale 
value. Architectural expression may be a major element of the design. Opulence and eccentric details are considered typical in this class. 
Unusual features, such as imported tile, bronze and gilded fixtures, hand carvings, rare woods and stones and works of art are characteristic 
of this class. 'May contain special structural elements to support special features not typically found in residential construction. Arrangements 
frequently include separate service entrance areas, housing for staff and guests in separate buildings. 

CLASS R-27, R-28, R-29, R-30: FAIR, AVERAGE, ABOVE AVERAGE AND GOOD QUALITY 
SEMI-DETACHED RESIDENCES 
These classes are comparable, in quality of materials and workmanship used in their construction, to a single-family residence of the same 
quality. They differ from the single-family residence in that one or a portion of one of their walls is a party wall. 

CLASS R-33, R-35, R-37, R-39: FAIR, AVERAGE, ABOVE AVERAGE AND GOOD QUALITY 
ROWHOUSEffOWNHOUSE 
These classes are comparable, in quality of materials and workmanship used in their construction, to a single-family residence of the same 
quality. They differ from the single-family residence in that two or a portion of two of their side-walls are party walls, except for, the end 
units which have one party wall. 

CLASS R-43, R-45, R-47, R-49: FAIR, AVERAGE, ABOVE AVERAGE AND GOOD QUALITY 
TWO TO FOUR F AMlL Y APARTMENTS 
These classes are comparable, in quality of materials and workmanship used in their construction, to a single-family residence of the same 
quality. They differ in that they are multi-family dwellings having two to four apartments in each building. 

CLASS R-SO, R-51, R-52, R-S3, R-S4: LOW, FAIR, AVERAGE, GOOD AND HIGHEST 
QUALITY MOBILE HOMES 
Mobile homes are typically towed to the site. The lowest class (R-50) mobile home provides minimal shelter, with low quality material and 
construction. The quality of material and construction increases as the classes progress to the highest quality class (R-54), which is almost 
comparable in quality to a prefabricated dwelling. 
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Examples of Open and Built-in Porches and Attached and Built-in Garages 

Porches and DecksfPatios - A distinction must be made between porches which are actually an unfInished 
portion of the principal building and classifIed as "Built-in" and porches which have their own roof and are attached 
to the principal buildings. 

These attached porches are either "open" meaning there are no sidewalls except those of the principal 
building or "enclosed" with permanent type walls and windows. The class of porch depends on the quality of the 
materials used and the extent of the fInish. 

Op./1 Porch Two-Story Open Porch Bullt-'n Pore" 

Garages - Built-in garages are defIned as having garage area built into the first floor level of the principal 
building and covered by an upper story that is or could be used as living space. The area used for built-in garages is 
recorded as unfinished area under "Structures". A garage is also considered built-in if two full walls are common 
with the principal bUilding. " 

An "Attached Garage" is defined as a garage with one wall common with the. principal building having its 
own roof. It may be considered as having its own roof even though there is no break in the roofline between the 
garage roof and the roof principal building. 
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Computation Procedures for Semi-Detached Dwellings 

This classification is provided for single ownership of each dwelling unit of a semi-detached dwelling the 
defInition of which is two side by side, attached, single family residences. 

The base replacement cost is based on the floor area per story of each dwelling unit with a party wall 
included. 

This base replacement cost is computed by multiplying the square feet of floor area per story of that dwelling 
by the unit cost per square feet of floor area per story that is provided. 

As an example, a semi-detached dwelling of average quality, with a fIrst floor area of 1,400 square feet and a 
second floor area of 1,000 square feet, has two dwelling units. One has a first floor area of 800 square feet and a 
second floor area of 500 square feet and the other has a fIrst floor area of 600 square feet and a second floor area of 
500 square feet. Each of these dwelling units should be computed separately on its own property record card. The 
computation procedure for determining the base replacement cost of each of them is as follows: 
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Dwelling #1 

First Floor Story 

Second Floor or 
Upper Story 

Dwelling #2 

First Floor or Story 

Second Floor or 
Upper Story 

800 sq. ft. 

. 500 sq. ft. 

600 sq. ft. 

500 sq. ft. 

$65.04 

$44.25 

$69.77 

$44.25 

Base Replace­
ment Cost 

S52,032 

mm. 
$74,157 

Base Replace­
ment Cost 

$41,862 

mm. 
$63,987 

For adjustments of semi-detached dwellings, see residential adjustment procedures and cost schedules. 

NOTE: Each of the dwelling units ofa semi-detached dwelling should be enumerated and computed on separate property 
record cards, even though the entire dwelling is under one ownership. This is due to one or more factors that may influence the market 
value of each of the units. These factors may be remodeling, an addition to one of the units, effective age, etc. 

Rowhouseffownhouses 

The base replacement cost for units ofrowhousesltownbouses is based on a dwelling unit with two party walls included. This 

-

-
base replacement cost is determined by mUltiplying the square feet of floor area per unit by the square foot cost per story. -

For exterior or end units ofrowhouses/townhouses, a factor of 1.07 should be applied because the unit costs are based on the 
interior units which have two party walls whereas an exterior or end unit has only one party wall and an outside wall (or its own wall). 

As an example, an interior unit rowhouse of average quality of 600 square feet first floor and 500 square feet second floor 
would be computed as follows: 

Base Replace-
Item Area Rate ment Cost 

First Floor or Story 600 sq. ft. $64.43 $38,658 

Second Floor or 
Upper Story 500 sq. ft. $35.38 $17.690 

$56,348 

As another example, an exterior unit rowhouse of average quality with 600 square feet first floor and 500 square feet second 
floor would be computed as follows: 

First Floor or Story 

Second Floor or 
Upper Story 

600 sq. ft. 

500 sq. ft. 

Single Family Residences Converted to Multi-familv Use 

$64.43 

$35.38 

Base Replace­
ment Cost 

$38,658 

$17,690 

$56,348 
x 1.07 

$60,292 

Whenever a single family residence has been converted to multi-family use, it should be enumerated and computed as a single 
family residence, then by use of the adjustments provided, adjusted for plumbing and kitchen units over and above those which are 
found in the single family residence. Other adjustments should be made in the same manner as those of a single family residence. 
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Two to Four Family Apartments 

This classification is provided for those buildings designed and built as two, three or four family apartments, 
with over and under or side by side apartment units and of one ownership. For single ownership of each side by side 
unit see Semi-detached Residences or Rowhouse!Townhouse. 

The base replacement cost of two to four family apartments is based on the total floor area'per story of the 
bUilding. This base replacement cost is computed by multiplying the floor area per story of the building by the unit 
cost per square foot of floor area per story that is provided for each of the types of apartments included in this 
classification. 

As an example, a two story, four family apartment, two apartments per floor, having a first floor area of 
1,200 square feet and a second floor area of 1,200 square feet would be computed in the following manner: 

Base Replace-
Item Area Rate ment Cost 

First Story 1,200 sq. ft. $75.27 $90,324 

Second or Upper 
Story 1,200 sq. ft. $44.96 $53,952 

$144,276 

.. A four-story four family apartment, one apartment per floor, baving 1,000 square feet of floor area per story 

-
-
,. 

-

would be computed as follows: 

First Story 

Second through 
Fourth or Upper 

Stories 

1,000 sq. ft. 

3,000 sq. ft. 

$79.42 

$41.12 

Base Replace­
ment Cost 

$79,420 

$123.360 

$202,780 

For adjustments to two to four family apartments, see residential adjustment procedures and cost schedules. 
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MOBILE HOME VALUATION 

Introduction 

This section of the Real Property Appraisal Manual includes procedures which will enable tax assessors to 
estimate the fair market value of mobile homes located in their respective taxing districts. 

The base cost schedules are arranged in five mobile home classes and may be found starting on Page lIM.l of 
the appraisal manual. 

Class R-50 - Low Quality 
Class R-51 - Fair Quality 
Class R-52 - Average Quality 
Class R-53 - Good Quality 
Class R-54 - High Quality 

All dimensions are exterior measurements excluding the front hitch. The cost schedules do not include the 
typical costs for personal property items such as furniture. free standing appliances and draperies. The allowance that has 
been made for these items depends upon the quality of the unit. The base costs do include permanently installed built-in 
cabinets, wardrobes, vanities, appliances and floor coverings as well as those items listed in base specifications for the 
respective class. 

Most adjustments to the mobile home base specifications can be made from the Mobile Home Adjustment 
Section which may be found on Page II-54. Adjustments for heating and cooling may be secured from the Residential 
Adjustment Section of the Manual. 

The costs provided for mobile homes are as of October 2001, which is the same base year for all other costs in 
the Manual. Typical delivery costs, set up charges. and all standard items listed in the base specification for each class 
are included in the base cost schedules. Separate effective age depreciation tables are provided for the mobile home 
classes. The depreciation tables may be found on Page 1I-136.1. 

Cost Conversion Factors, for the appropriate year, may be obtained from Table RR-I on Page II-I53. 

DESCRIPTION OF SUBJECT PROPERTY 
Example 

The mobile home valued in this example is an average grade 12' x 56' unit with two bedrooms, living room, 
kitchen. two full bathrooms and a 4' x 10' tip-out room. The unit has an actual age of 8 years and an effective age of 5 
years. The kitchen includes wood cabinets, formica covering on the counter, a counter top electric range and electric wall 
oven, built-in dishwasher, a double stainless steel kitchen sink, vinyl asphalt flooring and acoustical paneled tile ceiling. 
The living room and bedrooms have wall to wall carpeting, paneled walls and acoustical paneled tile ceilings. In 
addition, the living room has built-in shelves and the bedroom each contain built-in dressers. The bathroom has vinyl 
asphalt tile flooring. marlite walls and acoustical paneled tile ceiling. 

The unit has oil fired forced hot air heat with central air conditioning and a 3D-gallon electric hot water heater. 

In addition, the property has a 10' x 20' aluminum porch covering, a separate 12' x 20' carport, an 8' x 8' 
aluminum storage shed and aluminum skirting, (excluding tip-out area). 

This mobile home is located in an average grade park with paved streets, p'aved off-street parking, concrete 
patios for all sites. and street lights. The unit does not suffer from any location or economic obsolescence. For units 
located in parks that are above or below average. the "Mobile Home Calculation Sheet" contains provisions for the 
application of MarketILocation Factor to reflect the value impact an individual park may have on the Market Value of a 
unit. 
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PLOT PLAN 

Example: -
. 

12 

U:HED 
MAIN UNIT -

-
10 56 

12 -CANOPY 

20 4 

}o 20 
... 

CARPORT 

EXPANDABLE ROOM -
... 

SQUARE FOOT CALCULATIONS -
Main Unit 12' x 56' = 672 Sq. Ft. 

Expandable Room 4' x 10' = 40 Sg Ft 

Total Floor Area = 712 Sq. Ft. -
Skirting 12' + 56' + 12' + 56' = 136 Lin. Ft. -
Canopy 10' x 20' = 200 Sq. Ft. 

Carport 12' x 20' = 240 Sq. Ft. 

Storage Shed 8'x 8' = 64 Sq. Ft. -
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MOBILE HOME CALCULATION SHEET 
DEMO CLASS R - 52 

Identification Data ~M~o-d~e~I----~C~H~A~M~P~IO~N~--~Y~e-ar~2~00~1~------~ 

Owners Name JOHN DOE Sales Data PURCHASED SEPT. 2001 
Site Number 9 $30,000 
Address KADOTCOURT COMPUTATIONS 

PORCHES/DECKS, GARAGES, CARPORTS ETC 
DESCRIPTION Item Width Length 

Foundation: Yes No X CANOPY 10' 20' 
Roof: Flat X Gable CARPORT 12' 20' 

Wood Metal Shingle STORAGE 
Exterior Wall: Alum. X Wood SHED S' 8' 
Int. Fin. Plywd Panel X Other X BASE COST CALCULATION 
Floors: Vinyl X Carpet X Other Item 
Plumbing: 4 Fix. 3 Fix 2 2 Fix Number Quality Unit Cost 

1 Fix Rough - in Base 712 37.70 
Heating: F. H. A. X Electric 

Comb. Heat. & Cool. X Other 
Built-in App.: Dishwasher X Other 
Fireplace: Yes No X 
Number of Rooms 4 
Number of Bedrooms 2 ADJUSTMENTS TO BASE COST 
Other Items Item Area or Unit 

MOBILE HOME SKETCH Number Quality Cost 
20.2 1 1040 

12 21.7 1 954 
22.1 200 5.24 

MAIN UNIT 22.2 240 8.65 
22.4 64 10.31 
22.8 136 4.81 
* 6.9 712 3.58 

56 Sub Total 

CANOPY A. Replacement Cost 
B. Cost Conversion Factor (Mercer) --

20 
C. Total Replacement Cost New 

DEPRECIATION 
D. Eff. Age Dep. 0 

CARPORT E. Obs. Phys. Condo 0 
F. Total Phys. Dep. 0 

t------------------------------------------I G. Net Phys. Condo (100% - F) 
MOBIL HOME CLASS R - 52 Effective Age 1 H. Deprec. Value of Improvements 

~---------=~~~~~~~~~~~~----~ 

Floor or Part 
MAIN UNIT 
EXPANDABLE 
ROOM 

FLOOR AREA COMPUTATIONS (c) x (g) 
Width 

12' 

4' 

Length Area I. Market! Locator Factor 
56' 672 Indicated Improvement(s) Value 

10' 40 
Add Land Value ( If Applicable) 

TOTAL APPRAISED VALUE 
Notes 

Rounded $ 35,800 

+ 
-
+ 
+ 
+ 
+ 
+ 
+ 
+ 

Area 
200 
240 

64 

Total 
26,842 

Total 
1040 
954 

1048 
2076 
659 
654 
2548 

8,979 
35,821 

1.00 
35,821 

1.00 

35,821 
1.00 

35,821 

35,821 

Measured by GJL Classified by T JR Extended by FHM Checked by JVL 
Date 10/2001 
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COMMERCIAL-INDUSTRIAL BUILDINGS 

Introduction 

The structural shell of commercial and industrial type buildings is used as the basic cost component for 
calculation of the replacement cost. The structural shell, as used in this manual includes the foundation, 
structural frame, 1st floor (no floor finish) roof and roof cover. Costs of all other components, which 
vary greatly from building to building, must be added to the base cost of the structural shell. 

Specialized shell types with somewhat standard construction materials and costs are set aside as 
specialty classes. Included are pre-engineered, light steel buildings (Butler type), service stations and special 
use buildings such as those used by quick food franchise businesses (McDonald's, Ginos, Burger King, etc). The 

- base costs of pre-engineered buildings include the structural frame, floor, roof and a standard exterior wall 
such as aluminum, enameled steel, etc. 

-
-

Base costs of service stations and special use buildings include the structural shell, exterior wall and 
interior finish but none include the costs of the plumbing, heating and accessory items (except for vehicle 
overhead doors which are included in the service station base costs). 

The eleven basic structural shell types are described briefly as follows: 

Class 101 - Light Wood - includes all buildings heving a structural frame of predominantly dimensional 
lumber (2" x 4",2" X S", 2" x 8", etc.) using construction techniques similar to those used for residential build­
ings. 

Class 102 - Hea~ Timber - includes all buildings having a structural frame predominantly of heavy wood 
timbers (4" x 4",4" x S~ S" x 8", etc.). This type includes the so-called "mill construction". 

- Class 103 - Masonry Load Bearing - includes all buildings having a structural frame of predominantly 
masonry materials. These may include a combination of brick, block, tile,or stone. The interior structure 
members may be either steel or wood if the masonry load bearing walls are limited to the exterior walls. 

.. Class 104 - Reinforced Concrete - includes all buildings having a structural frame of predominantly 
reinforced concrete. 

Class 105 - Steel Frame - includes all buildings having a structural frame of predominantly steel 
,.. members. 

-

-

Class lOS - Fireproof Steel Frame - includes all buildings having a structural frame of predominantly 
steel members covered with a variety of fireproofing materials including concrete encased steel. 

Class 107, 108, 109 - Lightweight Steel Frame - Class 107 has a galvanized steel exterior; Class 108,an 
enameled steel or aluminum exterior and Class 109 has an insulated sandwich panel exterior. These shell types 
will include the majority of buildings usually classified as pre-engineered buildings using such trade names as 
Butler, Armco, Stran-Steel, etc. Occasionally pre-engineered techniques will be applied to produce structures 
which do not fall under the classification or specifications intended here. For example, a pre-engineered 
building with a height over one story should be classified as a Class 105 (Steel Frame) and the exterior wall 
finishes accounted for separately. 

Classes 123, 124, 125, 12S, 127 - Service Stations and Classes 133, 134, 135, 13S, 137, - Specialty Buildings 
and 145 - Garden Apartments - are included in the structur81 shell groupings although buildings in these classes 
have specialized characteristics or are generally recognized as a special class. There are 5 special classes of 

- service stations and specialty buildings which reflect the use of special construction materials as well as the 
quality of materials and workmanship. The specialty buildings are generally considered to be standardized 
types of buildings built for fast food chains where efficiency, uniformity and instant recognition are the main 
objectives. Garden apartments are included in Class 145 with quality factor adjustments because this class of 

.. property is generally classified separately for convenience. 

For information of what is included in each shell type, see the base specifications for that shell type. 

,.. 
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Commercial-Industrial Building Classes 

Shell Types 

Light Wood 
Heavy Timber 
Masonry Load Bearing 
Reinforced Concrete 
Steel Frame 
Fireproof Steel Frame 
Lightweight Steel Frame 

Galvanized Steel Exterior 
Enameled Steel or Aluminum Exterior 
Insulated Sandwich Panel Exterior 

One Story Basement with Concrete First Floor 
One Story Basement with Wood First Floor 
Dock High Foundation 
Service Stations 
Specialty Buildings 
Garden Apartments 

Wall Ratio 

Class 

101 
102 
103 
104 
105 
106 

107 
108 
109 
no 
III 
112 
123 thru 127 
133 thru 137 
145 

The base unit cost applicable to commercial and industrial buildings is influenced by the relationship of 
the perimeter to the ground area of the building. This relationship is expressed as the "Wall Ratio" and the 
base unit cost tables show such wall ratios for commercial and industrial buildings • 

. The wall ratio is' computed by dividing the ground area of the building by the perimeter.' For 
example, the wall ratio of" a building ,36' high, 80 feet by 20 feet is 8, col!lPll"ted as follows: 
80 x 20 = 1,600 square feet ground area. Two sides of 80 feet(80 x 2 = 160) plus front and rear 
20 feet each(20 x 2 = 40) or 200 feet. 1,600 divided by 200 = 8 (wall ratio). 

This procedure applies for buildings with the same structural shell type regardless of any 
variations in story height. 

For buildings with variations in structural shell, the wall ratio for each section of the 
building must be calculated separately. For example, the sketch below shows a building with a 
steel shell type (Class 105) and a masonry load bearing shell type (Class 10.3). 

100 
30 

® 
r-----
I 

36' h 
I @ 100 I 10 

CLASS I 24'h 
103 I CLASS 

l 105 
50 50 

To calculate the wall ratio for this building each section should be considered separately and computed 
as follows: 

Class 102 2 story area (24' high) = 50 x 70 = 3,500 square feet 
Perimeter = 50 + 70 + 50 + 70 = 240 feet 
Wall ratio = 3,500 divided by 240 = 14.58 

Class 19,2 3 story area (,36' high) = 50 x 100 = 5,000 square feet 
50 x 30 = 1,500 square feet 

6,500 

Perimeter = 50 + 100 + 100 + 30 + 50 + 70 = 400 
Wall Ratio = 6,500 square feet divided by 400 - 16.25 

Since ~he b~se co~s reflect only the structural shell of the building, wall ratios must be 
calculated J.n this fashion to arrive' at the proper replacement costs. 

I - 84 REVISED 4/79 

-
-

-

-
-
-

-
-
-
-

... 

-

-
-. 

--



... 

,.. 

-

-
-
-
-

-
,. 

... 
,. 

-
-

... 

-

Recording and Calcul1ting P~ocedures for Commercial-L,dustrial Buildings 

Building Description on Commercial-Industrial Property Record Card 

The first section of the Property Record Card relates to information of an overall nature necessary for 
classification and depreciation of the principal building. Data which must be recorded includes overall building 
classification, predominant use and special features or conditions which may effect value and the physical 
condition together with any possible functional or economic obsolescence that may be observed. 

This data, as well as all other information required, must be recorded carefully and uniformly in the 
spaces designated in order for the data to be capable of being encoded for computer input. Even if there is no 
intention of computer application in the near future, it is helpful·to have the required data recorded with 
uniformity. 

vwncr AOAMS INC. 
Street Address //5 MA/N ST. 

CCHffiRCIAL BUILDING DATA 

:Fc; Card Code 

Bu:l.lding Number 

Preciondnant. Sb ell Type 321/05 
Predominant Use Type 1 - Apt. 2 • Coam. 3 - Indua. 3~~ 
Overall Qualit.y 1· Low 3 - Average 5 • High 363 

Year Built 371/ 975 
DEPRECIATION 

1113 Condition 1 - Poor 2 • Fair 3 • Nonnal 4 - Good 5 - Excel. 
Effective Age in Years 421000 
l~ - (Eft. Age Dep • ....Q...~ Obser. Phys. Cond. Qj.) 

- Physicel Net Condition 451/00 
OBSOLESCE2lCE 

l~ - (Fune. Obsol • ...Q..1. + Eeon. Obaol. ~.,,) 
- Obaol. Net Condition 481/00 

Physical Net Cond. IOO • .Q..:!. x Obaol. Net Cond.1QQj. 

5111001 • F'inal Net Condition 

Card Code - At this time, since no computer program is in effect, the enumerator need not make an 
entry in this space whenever it appears on the card. This entry will be necessary only when a computer pro­
gram is in effect for the manual. 

All other items in this section should be filled in as indicated. It is important that they be filled in 
completely and accurately to facilitate calculation procedures. In Commercial-Industrial buildings with more 
than one shell type or more than one use, the PREDOMINANT Shell Type and use of the building should be 
entered. 

Structural Shell - The information required to be recorded in this section of the Commercial-Industrial 
Property Record Card by the appraiser under the appropriate heading includes: 

Segment -The structural shell of the building being listed is given a segment number. If the building 
has more than one shell type and/or one shell type but different story heights (for example - a four story 
segment and a five story segment), each is given a segment number which is recorded in the space 
provided. 

Quality - The quality code number (for example 3 = Average) given in this section is recorded in the 
proper space for the building or for each segment of the building. 

Stories/Height - The height (for example 60 feet) of the building or of each segment is 
recorded in the space provided. NOTE: The number of stories are entered for Class .145, 
Garden Apartments. 

Ground Area - The ground area in square feet of the building, or of each building segment, is recorded in 
the space provided. 

Perimeter - The perimeter in lineal feet of the building or,of each segment, is recorded in the space 
provided. NOTE: The perimeter should not be recorded for Shell Types 123 thru 127, 133 thru 137 and 
145. (Service Stations, Specialty Building and Garden Apartments) • 
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Shown below is an example of how this information is recorded and calculated. 

The i.."li'ormation recorded in the example above shows that we have a building with three shell 
types; 104 Reinforced Concrete, 105 Steel and 110 Basement with concrete first floor. Segment 1 
is average quality, 60' high with a ground area of 1,770 square feet and a perimeter of 190 lineal 
feet. Segment 2 is also average quality, 48' high with a ground area of 19,004 square feet and a 
perimeter of 640 lineal feet. Segment 3, the basement area, is average quality, 12' high ... -ith 
1,770 square feet of ground area and a perimeter of 190 lineal feet. 

Extension of the figures indicate a Wall Ratio of 10 for Segment 1, 30 for Segment 2, and 10 
for Segment 3. Since all segments were classed as average, a quality factor of 1.00 is used for 
each segment. Rates are found in the cost schedules for the various shell types and placed in the 
spaces provided. The costs are then added to arrive at the Structural Shell Base Cost. 

NOTE: 1. Any variations from base specifications should be made under the Standard Building 
Accessories heading on the Property Record Card. 

2. All upper floors must be added as found since none are included in the base specifica­
tions for Shell Types 101-106. This is accomplished in the Standard Building Accessories 
portion of the Property Record Card. (See Page 1-91). 

Exterior Wall Finish - The information required to be recorded in this section to properly record the 
construction characteristics of the exteriOr wall includes: 

~ - The code number (for example 7 = Face Brick on Block) is recorded in the space provided 
for each type of exterior wall finish found. If a material is found that is not listed on 
the Commercial-Industrial Property Record Card, it should be compared with those that are 
listed and placed in an equivalent category. NOTE: More than one type of exterior wall finish 
may be found on a segment of a building. Each type should be recorded as a separate entry. 

Quality - The quality code number (for example 3 = Average) for each type of exterior wall 
finish is recorded in the space provided. KOTE: More than one degree of quality of exterior 
may be found on a segment of a building. If found, each should be recorded as a separate 
entry. 

Wall Area - The square feet of wall area of each type and/or quality of exterior will finish 
found on each segment should be recorded in the spaces provided. 

NOTE: It is necessary to record this information only for Shell Types 101 thru 106. It is only necessary 
to record the exterior wall finish for Types 107 thru 109, 123 thru 127, 133 thru 137 and 145 if the exterior 
wall finish differs from that which is included in the base specifications for these types. The exterior 
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wall finish when different from the base specifications of these shell types should be recorded as an 
addition (+) and the wall finish included in the base specifications should be recorded as a deduction H 
since it is necessary to deduct the type of wall specified and add for the wall found. No entry is made 
for Shell1'ypes no thru ll2 since these types are for basements and dock high foundation. 

An example of how the exterior wall finish is recorded and calculated on the Commercial-Industrial 
Property Record Card is shown below. 

wID 
Typ~ Ql. Wall Ar~a Cost 

150048 

The information recorded above shows that the entire building has an exterior wall finish of Average 
Quality face brick on block totalling 31,260 square feet. The rate is found in Section 2 of the Adjustments 
section for Commercial-Industrial Buildings and applied to the wall area. The costs are added to arrive at the 
Exterior Wall Total Cost. 

NOTE: For buildings with more than one segment, it is not necessary to list each segment separately if 
the wall type is the same for all. The only time more than one entry is necessary is if more than 
one wall type is found • 

Interior Finish - The information that is required to be recorded in this section includes: 

~ - The code number of the interior finish type (for example 4 - Small Offices) or equivalent type of 
interior finish that is found should be recorded in the spaces provided for each type found. 

These types of interior finish include all architectural items inside a building such as ceilings, partitions, 
walls, floors, doors, floor coverings, painting, millwork, cabinets,and built-ins for all types of apartment 
and commercial construction. Industrial interior finish includes the various types of special utility 
systems required for industrial purposes including compressed air, cooling water, exhaust systems, 
water, gas, sewer,and power wiring systems. 

The type of interior finish selected depends on the actual occupancy or use which may be different than 
was originially intended. 

If a type of interior finish is found that is not listed in this section, it should be compared with the types 
that are listed and placed in an equivalent category. 

NOTE: No interior finish type is given for Services Stations (Shell1'ypes 123 thru 127), Specialty Build­
ings U33 thru 137) and 145 (Garden Apartments) because the interior finish is included in the base speci­
fications for these types of structures. No entry needs to be made in this section for these types of 
finishes. 

Quality - The quality code number (for example :3 = Average) for the overall quality of the 
type of interior finish found should be recorded in the space provided. 

Floor Area The square feet of floor area of each type of interior finish found should be recorded in the 
spaces provided. 

An example of how this information is recorded and calculated in this section of the Commercial­
lndustrial Property Record Card is shown below. 
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GJ INTERIOR FINISH 

Card Code 28 

Interior Finish Codes l=Apt. - Avg. Size 300 s.f. 400 s.f. 500 

s.f. 600 s.f. 700 s.f. 800 s.f. 900 s.f. 1000 s.f. and over 

2=Apt. Utility Area 3=Motel or Equiv. 4=~mall Off. or 

EQuiv. 5=Large Open Offices or Equiv. 6=Prof. Off. or 

Equiv. 7=Clinics or Equiv. 8=Large Retail Stores or 

Equiv. 9=Retail Stores or Equiv. 10=Banks or Equiv. 11= 

Warehouse 12=Light Mfg. Area 13=Heavy Mfg. Area 

Quality Codes 1 = Low 2 = Below Average 3 = Average 

4 = Above Average 5 = High 

Apt. Floor Area ~ No. of Apts. 

= Apt. Average Size So. Ft. 30 

Floor Ar 
17080 

L-.......... ---'-; 

The information in the above example shows that one portion of the building has a small office interior 
finish of average quality with a floor area of 17,080 square feet. Another portion has a large open office 
interior finish of average quality with a floor area of 57,012 square feet. The rate is found in Section 3 of the 
Adjustments section for Commercial-Industrial Buildings and applied to the square footage indicate. The 
extended costs are then added to arrive at Interior Finish Total Cost. 

Heating/Cooling - The information required to be recorded on the Commercial-Industrial Property Record 
Card for this section includes: 

Building Use Type - The code number for the building use type (for example 2 = Commercial) as listed in 
this section should be recorded in the space provided. 

Type of Unit - The code number for the type of heating and/or cooling unit should be recorded in the 
space provided. For example; 6 = Central Combined (Central heating and Cooling). 

If a building has one system that serves more than one type of building use, the most predominant type 
of building use should be recorded. 

If two or more types of heating and/or cooling units are found, each should be listed s~parately. NOTE: 
If a type I heating unit (Hot Water/Steam) is found, it should be indicated 0 = no or I = yes if the unit 
includes a boiler. . 

If industrial type unit heaters are found, the number of the types (small, medium or large) found should 
be recorded in the spaces provided for these types of units. 

Quality - The quality code number (for example 3 = Average) for the overall quality of each type of unit 
found should be recorded in the space provided. 

Floor Area - The square feet of floor area heated and/or cooled of each type of unit found should be 
recorded in the spaces provided. 
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An example of how this information is recorded and calculated is sho,",'!'! below. 

HEATlHGttOOLIHG 

Card Code 

Building US. Typ. Codes 1=Apt. 2=Co... 3=Indust. 

Heating/Cooling Unit Type Code. 1=Hot Water 2=Forced Hot 

Air 3=Unit Hraters 4;CrntraL Cooling 

6=Central Ce~b;n.d 7=Packag. Co~b;ned 

Heating/Coolina Quality Codes 

Bo;l.r Present for Type 1 Unit 

= Lew 3 = Average 5 = HI 

Heating/Cooling Base Cost 

Type 1 Boiler Adjustment Factor 

~eat;ng/Cool;n9 Predoainant Class 

Heating/COoling Adjusted Cost 

o = No 1 = Yes 

Industrial Unit Heaters 

Small Ind. Ht. 

lied. Ind. Ht. 

Large Ind. Ht. 

Unit He.ters Total Cost 

The information recorded on the example indicates that the building has a commercial type central 
combined system (Central Heating and Cooling) of average quality with a total floor area heated and cooled of 
74,092 square feet. The rate is found in Section 4 of the Adj1Jstments section for Commercial-Indl1'5trial 
Buildings and applied to the square footage indicated to arrive at Heating/Cooling Base Cost. This figure is 
then factored by a boiler adjl1'5tment for Type I heat if necessary, and a Class Quality Factor to arrive at 
Heating/Cooling Adjl1'5ted Cost. In the example above, no boiler factor was necessary. The Class Factor 
applied was LOO since this item was classified as average. 

Plumbing - The information required to be recorded in this section consists of: 

Number - The total number of each type of plumbing fixture given should be recorded in the spaces 
provided . 

Quality - The quality code number (for example 3 = Average) for the overill quality of each 
type of fixture found should be recorded in the space provided. NOTE: The type of fixtures 
that are recorded as industrial types of plumbing include circular or semi-circular sinks, 
multi-still showers and other similar special purpose items. Commercial type fixtures found 
in an industrial buiJ.ding should be recorded as commercial fixtures. 

An example of how this information is recorded and calculated on the property record card is shown 
below. 

~ 
Card Code 

Plumbing FilCtU" 

A~t. ~;x. 

COlbm. Fix. 

Ind.: Fix. 

Plumbing TOUl 

PLUP1BING FIXTURES 

e Qualitl Code. 1 =Low 3=Averag. 

Nu"bf'r" . , . Rat~ 
0 35 

36 6 0 41 3 675 
42 47 

Cost 

2SC 
5=H;gh 

Cost 

40500 

40500 

The information shown on the example indicates that the building has 60 commercial type fixtures of 
average quality. 

The rate is found in Section 5 of the Adjustments section for Commercial-Indl1'5trial Buildings and 
applied to the number indicated to arrive at Plumbing Total Cost. 
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Electrical Installation - The types of electrical installation given include lighting fixtures, outlets, and all 
associated equipment, panels, wire, conduit, etc. 

Power wiring systems for manufacturing or associated equipment should not be recorded as such 
systems are a part of the special utility systems and included in the interior finish of industrial type buildings. 

NOTE: Do not record any information in this section for Shell Types 123 thru 127 (Service Stations), 133 
thru 137 (S~ialty Buildings) and J45 (Garden Apartments) as the electrical equipment has already been 
included in the base specifications. 

The information required to be recorded in this section includes: 

Light Intensity - Indicate in the space provided a number (for example 2, Adequate) to describe the 
intensity of the lighting. 

Floor Area - The square feet of floor area of each type found should be recorded in the spaces provided. 

Quality - The quality code number (for example 3 = Average) of the overall quality of each type found 
should be recorded in the space provided 

An example of how this information is recorded and calculated is shown below. 

[!J 
Liaht Inten 

Quality Cod 

Type 

Apt. 

Comm. 

Ind. 

Elrctrical 

ELECTRICAL INSTALLATION 

sit): 1 = Minillum 2 = Adtquate 3 
es 1 = Low 3 = Averagr 5 = High 

Floor Arra Ol. Ra t e 
49 56 

57 74- 09 Z 64 .3 225 
65 72 

Installation Total Co st 

= Bright 48lI 

Cost 

I f,6707 

I 66707 

The example shown indicates that the building has a commercial electric installation of 74,092 square 
feet and is of average quality and adequate intensity. The rate is found in Section 6 of the Adjustments 
section for Commercial-Industrial Buildings and is applied to the total square feet to arrive at Electrical 
Installation Total Cost. 

Sprinkler System - The information required to be recorded in this section includes: 

Floor Area - The square feet of floor area of the type of system found should be recorded in the spaces 
provided. 

Quality The quality code number for the overall quality of the type of system found should be recorded 
in the space provided. 

An example of how this information is recorded and calculated is shown on the following example. 

[1J SPRINKLER SYSTeM 

28C Card Code 
Qualit): Codes 1 = Low 3 = Avrragl' 5 = Hig h 

T.n!.! Flaor Area Q~ • Rate Ca st 
Apt; 30 37 

CalOm. 38 74092 1,5 3 ~7 9 58533 
Ind. 46 53 

Spdnkler System Base Cost 
Sprink.ler System Quality Factor 11 00 
Sprinkler System Total Cost 58533 
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The information recorded in the example indicates the building has a sprinkler system of 
74.092 square feet of floor area and of average quality. The rate is found in Section 7 of the 
Ad~tments s,:ction for Commercial-Industrial Buildings and applied to the total square feet to 
~ve. at Sprinkler S;ystem Base Cost. The quality factor for Spri-Ilkler system is then applied 
(:Ln this example 1.00) to arrive at Sprinkler System Total Cost. 

Standard Building Accessories - In this section. any upper floors for shell types 101-106 
are added. For example. a building with segments 48' high and 60' high consisting of 4 and 5 
stories respectively. requires the addition of all the upper floors 

Also included under this heading are all items normally associated with the building i.e. 
elevators, canopies, exterior stairs, etc. 

An illustration of these items is shown below. 

STANOAAQ suaOI"G "((USQUES UH 

C.)f'= :: ~c.. I.e c, ~. 
,: Q c:: ~ No. Coo .. "I!'j sur-~ Ol'\t" ~t" .. , ..... , T ... o tL. C .... l': 1 .. 
le-)' )2-33 34-11 ]8- ... ;: L.:.- ... 9 50 ;, .. ;- ~ t • 0 ~ - Co:. ~ 

I ,FA031 4 1770131 3,~"11 or ... , 24355 
I 1 / I I 
I I 'Fh03i 31 I 900413 ! 3A-411 00 f+. ,g 61 2 II 
I I ,I / i I i i 

1 IRA091 / 5000131 5.671100 .fT :2 83501 
I I I i I , , 

I 
, IEV02 3 64500'1001+1 64500 ' 

t I I I / I I I I 
t 

, IEVOBI 51 131 1900' I OO~ 9500 
I I I , I I I 
I I 1 t I 1 

I I : I I ! 1 I I 
I I I I 1 I I I 

I I / I I I I /1 
t 1 I I I I I ! II 
ISr .. "'!:.·: B .. ~tdln; ~:-:- f' 1 't 0" , "" 1 Tot .. : ::H- r+1 322826, 

The information recorded above indicates the bui.ld:ing has 4 upper concrete floors with 
1,770 square feet each and 3 upper concrete floors with 19,004 square feet each, an average 
grade canopy of 5.000 square feet and one average quality passenger elevator with 5 stops. The 
rates are found under general headings in Section 8 of the Adjustments section for CoIrmercial­
Industrial Buildings and entered in the space provided. The quality factor (for this example 
1.00) and whether the item is to be added or deducted is also indicated in the appropriate 
spaces. The rate and quality factor are then applied to the measure indicated (Measure one = 
per unit, Measure two = per square foot) to arrive at the cost for each item. The various items 
are then totaled to arrive at Standard Building Accessories Total Cost • 

This section of the Property Record Card also provides for variations from the base 
specifications of a shell type. These variations include roof type and floor construction. 
The adjustment is accomplished by entering the variation in roof or floor construction and 
placing a plus (+) in the! column. The components included in base specifications affected 
by the adjustment are deducted and a minus (-) in the! column is indicated. 

An example of how this information is recorded and calcuJ.ated is shown below. 

srAllDA.!!Il IIIIII.I)lJG ACc:ss:an:s D.l!.l 28C Carll Code 

c .. -.! Seq. A.eeeo. 
Code lie. Cod. _ ... """ Ke~TMO ~. '~t7 . 
~31 ~33 3 ... )7 3~1.J ~49 50 lIrto Fa=-...¢r - eost 

IRA,O,3 .. 5 Z 07 3 Z 77 I 00 1 252Z3 

RA 01 4-52073 Z55 I 00+ I I 5.278' 

I 

l 
: 

I 
1 

St..and&rd. al,Ll:..u.. .. ~ kcessorles 'T;:~al .;0:;-. - 994-5 
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The information in this example indicates that a steel deck roof is being deducted from the 
building and a wooden roof is being added.· 

The rate is found under general headings in Section 8 of the Adjustments section for Commercial­
Industrial Buildings and entered in the space provided. The quality fact?r and whether the item is to be added 
or deducted is also indicated in the appropriate spaces. The rate and quality factor are then applied to the 
measure indicated to arrive at the cost for each item. The various items are then totalled to arrive at Stan­
dard Building Accessories Total Cost. In the above example this item will be a deduction from building cost 
and shoul.d be labeled clearly so a deduction will be made under Building Valuation Summary section of the 
Property Record Card. 

SbeCial Bui1din~ Accessories - This section is provided on the card for other items associated with the 
building ut not found 10 the adjustments section. These are entered on the card in narrative form. 

An example of how this information is recorded and calculated is shown below. 

SPECIAL BUILDING ACCESSOUES DATA 
C.Jl"d S~:. 
CO:1P No. O~sc"igtion D.pr. Full V.lu. 
30- 31 32-33 34-60 61-69 

PEDESTAL F LOO R 4 S 00 S~ FT Z2500 

SC'f':;at BUllj;ng Acrts~orits TOt.aL D,,~,. .. f u It V,tue 22500 

The information recorded in this example indicates the building is equipped with pedestal floor for 
computer use with a total'depreciated value of $22,500. 

NOTE: Entries made in this section are at the discretion of the appraiser and should be made carefully 
and with supporting data. 

Standard Exterior Accessories - Under this heading are found items normally considered as land 
improvements, such as paving, flood lightS, fencing, loading docks etc., and accessory structures such as grain 
elevators, smoke stacks, storage tanks, etc. 

An example of how this information is recorded and calculated is shown below. 

STANDARD EXTERIOR ACCESSORIES DATA 
Clrd Sea. Atcps. f -Ina l I 

Ca~. Ha. Cc-d. "'pasur!!' One "',asurt Two Ql. Quality Net I 
30- 31 32-33 34-37 38-0 44-49 50 Ratt Fatto, rnnd. Co .. ; 

PV 0 Z 50003 .jiG 1 00 .SO 3+40J 
I 

L 003 4-00 1.3 .57 b 1.00 .SO , .8.43 
I 

FLO 2 5 3 I 80 I 00 .8'0 .720 

FL-O 5 1 5 :3 J 20 I 00 80 1 .• 4A.Q 

I 
I 

St.na.rd £xtprior Accpssori~5 Total Dpcr~ci.1trd C·e s t I 7443 
Cost Convrrsion factor jl 00 
S!.~d~rd EZlrrior Accpsso,.-irs lotbl Cost -. I .7~.43 
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The information recorded in this example indicates the building has 5,000 square feet of average con­

crete paving, a 400 square foot concrete loading dock, 5 steel flood light poles with 15 flourescent light fix­
tures. The rates are found under general headings in Section 9 of the Adjustments section for Commercial­
Industrial Buildings and entered in the spaces provided. The quality factor and final net condition are then 
applied to the measure indicated to arrive at Standard Exterior Accessories Total Depreciated Cost. The cost 
conversion factor for the year in which the appraisal applies is entered and multiplied by the total depreciated 

_ cost to arrive at the Standard Exterior Accessories Total Cost. 
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Special Exterior Accessories - This section is provided for other items associated with the property but 
not found in the adjustment section. These are entered on the card in narrative form. 

An example of how this information is recorded is shown below. 

SPECIAL EXTE~IO~ ACCESSORIES DATA 
Car-d S~Q • 
Codt No. Drscr;ption O~Pf". Full Val!,,;, 

10-31 32-33 34-60 61-69 

UNDERGROUND PI P I NG 450L.F I 000 

i 

Sopci.l Exttr;or Acer1S0rips Totll D"IH' • Full V.lu. I 0-0-0 

The information recorded in this example indicates the building has 450 lineal feet of underground 
piping with a depreciated value of $1,000. 

NOTE: Entries made in this section are at the dis~retion of the appraiser and should be made carefully 
and with supporting data. 

Building Valuation Summary - After all information has been recorded and calculated in the appropriate 
section it is transferred to the Building Valuation Summary section of the Property Record Card . 

An example of how this information is recorded is shown below • 

I BUILDING VALUATION SU~~ARY 

1. Stru~tur~l Shrll B~sr Cost 374880 
2. E.t~rior Finish Tot.l Cost 150048 
3. Intrrior Finish Tot.l Cost 357704 
4. Hrot in~/CDDl ing Toul Cost 2 / 85 71 

In~ustrhl Unit Hr.trrs Total Cost 

S. Dlwab\ftg Ftlturps Total Cost 40500 
6. El.ctric.l Inst.ll.tlon Total Cost /66 707 
7. Sorlnltlp, Syst •• Tot.l Co st 58533 
&. St.nd.rd Bldg. Acc'ls. Total tost (!) + 322826 

1975 arpt.c •• rnt Co st 1 689769 
COST CONVERSION fACTOR II 00 

-A"pl., ••• nt Co s t H~ .. /689769 
r i ".l .. ., Condition 1/00 
DrDrr<i~t~d Building Cost /689769 
SD.d~1 Bldg. Acc~ss. D.pr_ Full Cost 22500 
TOTAL BUILDING VALUE I 7/2269 

9. St.nd.rd E.t. ACCfOSS. TOI.l Cost 7443 
S~.c;.l Eat. Accrss. D~pr_ Full Cost 1000 
EXTERIOR ACCESSORIES TOTAL COST 8443 

o. TOTAL VALUE - Bldg. , Ext_ Access. I I 7207/ 2 
L~"d v.tu. 50000 
TOTAL PROPERTY APPRAISED VALUE I / 7707 I 2 
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In this section the appraiser applies the cost conversion factor to the 1975 Building Replacement Cost to 
arrive at the Replacement Cost New for the year in which the appraisal is being done. Depreciation from all 
causes is also entered in this section and applied to the Replacement Cost New to arrive at the Depreciated 
Building Cost. Land Value is added to the Appraised Value of the building to arrive at the Total Property 
Appraised Value. 
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Special Calculation Procedures - Commercial-Industrial Buildings 

The following section outlines some special calculation techniques to be used for Conmercial 
and Industrial Buildings. Most of the items listed in the Adjustments section require no further ex­
planation. However, some adjustments as listed below are elaborated to promote uniform use of the 
manual and to resolve most questions which may arise as to their applicability. 

Party Walls 

Since Classes 101 to 106 require the addition of exterior wall finish, a special pro­
cedure is necessary to compensate for buildings with party walls. To determine the 
square feet of wall area to be added, the common wall is considered by calculating 
one-half of the common wall area and adding that amount to each buildings' exterior 
wall area. 

EXAMPLE: 

A commercial structure with a wall finish of face brick on concrete block 40 
feet high, 50 feet wide, 100 feet in length, has a 100 foot party wall. The square 
feet of wall area would be calculated as follows: 

50' + 100' + 50' + t (100') = 250 L.F. 
250 L.F. x 40' high = 10,000 sq. ft. wall area 

Base Cost Interpolation 

Base Costs for Shell Types 101-106 are predicated on building heights with incre­
ments of 12 feet. A base cost for he::'ghts between those listed in the cost tables 
must be interpolated. For example, a load bearing warehouse building has a height 
of 20 feet and a wall ratio of 50. Base costs in this Class appear as follows: 

Wall Ratio 

50 
2£: etc. 

Sll.18 

To arrive at a base cost for the 20' high building the appraiser must take the 
following steps: 

1. Find the difference between the 2 costs 

$8.72 - $6.69 = $2.03 

2. Divide the result by 12 to arrive at an increment of value for each 
foot. 

$2.03 "" 12 = $.17 

3. Multiply the result by the number of excess feet in the building. 

8' x $.17 = $1.36 

4. Add this result to the lower cost to arrive at. a cost for the height 
found. 

$6.69 + $1.36 = $8.05 Base Cost for 20' high building 

Upper floor Calculation 

Base costs for Shell Types 101 to 106 :io not include upper noors. The type of 
upper noor found in buildings classified in any of these Shell Types must be 
added. Upper noor costs are selected from "Standard Building Accessories", 
Section 8 of the COtmllercial and Industrial Adjustments. 

An example,illustrating upper floor entries on the Property Record Card may be 
found on Page 1-91. 
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Wide Span Roofing 

The base specifications allow for normal span with proper support for the roof. However, when a 
wide, clear span is desired, special beams or trusses are used to support the roof, therefore, it is 
necessary to adjust for wide span construction when encountered. The unit costs are not the 
total cost of the special beams and trusses, but are the additional costs over and above the cost 
o~ conventional span construction. This item is always an addition to base cost and no deduct is 
necessary if the -roof found meets base specifications. 

EXAMPLE: 

Code 
WRO 3 

A warehouse 100' x 500' with wide span roofing of steel trusses (100' span, High quality). This 
would be calculated as follows: 

Span 
Width 
~ 

Roof 
Area 
50,000 sq. ft. 

I - 96 

Rate 
1.63 

Quality 
1.15 

Cost 
$93,725+ 
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PROCEDURE FOR FARM BUILDING APPRAISAL 

This section includes all farm buildings normally found in rural areas, such as General Purpose and Dairy 
Barns, Sheds and 0 utbuildings, Pole Barns and Equipment Sheds, Horse Stables, Poultry Houses, and Farm Silos. 
The specifications for these types of construction are based on quality. of construction. Therefore, these 
specification's are very broad and assume many equivalencies. The base specifications should be studied very 
carefully before considering making any adjustment to the base cost of these buildings. If an adjustment is 
needed to the base replacement cost, the adjustment can be made with the quality factors provided. 
Adjustments for minor variations from base specifications should not be made to the base cost as they have 
little or no effect on the market value of these buildings. 

The base replacement costs given are determined in the following manners: 

1. 

2. 

General Purpose Barns are based on cost per cubic foot of content with and without loft. The 
cubic foot of content of a General Purpose and Dairy Barn is determined through the use of the 
following procedures. 

The following diagrams illustrate a standard procedure to be used in estimating the height of a 
farm barn which in turn is multiplied by the ground area to obtain the cubic foot content of 
barns. 

Height consideration on gambrel 
roofs from ground level to a point 
2/3 of the distance from the eaves 
to the peak. 

Height consideration on gable roofs 
from ground level to a point of 1/2 
of the distance from the eaves to 
the peak. 

After the cubic footage has been determined it is multiplied by the unit cost given per cubic foot 
and also factored according to the quality of construction. 

An example of this computation is: 

:d./Ct. •. 

A 20' x 30' average quality General Purpose concrete block and wood frame barn 28' high 
with loft. 

Qu.tity 
•• tl' r.ttOI" 

COlt 
Co,,,,' • 

Dairy barns are also based on cubic foot of content with or without loft. The procedure used to 
determine base replacement cost is the same as that of a general purpose barn (See General 
Purpose Barn for computation procedures and example of computation). 

3. Farm Sheds and Outbuildings are based on square foot of ground area and qUality. The replace­
ment cost of this item is computed in the following manner. 
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Example - Two average quality concrete block sheds, one 20' x 30' and one 10' x 10'. 

low,U,t,. 
C,..d.. wtdt" 

QIo1.lh,. 
Art. Iht. ',etor 1::.lCll. O.'crtption 

o c.. (. 55 It I 
o S2 " U' I .. ' 

COlt 
COlt 

Con •• 

4. Pole barns/equipment sheds are based on square foot of ground area and quality of construction. 
The base replacement cost for them are computed in the following manner. 

Example - A 30' x 60' High Quality Pole Barn. 

',Hd 
Qualit,. (ost 

COfty. 
:odr le./ns. Ofscr;otion Art. •• te rU"tor Cott 

5. 

so 1 

Horse stables are based on cost per square foot of ground area and quality of construction. The 
replacement cost is computed in the following manner. 

Example - A 20' x 80' low quality horse stable. 

ACCESSORY ANO JAUI BUILD!HC;$ 

41 

IS 

Q".li tJ' 
'.:ror 

COif 

~, 72 

6. Poultry houses are based on replacement cost per square foot of ground area, story height (one or 
two stories) and quality of construciton. An example of the computation of this item is as 
follows. 

I le.fel 
Coel .. 
, 2 

7. 

Example - A high quality one story poultry house 40' x 600'. 

At(£$SOR't -'HO FAR" aU:LDINCS 

Farm silos are based on total cost per lineal foot of height (28' high standard), diameter or cir­
cumference and construction type of each. The replacement cost of this item is computed by 
determining the appropriate unit cost for each silo based on its diameter or circumference and 
its wall or construction type. Then adding for variations in height from standard (28' high) and 
adjusting for diffe!'ences in roof cover or for no roof. This item should be computed in the 
accessory flat adds section of the property record card. An example of the computation of this 
item is as follows. 

Example - Two silos - one steel and one concrete stave, both with steel roof, 40' high and 22' 
diameter - no chute or lining. 

ACCESSORY FLAT ADDS 
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Procedure for Checking Office Operations 

Following are summary steps and procedures for checking the building replacement cost and appraisal 
calculations on the Property Record Card. 

1. Compare the building dimensions shown on the ground plan sketch against the dimensions used in 
calculating the area or cube or wall ratio and check the area, cube, or wall ratio calculations. 

2. Refer to the building specifications and base cost schedules for the building classification number 
shown on the Property RecordC ard; check the base unit cost shown on the card against that shown 
in the cost schedule; check the base replacement cost extension computations. 

3. Compare the building specifications against the items checked or written on the Property Record 
Card by the appraiser; check for any additions and variations from the base replacement cost. 

4. 

5. 

6. 

Refer to the appropriate schedule of adjustments to base unit costs; check the item number, 
area, or quantity and unit cost entries on the Property Record Card; check the addition and de­
duction extension computations. 

Add the base replacement cost with the addition extensions and subtract the deduction exten­
sions to check the total replacement cost of the building. 

Check cost conversion factor and multiply by 1975 building replacement cost to obtain total 
building replacement cost. 

7. Check the effective age depreciation percentage; compare the percentage shown on the card 
against the percentage shown in the depreciation table for the particular building; check the net 
condition percentage; check any obsolescence allowances in the same manner. 

8. Multiply the total building replacement cost by the final net condition percentage to obtain the 
net building appraisal. 

9. 

10. 

Check the item number, area, or quantity and unit cost entries and extension computations of 
miscellaneous and land improvements as well as the depreciation calculation. 

Check the appraisal calculations of other principal and accessory buildings in the same manner as 
the principal building on the lot or tract. 

11. Check front foot value, depth factor, adjusted front foot value, and total land value. 

12. Check the entries of the principal building and other principal and accessory building values in 
the "Building Valuation Summary"; check the addition of the building appraisals to arrive at the 
total building value on the lot or tract of land; check the addition of the total building appraisal 
and total land appraisal to arrive at the total appraised value of the parcel. 
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PROCEDURE AND GUIDES GOVERNING PHYSICAL OR AGE DEPRECIATION 

Depreciation and Obsolescence 

Depreciation may be defined as the difference between the cost new of a st:ucture an~ its,present day 
value. The broad term, depreciation, may be subdivided into several headings: PhysIcal Deter1oration Curable, 
Physical Deterioration IncUl."able, Functional Obsolescence Curable, Ftmctional Obsoles~ence Incura?le, and 
Economic Obsolescence. However, for descriptive purposes in this manual, the varlOUS subheadings are 
combined into only two major headings, (l) depreciation, the loss in value which takes place during the life of a 
building through wear, aging, and the effects of the elements and (2) obsolescence, the loss in value due to 
economic conditions or functional deficiencies. 

The initial steps in wholesale building appraisals are the field inspection, classification, and calculation 
of the replacement cost (new) of each individual property. In order to complete the appraisal, it is necessary 
to accotmt for the loss in value due to physical causes and obsolescence. This manual provides an ag~life 
depreciation schedule as a guide for measuring the physical loss in value and also several guides to assist in 
arriving at a proper allowance for obsolescence. 

The loss in value which takes place during the life of a building is chargeable to a number of causes. As 
soon as a building is completed, the materials from which it was constructed begin to deteriorate. Unless a 
normal, reasonable amount of maintenance is provide9, the building and its value depreciate at a much faster 
rate. Even with normal maintenance, there is an irrecoverable loss which cannot be offset or counteracted. 
This type of depreciation is designated as "physical or age depreciation". 

To prope!"ly use the physical de9reciation schedules, it is first necessary to arrive at an effective age 
for the property. It is important to remember that the effective age mayor may not be the same as the actual 
age of the property. Effective age and actual age are substantially the same in a property which has had 
average care and maintenance, no remodeling, renovation, modernization, nor additions, and which has a 
normal life expectancy. 

In addition to physical deterioration, the losses in value due to ftmctional and economic obsolescence 
are just as real and playa most important part in the estimation of market value. These items are described in 
more detail under the section on Obsolescence. 

Procedure for Depreciation Deductions 

Physical depreciation factors are applied to the replacement cost to arrive at a sound value before any 
factor for' special functional or eco;,o:nic obsolescence are applied to the sotmd value to arrive at the current 
fair value or market value. 

Specific guides and examples for determining the percentage allowance attributable to normal and 
special deterior'ation, 01" to building enhancement resulting from major alterations and modernization, are set 
out under th~ following headings: 

1. 
2 • 

Normal structural depreciation due to effective age. 
Enhancement due to major alterations, additions O!" modernization. 

Normal Structural Depreciation Due to Effective Age 

The percentage depreciation due to normal structural depreciation is based on the average construction, 
normal maintenance and probable useful life. The appropriate normal age depreciation percentage deduction is 
applied against the cost of replacement of each building to reflect the loss in value due to the above causes. 

In or'der to establish the normal age depreciation percentage deduction, the loss in value due to age is 
estimated by the careful analysis of the market values (sale prices) of comparable buildings of different ages. 
All other factors being equal, the olde!' the building, the lower the sales price. The loss in value, represented 
in the sale price, is measured in terms of a percentage which may be used as a guide in developing depreciation 
schedules. 

Although it is possible to develop complete and reasonably accurate schedules for age depreciation by 
use of comparable sales (see Market Approach), the volume of sales required for analysis usually prohibits such 
a detailed study without the aid of a computer. The alternate approach used by most appraisers is the 
adjustment of existing age depreciation tables by means of a Sales - Appraisal comparison. The market data 
analysis should include as many buildings whose effective age is the same as the actual age as possible. This 
condition exists when the building has had normal maintenance preventing deterioration except wear, aging, 
and th~ effects of the elements. Proper maintenance includes periodic painting, roof repairs or replacement, 
replaCing minor building components which have deteriorated or which have been damaged by wind, vandalism, 
etc. Buildings with deferred maintenance (Those in fair or poor physical condition or in dilapidatedorunusable 
condition) must either be eliminated from the analysis or, if reliable opinions of rehabilitation costs are 
available, adjusted because of the additional loss in value beyond that expected tmder normal conditions. The 
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same is true for buildings with major additions or renovations. In both instances the depreciation is adjusted to 
compensate for the change in "Effective Age". 

.. -
When the market analysis is completed and the degree of physical depreciation has been expressed in _ " 

terms of a percentage, the appraiser compares the average percentage of buildings in one age group with the 
"Effective Age Depreciation Deduction Tables" and analyzes the variations. Adjustments may be made in 
these tables for any local variations which are clearly related to physical deterioration. 

The suggested percentages of depreciation for effective age of different classes of buildings are shown 
in the tables found in this section. The depreciation table to be used for a specific building class is indicated 
at the bottom of each builidng class specification and building cost schedule. " 

Determination of .the actual and effective age of each building should be made by the field appraiser 
"and recorded on the individual Property Record Cards for the respective buildings. 

In order to achieve uniformity in applying depreciation percentages, it is a general practice to limit the 
effective age depreciation to certain levels depending on the condition of the building. For example, a building 
60 years old is depreciated by use of the deprecIation schedule, Table D-IV. The loss in value due to age is 
4896. This percentage does not include dilapidated or Wlusable condition. The above building, in poor physical 
condition, would receive an extra 10% depreciation, or 4896 + 10% = 58%. This same building, in dilapidated 
condition, would receive an additional 20% depreciation or 48% + 20% = 68%. Structures which are in an 
Wlusable condition may be depreciated up to 90%. The total accrued depreciation in excess of 70% applies 
where abnormal physical condition exists which requires special depreciation allowances above normal 
structural depreciation. 

Enhancement Due to Major Alterations, Additions, or Modernization 

In any case where major alterations, additions, or modernizations have been made in a building, the 
nature and extent of such alteration or modernization should be noted on the Property Record Card at the time 
of the field examination. The sketch and notes section should be used to record this information. Such 
alterations and additions may include major additions or improvements in the way of exterior architectural 
design, interior room arrangement, interior finish, heating, plumbing, electrical wiring, lighting fixtures, etc •. 

Where major alterations or modernization definitely increases or adds to the value of the building, the 
percentage of appreciation is determined by estimating the probable increase in s8.Ie value or the increase in 
life expectancy of the building. In other words, the effect of alteration decreases the actual age of the 
building to a lower "effective age." The cost of such alterations or modernization does not necessarily indicate 
the enhancement or added building -;clue. Judgment must be exercised in estimating the "effective age" due to 
such modernization. 

Three methods or procedures are shown below for determining the "effective age" of a building. Each 
produces substantially the same results but utilizes different items of information. One method may be more 
applicable than another because of the data available concerning such alterations or modernization. 

1. A simple procedure to arrive at the effective age of a building is to multiply the actual age by 
the cost of modernization or alteration and to divide by the calculated replacement cost. This amount is then 
subtracted from the actual age. 

For example, a 20 year old low grade store building had a new store front added and the basement 
remodeled into additional selling space for $10,000. The building replacement cost was calculated as $40,000. 
The "effective age" of the building is determined as follows: 

Effective Age = Actual Age - (Actual Age x Cost of Remodeling) 
Replacement Cost 

20 - (20 x 10,000) 
( 40,000) 

20 - (200,000) = 20 - 5 = 15 years effective age 
( 40,000) 

2. The effective age formula described above may at times be difficult to properly use due to lack 
of information regarding the cost of the alterations or remodeling. Other methods can be used that will 
provide a substantially correct answer. 

The approach using replacement cost can be used. In this approach, the effective age is the actual age 
times the replacement cost before remodeling divided by the replacement cost after remodeling. For example, 
a 32 year old hotel with a replacement cost of $90,000, has a section added at a replacement cost of $35,000. 
The "effective age" of the building is determined as follows: 

Effective Age = Actual Age x Replacement Cost before Remodeling 
Replacement Cost after Remodeling 

Effective Age = 32 x 90,000 = 2,880,000 - 23 eff to 
125,000 125,000 - yrs. ec lve age 
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This approach applies particularly where a major conversion has been made rather than a series of 
replacements and modernization and would apply only when the addition is new. 

3. Another method is to estimate the percentage of the structure which has been replaced or 
modernized and take that percentage at the number of years from the date of remodeling and the balance at 
the number of years from the original date, in other words, a weighted average of the years. For example, a 
structure with an original age of 50 years was 20% remodeled 10 years ago. The procedure for calculation is as 
follows: 

20% at 10 years = 200 
SO% at 50 years = 4000 
TOTAL = 4200 
Divided by 100 = 42 years 
or 
.2 x 10.years = 2. 
.SO x 50 years = 40. 
TOTAL = 42years effective age of building 

The following is a suggested uniform guide based on method 3, for estimating the effective age of a 
building where the approximate percentage of the building alterations for additions is known and where the 
number of years since making the alterations or additions, and the actual age of the building are ascertained 
and recorded on the Property Record Card. 

_ Summary Steps on Use of Suggested Uniform Guide for Estimating Effective Age 

-
-

-

-
-
-
-
-

-

Follow these simple summary steps to use the table titled, "Suggested Uniform Guide for Estimating 
Effective Age". 

Step 1. 

Step 2. 

Step 3. 

Step 4. 

Obtain the actual age of the building from owner, occupant, building permit records, or by 
comparison with similar buildings of known age, i.e.,40 years. Enter the -left hand column 
and read down until in line with 40 years. 

Ascertain or estimate the percentage of the total building which has been increased in 
useful life because of remodeling, alterations or additions, i.e~ ,20%. At the top of the 
table read across the line titled, "Estimated Percent of Building Remodeled, Altered or 
Added" to the column labeled 20%. 

Ascertain or estimate the average age in years since the remodeling, alteration, or addi­
tions were completed, i.e., 5 years. Within the 20% column, located in Step 2, read down 
and select the sub-column for 5 years under "Average Age of Remodeling, Alterations or 
Additions in Years." 

Read down the sub-column, for 5 years, until in line with the actual age of building in 
years, i.e.,40 years. Where these lines intersect the estimated effective age of the build­
ing in years is obtained, i.e.,33 years. 
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The following tabulation represents suggested guides for effective age percentage depre- ~ 

ciation tables for different types of building construction. Each building class specification \ 

indicates the tables which are applicable to the building class. 

Effective ""'III. 

Age Table Table Table Table Table Table Table Table 
In Years 0 0- I O-II 0-111 D-IV D-V D-VI D-VII 

1 4.0% 2.5% 2.0% 1.5% 1.5% 1. 0% 1.0% .5% 
2 7.0 4.5 3.5 2.5 2.5 2.0 2.0 1.5 
3 11.0 7.0 4.5 3.5 3.0 2.5 2.5 2.0 
4 16.0 9.0 6.0 4.5 4.0 3.5 3.5 3.0 
5 20.0 11.0 7.0 5.5 4.5 4.0 4.0 3.5 -
6 22.0 13.0 8.5 6.5 5.5 5.0 5.0 4.5 
7 27.0 15.5 10.0 8.0 6.5 6.0 5.5 5.0 
8 30.0 17.5 11.0 9.0 8.0 7.0 6.5 6.0 
9 34.0 20.0 12.5 10.5 9.0 8.0 7.0 7.0 

10 37.5 22.0 14.0 11.5 10.0 9.0 8.0 7.5 

11 41.0 24.0 15.5 13.0 11.0 10.0 9.0 8.0 
.. 

12 44.0 25.5 17.0 14.0 12.0 10:5 9.5 9.0 
13 47.0 27.5 18.0 15.5 13.0 11.5 10.5 9.5 
14 50.0 29.0 19.5 16.5 14.0 12.5 11.0 10.0 
15 52.0 31.0 21.0 18.0 15.0 13.5 12.0 10.5 

16 54.0 33.0 22.5 19.0 16.0 14.5 13.0 11.0 
17 56.0 34.5 24.0 20.5 17.5 15.5 13.5 12.0 
18 58.0 36.5 25.5 21.5 18.5 16.5 14.5 12.5 
19 60.0 38.0 27.0 23.0 20.0 17.5 15.0 13.5 
20 62.0 40.0 28.5 24.0 21.0 18.5 16.0 14.0 

21 64.0 41.5 30.0 25.5 22.0 19.5 17.0 14.5 l1li\ 

22 65.0 43.0 32.0 27.0 23.0 20.5 17.5 15.0 
23 67.0 45.0 33.5 28.0 24.5 21.5 18.5 16.0 
24 68.5 46.5 35.0 29.5 25.5 22.5 19.0 16.5 -25 70.0 48.0 36.5 31.0 26.5 23.5 20.0 17.0 

26 49.5 38.0 32.5 28.0 24.5 21.0 18.0 
27 51.0 39.5 34.0 29.0 25.5 22.0 19.0 
28 52.0 41.0 35.0 30.5 26.0 23.0 20.0 
29 53.5 42.0 36.5 32.0 27.0 24.0 21.0 
30 55.0 43.5 38.0 33.0 28.0 25.0 22.0 -35 61.0 49.0 44.0 38.5 33.5 29.0 26.0 
40 65.0 54.0 47.5 43.0 37.0 33.0 30.0 
45 68.0 58.0 50.5 44.5 38.5 34.5 31. 5 
50 70.0 62.5 53.0 45.5 39.5 35.5 32.5 -55 65.0 55.0 47.0 41.0 37.0 34.0 

60 68.0 57.0 48.0 42.0 38.0 35.0 
65 70.0 59.0 49.5 43.5 39.5 36.5 -70 60.5 50.5 44.5 40.5 37.5 
75 62.0 52.0 46.0 42.0 39.0 
80 63.0 53.0 47.0 43.0 40.0 

"' NOTE: Buildings marked Fair Physical Condition increase deduction 5% 
Poor Physical Condition increase deduction 10% 
Dilapidated Condition increase deduction 20% 
Unusable and Beyond Repair increase deduction to total of 90% -

.. 
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Actual Age 

of 

Building 

in Years 

10 years 
15 

20 years 
25 

30 years 
35 

40 years 
45 

50 years 
55 

60 years 
65 

70 years 
75 

80 years 
85 

90 years 
95 

100 or over ---

• I 

10% 

5 15 25 35 

10 - - -
14 - - -
18 19 - -
23 24 - -

28 29 30 -
32 33 34 -

37 38 39 40 
41 42 43 44 

46 47 48 49 
50 51 52 53 

55 56 57 58 
59 60 61 62 

64 65 66 67 
68 69 70 71 

73 74 75 76 
77 78 79 80 

82 83 84 85 
86 87 88 89 

91 92 93 94 
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SUGGESTED UNIFORM GUIDE FOR ESTIMATING EFFECTIVE AGE 

Estimated Percent of Building Remodeled, Altered or Added 

20% 30% 40% 50% 60% 75% & Above 

Average Age of Remodeling, Alterations or Additions in Years 

5 15 25 35 5 15 25 35 5 15 25 35 5 15 25 35 5 15 25 35 5152535 

Estimated Effective Age of Building in Years 

9 - - - 9 - - - 8 - - - 8 - - - 7 - - - 6 - - -
13 - - - 12 - - - 11 - - - 10 - - - 9 - - - 7 - - -

17 19 - - 16 19 - - 14 18 - - 13 18 - - 11 17 - - 9 16 - -
21 23 - - 19 22 - - 17 21 - - 15 20 - - 13 19 - - 10 17 - -

25 27 29 - 23 26 29 - 20 24 28 - 18 23 28 - '15 21 27 - 11 19 26 -
29 31 33 - 26 29 32 25 23 27 31 35 20 25 30 35 17 23 29 35 12 20 27 35 

33 35 37 39 30 33 36 39 26 30 34 38 23 28 33 38 19 25 31 37 14 21 29 36 
37 39 41 43 33 36 39 42 29 33 37 41 25 30 35 40 21 27 33 39 15 22 30 37 

41 43 45 47 37 40 43 46 32 36 40 44 28 33 38 43 23 29 35 41 16 24 31 39 
45 47 49 51 40 43 46 49 35 39 43 47 30 35 40 45 25 31 37 43 17 25 32 40 

49 51 53 55 44 47 50 53 38 42 46 50 33 38 43 48 27 33 39 45 19263441 
53 55 57 59 47 50 53 56 41 45 49 53 35 40 45 50 29 35 41 47 20 27 35 42 

57 59 61 63 51 54 57 60 44 48 52 56 38 43 48 53 31 37 43 49 21 29 36 43 
61 63 65 67 54 57 60 63 47 51 55 59 40 45 50 55 33 39 45 51 22 30 37 44 

65 67 69 71 58 61 64 67 50 54 58 62 43 48 53 58 35 41 47 53 24 31 39 46 
69 71 73 75 61 64 67 70 53 57 61 65 45 50 55 60 37 43 49 55 25 32 40 47 

73 75 77 79 65 68 71 74 56 60 64 68 48 53 58 63 39 45 51 57 26 34 41 49 
77 79 81 83 68 71 74 77 59 63 67 71 50 55 60 65 41 47 53 59 27 35 42 50 , 

I 

81 83 85 87 72 75 78 81 62 66 70 74 53 58 63 68 43 49 55 61 29 36 44 51 
-- -



Special Depreciation Allowances for Buildings in Fair and in Poor Physical Condition 

The "Condition" space on the building valuation side of the Property Record C'Md is filled in by the 
appraiser to indicate the degree of maintenance of each principal building. "Excellent" condition indicates the 
physical condition is like new; "Good' condition indicates good physical condition and no maintenance is 
currently needed; "Normal" condition indicates that only minor maintenance is needed to bring the structure up 
to good condition; "Fair" condition indicates some below normal physical condition to the extent that some loss 
in value has. resulted from deferred maintenance; "Poor" condition indicates low physical condition from lack 
of maintenance which has resulted in considerable loss in value to the structure. 

In estimating the physical condition of a building, the actual age and the class or grade of the building 
must be considered. A very old building must be in conspicuously poor condition to be considered as in poor 
physical condition. A low class or low grade building, i.e. Class 13, must be in much poorer condition than an 
average grade building, i.e.,Class 16 to be rated as being in poor physical condition. 

For buildings in I1Fair" physical condition, a special depreciation allowance may be made by increasing 
the effective age of the building up to 5 yeaI'? more than the actual age. For buildings in "Poor" physical 
condition, a special depreciation allowance may be made by an increase in effective age of up to 10 years more 
than the actual age. 

"Dilapidated" physical condition indicates that the building still has limited use but, due to deferred 
maintenance for an extended period of time, the physical condition is such that the expenditure required to 
restore it to sound condition will exceed the value after restoration. Dilapidated physical condition may be 
indicated on the "Note" section of the P roperty Record Card. 

"Unusable and beyond repair" indicates that the building has deteriorated to the point where only 
salvage value remains. Unusable and beyond repair may be indicated in the "Note" section of the F"roperty 
Record Card. 

This special depreciation percentage deduction is also accounted for by adjusting the effective age of 
the structure an appropriate number of years to properly reflect the loss in value. 

As described previously, determination of the effective age and physical condition of each building 
should be made in the field, and the information explaining the physical condition is recorded on the individual 
record cards for the respective buildings. 

Care should be exercised to distinguish between the physical condition of a structure and the grade or 
class assigned for classification purposes. The quantity and relative quality of materials and workmanship used 
in the construction of a building indicate the grade or classification of structure for the purpose of determining 
the replacement cost before deterioration takes place. 

The condition of a structure reflects, in terms of a percentage, the value remaining after accounting for 
the deterioration that has taken place since the structure was built. The condition of a structure may indicate 
that the quantity and/or quality of materials and workmanship is of a particular grade or class,but it is always 
indicative of a loss of value due to physical deterioration. For example, a cracked foundation or a sagging 
floor is evidence of deterioration (condition) which may have been caused by substandard construction (class). 

Example of Application of the Age or Physical Depreciation to Buildings 

In using the effective age depreciation tables, the following steps are used: 

a. Note the building class and exterior wall type on the Property Record Card, such as Class 16. 

b. Find the depreciation table applicable by reference to the bottom of the page showing speci­
fications and replacement costs for Class 16. For masonry wall types, this would be Table D-V. 

c. Note the effective age of the building as shown on thePropertyRecordCard, i.e., 40 years. 

d. Note the "Condition" section of the Property Record Card, paying particular attention to the 
buildings indicated to be in fair or poor physical condition and to buildings which are considered 
to be dilapidated or unusable and beyond repair. This can be indicated by comments in the 
"N otes" section of the Property Record Card. 

e. Enter the percentage depreciation from the effective age depreciation table applicable for the 
building class or shell type in the appropriate spaces on the P roperty Record Card. 

When the total depreciation percentage for the building is determined and entered on the Property 
Record Card, SUbtract the total building depreciation from 100% and enter the "net condition" figure in the 
proper space on the Property Record Card. 
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Exa:nple: 

Card Code 

Residence Class 30 L..;..":-+---,,, li1:£Iber or Uni to 

J;umbe:- of S~ories Humber of ROCD5 

Ilumber of Bedroaa. Year Built 

Ro .. h""se/Townh~e End Unit O· 1;0 1 - Yes· 

jjEPi'iZCIATION 
Condit.ion 1· Poor 2· Fair j. Normal I.' Good 5· Excel. 

Effeetive Age in lears 

~oo,: - (Efr. Age Dop. ~ • ..QJ. + Ob.er. Phys. Cond • .Q.j.) 
• Physical Net Condition 

OBSO .... SSCENCE 

l~ - (Fu.'lc. Otsol. Q.:f. + Beon. Obsol. QJ) 
• Obsol. Uet CCllditiCII 

Physical Net Go:ld. 63. Qj. x Obsol. Net Caul. /.Q!21. 
~. final Net Condi tiCII 

28 

32 

46\",,-""':"'=-i 

52 100 

55 63 

In each case where there is a barn, private garage, shed, or other accessory ')uilding, the determinati:>n 
of the depreciation due to age and condition is :nade in the same manner as indicated above. The deprecia­
tion percentage due to age and condition is determined on the net condition of the barn, garage, shed, or 
other accessory buildings is entered in the proper space on the Property Record Card. 

Each building, except one just completed, is subject to effective age depreciation but mayor may not 
be subject to loss in value due to other obsolescence causes i:tdicated in the following section. 

The following examples show typical entries in the "Depl"eciation and Obsolescence" secti":m of the 
PropertyRecord Card for the commercial properties. 

Commercial (Shell Type 103) 

Effective Age 11 years 
Good physical condition 
5% Functional Obsolesence (poor layout) 
Table D-V 

Card Code 

Buildi ng Number 

Predolllbant Shell Type 

C<H!Ei!CIAL BUILDING WA 

Predominant Use Type 1. Apt. -2 ~ Com. J. Indus. 

Overall Quality 1. Low J. Average 5. Higj> 

Year Bui1.t 
r:EPRECllTIOli 

Condition 1. Poor 2. Fair :;. lio=al I.. Good 5 _ Excel. 

Effective A;!:c in Years 

100,( - (Eff. Age Dep. IO.--.J. Obser. Phys. Cond • ..!L.~) 
• Physical !let Condition 

OBSOI.ESCE!ICE 
l~ - (tunc. Ob501. 2..:f. + Beon. Obsol • ..QJ.) 

• Obsol. Net COrUition 

Physical Net Cond • .2Q...~ x Obso1. Net Cond. 95 ~ 
• Final Net Coneition 

Commercial (Class 134) 

Effective Age 5 years 
Average physical condition 
5% Economic obsolesence (obnoxious odors) 
Table D-IV 

Care.Code 

E"'-lding N=oer 

Pred.,;rinant Shell Type 

Pr'Odolllinar.t Use Type 1. Apt. 2. Coczo. J. Indus. 

Q-/erall Quality ::.. Low 3 - Average 5 c HigIJ 

4S 95 

51 8 55 

Ye:;.r Built 37,---=....:......:...., 
IJEPllECIATION 

Cor.dition 1 - Poor 2. Fair 3 - llon:-.a1 I.. <;ood 5' Excs1. 

Effective Age in Year. 

l~ - (Ett. Age Dep • ...f!:...JLJ. Obser. Ph:ys. Cond • .t;Lf,) 

• Pr.ysical Net Condition 

OBSOUS::JjCE 
1<::0:' - (Fur.:. Obsol • .Q:!. + Econ. otsol. ~) 

• Obsol. Net CorUition 

Physical Net Cond. 95 .Lf. x Obsol. Net Cond. '3S f, 
• Final. :let. Coration 

- I - 107 
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PROCEDURE AND GUIDES GOVERNING. BUILDING OBSOLESCENCE 

Procedure for Special Deductions due to Obsolescence 

Obsolescence when applied to building valuation is the loss in property value over and ~ve.tha~ .caused 
by physical deterioration. It is a loss in value due to an excess of supply over demand or loss 10 deSirability and 
use for specific classes of properties. Such loss in desirability may be tr,:ced to one or m?~e caus7s! such as 
improper location resulting in over- or under-improvement, changed neighborhood conditl?ns arls10g from 
changes in use, population, and residential and business shifts, or to lessened demand for certam uses or classes 
of commercial buildings caused by oversupply and/or economic conditions. 

Obsolescence is divided into two classes, namely Functional Obsolescence and Economic Obsolescence. 
Functional Obsolescence is the loss of value due to conditions which exist within the property itself. It may be 
curable, i.e., the cause of the obsolescence may be removed by modernization of facilities or equipment, and it 
may also be incurable, i.e., features of the building which cannot be replaced or changed, such as inadequate or 
excess size and/or height, poor layout and other features which limit the use and desirability of the building. 

Economic obsolescence is the loss of value resulting from conditions existing in the neighborhood, 
outside the structure. These conditions include, (1) under-improvements and over-improvements, i.e., improve­
ments that adversely affect either the sale value and/or the .income of the property due to the fact that their 
existence does not permit utilization of the land for its highest and best use, (2) over supply, i.e., a greater 
supply of a given type of property than the market can absorb, (3) location, i.e., an area or neighborhood where 
inharmonious elements, transition from residential use to commercial use, shifts in desirability and demand 
within an area, obnoxious odors, noise, dust, e~c., adversely affect the market value. 

Functional obsolescence is normally caused by improved methods, design, layout and materials which 
change the requirements of the physical plant. These conditions are usually present in older buildings but also 
may be found in relatively new structures which were planned for a specialized use or to satisfy the whims of 
the owner. Buildings which are designed for special uses have an extremely limited market, and functional 
obsolescence is often applied to relatively new industrial buildings which are not readily adaptable to other 
uses. lf the adaptation requires only the removal of walls or interior partitions, the obsolescence is curable 
and can be measured in terms of cost. However, if the construction is such that no change, other than demoli­
tion, is possible, the obsolescence is incurable and must be estimated in terms of a percentage. 

Tables and Guides 

Both functional and economic obsolescence are estimated by analyzing the market by use of the income 
and sales comparison approaches. The estimates of value obtained by these two approaches, when compared to 
the value obtained by the replacement cost, less age depreciation approach, indicate the degree of obsoles­
cence present. Since the replacement cost, less age depreciation approach will generally produce the upper 
limit of value, evidence of obsolescence is revealed when the income or market value estimates are less than 
the value obtained by the depreciated replacement cost approach. 

To give effect to the basic factors which tend to identify and measure functional and economic obsoles­
cence, it is important to develop rules and guides which may be applied uniformly to whole groups of properties 
by type and by location wherever possible. Technically the appraiser should develop tables and factors of his 
own from local market and income data. The examples, suggested guides, and ranges of factors included in 
this manual are designed to be used as guides for the important adjustments in depreciation and obsolescence. 

The majority of the factors or guides are identified either by building classes, building groups, or loca­
tior. areas. In individual cases, economic obsolescence may occur because of some condition affecting a par­
ticular property. Such cases are not considered under the suggested guides since they must be analyzed indi­
vidually. 

In each case where economic obsolescence is established, the percentage obsolescence is applied to the 
net depreciated building percentage. The resulting percentage gives the net final condition percentage and 
this percentage is applied to the replacement cost of the building. 

The net depreciated value of the buildings, miscellaneous improvements and land improvements plus the 
land value of the lot or tract on which the buildings are located give the appraised value of the property. 

Because of the varying conditions throughout the State, the following guides for establishing obsoles­
cence are included as examples only and all available local data should be analyzed and adjusted by the 
appraiser to more accurately apply to a specific assessment jurisdiction. 

Obsolescence Resulting from Location of Residential and Tenement or Apartment Buildings 

- Obsolescence of residential buildings in neighborhoods is determined by analysis of the characteristics 
and comparative property values in the different areas. Neighborhood conditions, physical and economic, bear 
directly on the value both of the land and the buildings within the confines of each neighborhood. They 
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constitute the environment that contributes to or detracts from the stability of 'property values. In some 
locations certain influences may result in depreciation of the value of residential buildings at a rate greater 
than normal. The results of such depreciating influences are included under the term "economic obsolescence." 
Determination of the extent of economic obsolescence involves the .following steps: (a) ·identifying specific 
neighborhood areas, (b) analyzing their special characteristics and circumstances, (c) appraising the extent of 
their influences, and (d) establishing the schedule of percentage obsolescence due to varying location condi­
tions. 

Areas in the city, borough or town where such economic obsolescence, if any, applies, are determined 
for the individual assessment jurisdiction by the appraiser. 

In analyzing sales for the purpose of determining the considerations pertaining to the desirability of the 
properties in one location to similar properties in another location, it is necessary to make adjustments for 
existing variations in both land and structures thereby converting the properties to effectively identical 
properties in order that the analysis measures only the difference in value resulting from economic conditions 
prevailing in the different areas. 

The term "effective identical properties" is defined as two or more properties adjusted to a common 
level by compensating for minor differences in characteristics of similar type properties. (See "Market Value" 
section for method). 

It is not essential that there be a perfect match of properties or that all properties in the sample being 
analyzed have identical components or replacement costs in order to measure the percent difference between 
properties in different locations or properties with and without certain features. 

Location obsolescence (economic) may result when analyzing sales of residential or apartment buildings 
located near dump yards, near plants where properties are subjected to obnoxious odors, vapors, noise or dust, 
or located in low, swampy or flood areas. 

For example, two properties of similar materials and workmanship with slightly different structural 
components and land considerations are compared as follows: 

EXAMPLE A 

Land: 
Rectangular lot 50 x 100 

Improvements: 
Two story frame residence 

age: 10 years old 
construction: average grade 
plumbing: 2-three fixture baths 
porches: none 
Building area: 1,000 sq. ft. 

ground area 
Other features: same as Example B 

Sale Price: $55,000 

EXAMPLE B 

Land: 
Rectangular lot 60 x 100 

Improvements: 
Two story frame residence 

age: 10 years old 
construction: average grade 
plumbing: I-three fixture bath 
porches: open porch 20' x 8' 
Building area: 1,000 sq. ft. 

ground area 
Other features: same as Example A 

Sale Price: $62,000 

Sales analysis of vacant parcels indicate that land in the area where Example A is located sells for $100 
per front foot and land in the area where Example B is located sells for $125 per front foot for lots containing a 
depth of 100 feet. 

The obsolescence factor is determined as follows: 

EXAMPLE A EXAMPLE B 

Total sales price $55,000 $62,000 

Less land value -5,000 -7,500 

Depreciated building sale price 50,000 54,500 
Plumbing adjustment -855 
Porch.adjustment -200 

Depreciated building value adjusted 
$49,145 $54,300 to effect identical units 

The above analysis indicates the difference in building sale prices after they are adjusted to effect 
identical units. Therefore, a residential building in the area represented by Example A will sell for only($49,145 
.;. $54,300) 90.5% of what the same building will sell for in the area represented by Example B. The 
obsolescence factor is 100 - 90.5 = 9.5%. 
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In establishing economic obsolescence schedules or guides for areas contai?in.g prop.erties of ~ary~ng 
ages, it is necessary to determine the replacement cost~depreciated value .of the bwldl~gs prior to conslderu:g 
the economic factor in order that only one unknown factor is represented In th7 analYSIs •. The most econ~ml­
cally stable area or areas included in the study are selected as the base from which comparisons are m.ade, I.~., 
areas where the replacement cost-depreciated value of all similar buildings in each area is considered In 

determining the obsolescence factor. Buildings included in this analysis may be Of. e~ther the same co~­
struction class or of different construction classes representing the same use type Within a normal range In 

values. (An abnormal range in values prevails when the presence of the type of structures adversely affects 
either the desirability or sale price uf other types of structures in the area). 

Obsolescence Caused by Over-Improvement of Single and Double Family Urban Residential Buildings 

In individual instances the actual value of an urban residential property may be affected by economic 
obsolescenc~ arising from over-improvement. This situation arises where the excess cost of higher i.mprove­
ment over the normal or proper improvement is not justified by the location of the property. The ratio of the 
depreciated building value to the land value affords a measure of the amotmt of over-improvement. In 
properly developed neighborhoods, the ratio of the value of improvements to the land value (of a normal size 
lot) tends toward a common level for similar use properties. In newly subdivided or outlying sections of the 
city, any over-improvement is applied on individual cases and not by the following guide. 

The following is a suggested guide for establishing uniform allowances for over-improvement of urban 
residential buildings based upon the ratio of building value to value of land of parcels which .have water and 
sewer utilities available and which are located on at least a graveled street. The land parcel considered should 
be a normal lot size for the area. 

Suggested Guide for Over-Improvement Obsolescence Percentage 

Deduction Allowances for Single ani Double Family Urban Residential Buildings 

Ratio of depreciated building value to land value 

Building Value 20 times greater than land value 
"25 " 
" 30 " 
" 35 " 
" 40 " 
" 45 " 
" 50 or more " 

Obsolescence 
Percentage 

Example Onl v 

5% 
10 
15 
20 
25 
30 
35 

To be filled 
in by appraiser 

-~% 
% 

--~% 

% ---% 
% --%: 

In determining obsolescence arising from over-improvement of such single and double family residential 
buildings, the cost of replacement of the building is multiplied by the net condition to obtain the depreciated 
building value. This depreciated building value is divided by the total value of the land. The result gives the 
ratio of depreciated building value to land value shown in the first column of the above table . 

The applicable percentage obsolescence attributable to over-improvement is thus determined on a 
tmiform basis and applied to the depreciated building percentage. The resulting percentage gives the final net 
condition percent, which percentage is applied to the replacement cost (new) of the building. 

Obsolescence Caused by Over-Development of Large Mansion Type Single Family Residential Buildings 

Obsolescence caused by over-development of large mansion-type residential buildings arises from lack 
of demand or market for such buildings due to high taxes, shortage of domestic help, and inability to convert 
the structure to more economic use because of .zoning restrictions or structural design of the builidng. 

. . Examination of typical cases and conditions of economic over-development of this type of building 
mdicates that the extent of over-development may best be determined from the difference between market 
value and the depreciated replacement cost. It appears that the larger the building the greater the amount of 
this form of obsolescence. 

The presence of such obsolescence is determined through analysis of sales by ascertaining the maximum 
size structure that can be sold for the replacement cost less physical depreciation. Structures of greater size 
require obsolescence. The obsolescence factor is determined by comparing the value indicated by the 
replacement cost-depreciated approach to the sale price thereby measuring the loss in value over and above 
age depreciation, as the size of the structure increases. 

The following example assumes that all lots are of equal value and that all other value influences are 
similar except that the structures are of different sizes. 
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The obsolescence factor is determined by analyzing all sales within the category under consideration. 

EXAMPLE 1 

Story Building Building Building Value 
Height Ground Area Sale Price De~reciated Re~lacement Cost 

2 1,700 $ 20,000 $ 19,000 
2 1,700 18,000 17,000 
2 1,700 22,000 23,000 
2 1,700 20,000 20,000 
2 1,700 21,000 21,500 
2 1,700 17,000 17,000 
2 1,700 19,000 19,500 
2 1,700 24,000 24,000 

$l61,OOO $16l,OOO 

EXAMPLE 2 

Story Building Building Building Value 
Height Ground Area Sale Price De~eciated ReElacement Cost 

2 1,800 $ 21,000 $ 22,000 
2 1,800 18,900 19,800 
2 l,800 23,000 24,250 
2 1,800 21,000 22,000 
2 l,BOO 22,000 23,300 
2 l,8OO 17,850 18,700 
2 l,8OO 20,000 20,900 
2 l,BOO 25,250 26,400 

$l69,OOO $177,350 

Comparison of the replacement cost-depreciated building value to the building sale price in Example 1, 
indicates that there is no loss in value except physical depreciation for two story buildings having 1,700 square 
feet ground area. Comparison of the replacement cost-depreciated building value to the building sale price in 
Example 2, indicates that there is a loss in value over and above physical depreciation for two story buildings 
having 1,800 square feet ground area. This loss in value is converted to an obsolescence factor by dividing the 
total sale price ($169,000) by the total replacement cost-depreciated ($177,350) of all buildings included in the 
analysis and subtracting the resulting factor from 100%. $169,000 - $177,350 = .9529 or 95%; 100% - 95% = 5%. 
This obsolescence factor of 5% is applied to the replacement cost-depreciated building value to obtain market 
value of all similar structures. 

The above procedures are repeated in determining obsolescence factors for other story heights and 
ground areas. 
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MARKET APPROACH 

Synonymous with Comparative Approach and Direct Sales Comparison Method, the Market Approach is 
regarded by professional appraisers as the most significant and consistently reliable valuation method when 
properly developed from an adequate sample of market data. 

An adequately prepared Market Approach is more readily understood by laymen than the other a(r 
proaches to value because its logic closely parallels the logic of the typical consumer in the market. In many 
instances the courts place greater cred~nce upon this valuation method than the cost approach, providing there 
is sufficient documentation and there has been a proper analysis of the comparable sales. 

The Market Approach involves collection of data, analysis, classification and weighting of significant 
data elements and a final value estimate based on the application of the weights as compared with the subject 
properties. In actual practice the assessor-appraiser must apply these weights to masses of properties and this 
is done by tabular comparisons of properties with similar characteristics. However, for purpose of illustration 
of the technique, the following methodology and illustrations are offered as examples of the steps to be 
followed in the Market Approach to value. 

The analysis of market data first involves an examination of the available sales sample to determine its 
adequacy in depth and its significance in relation to specific revaluation prOblems. If the sales sample is too 
small or is composed of heterogeneous (unlike) properties, the results are likely to be unreliable. Adequate 
sales samples with homogeneous properties are necessary for proper application of the Market Approach. 

Data collection is the accumulation of all types of data, the analysis of the data and the assembly of 
useful data in suitable form for comparison with other sold properties as well as with similar properties which 
have not sold. In addition to the data normally collected on properties, it is necessary to accumulate data that 
relates to the sale itself. Items such as time of sale, location, conditions of sale and of financing, site data and 
other features pertaining to the property which may have influenced the buyer or the seller. The list of 
potential items is substantial but is usually unnecessary to collect all of the data items. In fact, it is normal 
procedure to analyze the sales first before enumeration, to determine what data is most likely to be significant 
and then collect the same information on all properties whether they have sold or not. 

The data items collected are tabulated by groupings in the most logical sequence for homogeneity in 
order that there will be as sharp a contrast as possible between the unsold properties and those that have sold. 
This aids the appraiser in making his value judgements for the variations between properties. Value 
differences between the comparable sales and the subject property are reconciled by making compensating 
adjustments for each market and property variable. The result of this procedure will be an adjusted value for 
each property tabulated and, if performed for all properties in the same manner, will represent the market 
value of the subject properties. Clearly, hand calculation limits the number of comparisons that can be made 
in the course of reappraisal programs and this procedure is employed for testing purposes or in preparation for 
defense of an appraisal. When employing automatic data processing equipment for this analysis, more 
sophisticated statistical processes are used to great advantage. 

In order to properly compare the subject property with the similar properties which have sold, it is 
necessary to establish uniform standards for measurement of the differences. The elements of these standards 
are subject to the judgement of the appraiser as long as he uses the same judgement factors in all similar 
comparisons. In this example, the manual has been used to develop replacement costs of each property. These 
costs, depreciated, take into consideration all of the physical features in each property. Land values and loss 
of value due to functional and economic obsolescence must be estimated by the appraiser. 

A practical example of the method for adjusting and comparing known value properties (sales) to a 
subject property of unknown value is given below: 

Example: 

The subject property under appraisement, as of OctOber 1, 1975, is a two-story brick colonial dwelling in 
an average graGe neighborhood. The site location is good and the lot is serviced by all utilities. The 20 year 
old improvement has been well maintained and remains in good condition. The lot size (40 x 100) is standard 
for the area and the land reflects a value of $140.00 per front foot. 

Comparable #l 

This property, sold in 1974 for a consideration of $49,500.00,is also a two-story brick colonial dwelling 
located in good grade neighborhood. The improvement is slightly larger than the subject and is in good con­
dition for its 15 years of age. The lot size is 60 x 100, with a land value of $180.00 per front foot, and it is 
serviced by all utilities. The property is further improved with an enclosed front porch 150 square feet in area. 

Comparable #2 

Sold in 1975 for a consideration of $43,000.00, this two-story brick colonial is slightly larger than the 
subject. It is located in an average grade neighborhood and is in fair condition for its 20 years. The lot (40 x 
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100) reflects a front foot value of $140.00 and is serviced by all utilities. There is a frame garage (I-car) 
situated on the rear of the lot. 

Comparable # 3 

Transferred in 1975 at a consideration of $41,500.00, this two-story brick colonial is slightly smaller than 
the subject and has a 100 square foot open porch. Located in an average grade neighborhood, it is in fair con­
dition for its 18 years. The 50 x 100 lot is serviced by all utilities. Land values for the area are at $135.00 per 
front foot. The site location is poor since it adjoins a noisy, dusty railroad siding. The property immediately 
adjoining the siding and opposite Comparable #3, was previously sold at.a consideration $1,500.00 less than 
other identical properties farther down the street. This penalty was found to be directly attributable to its 
location next to the siding •. 
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MARKET VALUE CHART I 
Value #1 #2 #3 
Factors Subject Adj. Comparable Adj. Comparable Adj. Comparable Adj. 

Sales Price 549,500 $43,000 541,500 

Financing Normal Normal - Normal - Nomal -
2-S Brick 2-S Brick 2-S Brick 2-S Brick 

Description Colonial Colonial - Colonial - Colonial -

Appraisal as +5% 
Date of Sale of 10/1/75 6/15/74 +2475 8/30/75 - 7/3/75 -.. Neighborhood In 
Location Average Good Land Average - Average -

Value 

- Improvement 
Size 950 Sq. Ft. 1000 Sq. Ft. -1935 975 Sq. Ft. -959 900 Sq. Ft. +1930 

Condition Good Good - Fair;5% of sale+2150 Fair;5% of sale +2075 
, 

Site Location Good Good - Good - Poor-see econ. obsoles. 

Age of 20 years 15 years 20 years 18 years 
Improvement 18.5% 13.5%(-5%} -1935 18.5% - 16.5% (-2%) - 695 

40 x 100 60 x 100 40 x 100 50 x 100 
Lot Size @ $140=$5600 @ $180=$10,800-5200 @ $140=$5600 - @ $135=$6750 -1150 

Gas, electric 
sewer, 

Utilities water Same - Same - Same -

,. Topography Level Level - Level - Level -

Landscaping Adequate Adequate - Adequate - Adequate -

Enclosed porch I-car frame Open porch 
Added 150 Sq. Ft. garage 100 Sq. Ft. 
Improvements depreciated -1388 depreciation -1790 depreciation -422 

Land 
Improvements 

Functional 
Obsolescence 

Economic 
(RR siding dust 
& noise based 

Obsolescence on sales) +1500 

... Total 
Adjustments -7983 -599 + 32.38 

Reflected Value $41,517 $42,401 $44,738 

.. REMARKS: All comparables adjust very closely to the same value. 
HO~lever, Comparable #2 requires the least adjustment 
and is given the most weight . 

Valuation by Market Approach is $42,400.00 
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EXPLANATION OF ADJUSTMENTS 

Date of Sale 

Comparable #1 was conveyed on June IS, 1974, and market data analysis indicates a 5% increase. An 
adjustment of $2,475.00 is required to make this sale comparable to the subject property under appraisement 
as of October 1, 1975. 

Neighborhood Location 

The neighborhoods involved are all comparable and it is felt in the case of Comparable #1 that the 
increment involved would reflect itself in the added land value. 

Improvement Size 

Adjustments for improvement size are necessary for all com parables. The improvement value of those 
larger than the subject is adjusted downward to reflect a comparable vall,le for the subject and vice versa in 
the case of the smaller comparable. Deduct the land value from the sales price to arrive at the improvement 
value of the comparable. Divide the improvement value by the total number of square feet to determine 
actual square foot value. Then multiply this by the square foot difference of the comparable and the subject 
property. 

Condition 

Comparable #2 and #3 are in only fair condition in comparison with the good ~ondition of the subject 
and require adjustment. A factor of 5% is applied to the sale price to elevate the com parables to the condition 
of the subject. This factor is applied in addition to the normal age adjustment shown below. 

Site Location 

Adjustment required for Comparable #3 is covered under Economic Obsolescence 

Age of Improvement 

Adjustments are required in the cases of Comparables #1 and #3, based upon pertinent depreciation 
schedules. 

Lot Size 

Adjustments are required in the cases of Com parables #1 and #3, utilizing existing front foot values. 

Utilities 

All three comparable sales are served by gas, electric, sewer and water. No adjustments needed. 

Added Improvements 

Comparable #1, with a large enclosed front porch requires adjustment based upon depreciated cost. 
Comparable #3, with a frame garage likewise requires an allowance based upon depreciated cost. Comparable 
'3, with an open front porch, also needs adjustment based upon depreciated cost in order to reflect a value for 
the subject. 

Land Improvements 

None 

Economic Obsolescence 

Comparable #3 is affected by obsolescence due to its site location and detrimental effect of the ad­
joining railroad siding. The degree of obsolescence is shown by other com parables and the penalty is added to 
reflect a value for the property under appraisement. 

Results of Comparison 

The comparison of these three properties with a known sale price to the subject property reveal that a 
closely identical property would sell for about $42,000. The range of market in this instance is from $41,517 to 
$44,738, but the sale which required the least adjustment to make it closely comparable, is considered in this 
case as the best indication of the market value. 
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INCOME APPROACH TO VALUE 

Introduction 

In the valuation of real property for purposes of taxation it is often difficult and at times impossible for 
the assessor to obtain all the necessary information to properly apply the income approach. Taxpayers are 
frequently reluctant to provide the assessor with income and expense statements or any data pertaining to 
income derived since they regard such information as being of a personal nature. 

However, every assessor should be familiar with the processes involved for he will find it useful as a 
check on other value approaches to income producing properties. Furthermore, the information necessary to 
properly apply the income approach can be required to be produced when assessed valuations are appealed to 
the County Board of Taxation or to the Division of Tax Appeals. Therefore, a knowledge of the income 
approach is necesaary to protect the assessed valuations and equalizatioq within an assessment jurisdiction. 

The Income Approach is valuable, not only as an individual approach to value, but in development of unit 
land values in commercial areas and in development of obsolescence allowances for income producing 
buildings. These applications are described in more detail in the land valuation and depreciation sections of 
this Manual. 

An understanding of the underlying economic principles involved is a prerequisite to proper use of the 
Income Approach. The Manual cannot attempt to provide all the necessary background material and advises 
the use of an authoritative text and tables in conjunction with the material herein presented. 

Definitions of Terms Used in the Income Approach 

Capitalization 

Interest 

Future Depreciation 

Capitalization Rate 

Value 

Highest and Best Use 

Accrued Depreciation 

Functional obsolescence 

Economic Obsolescence 

Safe Rate 

Definition of Income Approach 

- A method employed to convert net income into capital 
value through use of a capitalization rate. 

- Money paid for the loan or use of capital. 

- Estimated future loss in value. The periOdic amount re­
served to provide for the recapture of a capital investment. 

- Percentage used in discounting net income to produce 
capital value. 

- Present worth of future benefits arising from ownership. 

- That lBe of the land which will provide the greatest net 
return to the land over a reasonable period of time. 

- The difference between the replacement cost new and 
the present value. 

- Loss in value due to factors originating inside of the prolr 
erty itself. Functional inadequacy in design, utility or 
style. 

- Loss in value due to factors originating outside of the pro­
perty. Effect of detrimental economic forces. 

- Rate of return reflecting smallest possible risk. Prevailing 
rate on government bon~, as an example. 

The income approach is an appraisal technique designed to determine the present worth of future net 
income. The future or anticipated net income is processed to indicate the capital value or amount of the 
investment which produces the net income. The processing is referred to as capitalization of net income. 

Involved in the Income Approach are the following basic steps or processes: 

1. Determine future fair gross rental income. 

2. Deduct vacancy and rent loss to arrive at effective gross .income. 

3. Estimate operating expenses and fixed charges which, when subtracted from effective gross 
income, yields an estimate of future net annual income. 

4. Estimate duration of income, usually the economic life of improvements. 
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5. Determine proper or realistic capitalization rate. 

6. Select method of converting income into capital value. 

An understanding of each of these basic steps will help to clarify the entire approach. 

Future Fair Gross Rental or Income 

As indicated above, the first step in the Income Approach is to determine the future gross income which 
is based upon the present rentals received or which should be received. Where actual income statements are 
available for the current and past three or four years, the estimate of future gross income becomes easier. 

However, present actual rentals received mayor may not be indicative of future rentals. Income state­
ments must be analyzed and compared to rentals of other comparable properties. Local and national economic 
conditions, terms of leases and rental trends in the area should be considered also. The final result is an esti­
mate of typical income for the type, age, and location of property within the assessment jurisdiction. This fair 
rental or income should approximate the current market income and is projected into the future. 

Past experience and analysis of future trends are employed to arrive at a vacancy and bad debt allow­
ance, which, when subtracted from the gross income, produces the effective gross income. 

Operating Expenses and Fixed Charges 

The operating expenses and fixed charges are subtracted from the effective gross income to arrive at 
the net income from the property. 

Operating expenses include cost of property management, wages of operating personnel, utilities, 
repairs and maintenance, reserve for maintenance of building accoutrements, and miscellaneous expenses. 
Fixed charges include casualty and liability insurance and occasionally property taxes, however, it is the 
general practice to include property taxes in the capitalization rate for reasons which are discussed later. 

Actual income and expense statements are carefully scrutinized to be certain all are allowable deduc­
tions. Items which often appear but which should be disallowed as operating expenses or fixed charges include 
interest payments on mortgages or loans, depreciation, corporation officer salaries and income tax payments. 
Insurance premiums are often paid on a 3-year basis so only 1/3 of this expense should be allowed for each year. 
Major renovations are often treated as normal maintenance work for the year renovations are made when, 
actually, they must be apportioned over the anticipated economic life of the renovation. 

In general, only expense items pertaining to the actual operation or maintenance of the property are 
deductible from effective gross income to estimate net income. 

Economic Life of Improvements 

A building or improvement is a wasting asset in that it wears out or continues to lose its economic value 
over a period of time. Part of the net income derived from an improved property must be allocated to recover 
or return to the investor the remaining value of the improvement during the period the property will produce 
income. The remaining economic life of the improvement determines how long a period in years is available in 
which to recapture the present value of the improvement. 

The appraiser estimates the remaining l5eful economic life of property improvements based on his 
experience, Imowledge and information obtained from bankers, realtors and others in the building operation 
field. Once the estimates of future economic life (years in which incolne can be produced) has been made, a 
second important decision must follow. This" decision involves the method for amortizing the value of the 
improvement over its remaining l5efullife. 

Three basic methods are available to recapture the value of the improvement during its remammg 
economic life. The methods are 1) the straight line, 2) the sinking fund, or Hoskold method, and 3) the annuity 
or Inwood method of amortizing the remaining value of the improvement over its estimated economic life. 

For example, assume the estimated remaining economic life of a building to be 40 years. The straight­
line method requires an annual recapture of 2 1/2% of the improvement value per year (l00% - 40 years = 2 
1/2% year). In the sinking or, Hoskold method, the recapture is based on annual reinvestment of the amorti­
zation at a safe rate at compound interest. For example, according to sinking fund tables, a yearly recapture 
of approximately 1.33% of the improvement value per year invested annually for 40 years at 3% compound 
interest will return the original cost. 

In the annuity or Inwood method, the amount of annual recapture is assumed to be reinvested at the 
same rate as the original investment. For a building with an economic life of 40 years, and the recapture 
based on annual reinvestment at 6% compound interest, the recapture rate will be 0.65%. Use of the latter 
two inethods at reduced rates of recapture will result in an increased value of the property by the capitaliza­
tion process because less of the yearly net income is allocated to recapture of building investment. Most 
appraisers l5e the term "depreciation" or "allowance for depreciation" describing the percentage of yearly 
recapture of investment. 
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- The estimate of remaining economic life of the building or improvement is most important regardless of 
the method chosen to recapture the value of building. 

_ Examples of the three methods of recapture of building investment will be helpful in illustrating the 

.. 
-

-
.. 
... 
.. 
-
.. 
-
.. 
-
.. 

above description: 

1. Straight Line Method - this method assumes a yearly amount taken from net inc0.me~ exp~essed 
as a percentage of building value which will equal 100% at the end of the economic life with no 
reinvestment of the amol.!nt taken from the net income as depreciation. 

2. 

3. 

Example: 

Remaining economic life of property, 25 years 
Percentage for recapture (depreciation) 
100% divided by 25 years equals 4.00% 

Sinking Fund or Hoskold Method - this method assumes a yearly amount taken from net income 
expressed as a percentage of building value, which will equal 100% at the end of the economic 
life with reinvestment, of the amount taken from net income as depreciation at a safe rate of 3% 
compounded. 

Example: 

Remaining economic life of property, 25 years 
Percentage for recapture (depreciation) 
Sinking fund rate 25 years 3% = 2.74%. 

(The Hoskold Sinking Fund Valuation premise produces a Hoskold factor based on interest rate 
and a safe reinvestment rate of 3%. For example, if 6% is found to be the"going rate"of interest, 
the Hoskold Factor for a building with 25 years economic life would be 11.438. This factor 
multiplied by the net income will produce an indicated capital value.) 

Annuity or Inwood Method - this method assumes a yearly amount taken from net income, ex­
pressed as a percentage of building value, which will equal 100% at the end of the economic life 
with reinvestment of the amount taken from net income as depreciation at the same rate as the 
original investment compounded • 

Example: 

Remaining economic life of property, 25 years 
Percentage for recapture (depreciation) 
Annuity Tables at 6% for 25 years = 1.82% 

(The Inwood method produces an Inwood factor based on reinvestment of recapture at the going 
rate of interest. At 6% interest over a period of 25 years, the Inwood factor is 12.783. This 
factor multiplied by the net income will produce an indicated capital value.) 

When to use the Alternate Methods of Recapture of Depreciation 

The Straight Line Method is used whenever the investment does not assume any of the characteristics of 
an annuity such as an apartment or boarding house. In other words, if the future income projection is 
speculative then this method is preferable. 

The Sinking Fund, or Hoskold Method, may also be used in the event that the income from the property 
bears no resemblance to an annuity. This method can be used when only a little speculation is felt in the 
projection of future income such as store buildings • 

The Annuity, or Inwood Method, is used only when the future income from the property is virtually 
guaranteed such as long term leases with high credit rating tenants. Typical of such properties might be a 
centrally located office builidng.- If the income assumes the characteristics of an annuity then this method can 
be successfully used. 

Proper Capitalization Rate 

The capitalization rate is most often thought of as the rate or percentage used in discounting anti­
cipated net income. Usually it is thought of as the rate of interest which should be received by the owner or 
investor for investing in real property. 
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Actually, however, the capitalization rate is composed of two elements, namely, 1) rate of interest or 
return on investment, 2) rate of recapture of building or improvement value or depreciation. Many appraisers 
consider as a third element the rate of property taxes. This later element may be considered a "fixed charge" 
to be deducted from gross income but most ad valorem tax appraisers consider taxes as part of the 
capitalization rate. 

Rate of Investment - the first element of the capitalization rate, return on investment, is probably the 
most difficult to select. A change of 1% in this element can materially increase or decrease the estimated 
value of the property. For example, assume a property has a net income of $2,000 and is capitalized at 3%. 
$2,000 divided by .03 equals an indicated value of $66,667. Or, in other words, an investment of $66,667 at 3% 
return will yield $2,000. The same $2,000 net income capitalized at the· following higher interest rates 
indicate increasing lower values: 

$2,000 net income capitalized at 4% indicates a value of $50,000 
$2,000 net income capitalized at 5% indicates a value of $40,000 
$2,000 net income capitalized at 6% indicates a value of $33,333 
$2,000 net income capitalized at 7% indicates a value of $28,571 
$2,000 net income capitalized at 8% indicates a value of $25,000 

The rate of interest for return on investment should vary with the risk of investment. For stable pro(r 
erty with a long economic life, the rate should be less than older properties. The greater the risk, the higher 
the rate of return and lower the value. Interest rates fluctuate as do property values in different sections of 
the state and different sections of the large cities. The assessor assembles and studies the data on the "going 
interest rates" for mortgages and other types of investments in the community. A prudent investor knows that 
real estate investments require more personal time and effort, have greater risk and are not as liquid as other 
types of investments such as bonds or bank savings accounts. Thus only a fair return, commensurate with the 
effort, liquidation, and risk involved, will encourage an investor to purchase real estate. 

There are three methods used to develop, or guides to select, the rate of return on investment or 
interest rate. The methods will assist the appraiser to keep his judgements within reasonable bounds. 

1. Built-up Method - this method is based on building up the rate of interest starting with a safe 
rate (rate paid on U.S. government bonds or bank savings deposits) and adding for non-liquidity, 
risk and management effort and time. 

Example: 

Safe Rate 
Non-liquidity 
Risk 
Management effort 

Total built-up interest 
rate 

51/2% 
I % 
2 % 

1/2% 

9 % 

NOTE: Building of the capitalization rate in the manner described here is used less often than 
the other two methods, however, any appraiser should understand the techniques and be aware of 
the factors which make up a capitalization rate. 

2. Comparison Method - this method is based on analysis of market data to discover interest rates 
on similar properties of known value. 

Example: 

A comparable property which sold for $50,000 produces a net income of $6,000 per year. The 
value of the land is $10,000 and the estimated economic life of the improvements is 25 years. 

The land is valued in perpetuity since it exists forever and requires no depreciation. The im­
provements have only a limited economic life and are subject to depreciation requiring recapture 
of this value. $50,000 total value less $10,000 land value equals $40,000 improvement value. 
$40,000 improvement value times 4% depreciation rate (l00 - 25 years economic life = 4% per 
year) equals $1,600 of net income per year attributable to depreciation. 

less -
$6,000 yearly net income 
~income to depreciation or return of building investments 
:ti4,400 income attributable to return on investment 

$4,400 return divided by $50,000 investment equals .088 or 8.8% interest rate. 
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3. Band of Investment Method - this method requires analysis of actual market practices, utilizing 
the existing rates for lst mortgages, 2nd mortgages and equity and the percentages each bears of 
the total investment. 

Example: 

Equity 
lst mortgage 
2nd mortgage 

Going Interest Rate 
1296 

896 
1096 

x Percentage of Investment 
x 2096 
x 6096 
x 2096 

= Produce 
2.496 
4.896 
2.096 

Interest Rate .....•••...•......•..••••......•......•..•...•••••••....•...••••...•. 9.2% 

Rate of Recapture - the second element of the capitalization rate is the rate of recapture or rate for 
depreciation expressed as a percentage of building value. The discussion of this element is contained in the 
sub-section of "Economic Life of Improvements". 

Rate for Property Taxes - the third element of the capitalization rate is the local property tax rate 
expressed as a percentage of property value. It is advisable, especially in appraising for tax assessment pur­
poses, to include property taxes in the overall capitalization rate rather that list them as an item of expense 
lIDder fixed charges. If the taxes are included in. the expenses, it is obvious that any change in actual tax 
dollars would alter the net income and produce a substantial difference in value. 

For example, a property whose net income is $5,000 is given a reduction in assessment and consequently 
in taxes. Net income is increased to $5,500. The $500 increase in net income would produce an immediate 
increase in value. At a capitalization rate of 1096, the $500 increase in net income would increase the value 
by $5,000. In effect, the assessment would then require adjustment upward. This could create an endless see­
saw of value and assessment. If placed in the capitalization rate as the effective tax rate reflecting the 
average ratio of assessment in the district, this problem is eliminated. 

Converting Net Income Into Capital Value 

There are three general methods used in converting income into capital value: 

1. Building Residual Technique 

2. Land Residual Technique 

3. Property Residual Technique 

In order to comprehend the residual techniques, it is necessary to realize that land lasts forever while 
improvements have a limited economic life. It is then evident that land is capitalized in perpetuity while 
depreciation must be taken into account in the case of improvements. This results in different rates being 

- applied to the land and the buildings involved. 

-
-
-
. -
-
-
.-

1. 

2. 

3. 

Land Residual TeChniques - This procedure is utilized when improvements are new and the cost is 
known or easily estimated and when land values are not evident, due to a shortage of land 
comparables. Elements of depreciation and/or obsolescence difficult to estimate, should be 
absent or at a bare minimum when using this technique. 

BUilding Residual Technique - This procedure should be utilized when land values are clearly 
established, comparables being numerous, and where the existing structure is affected by 
elements of depreciation and/or obsolescence. This method points out the actual degree of 
penalty the improvement should bear. 

Property Residual Technigue - This technique is used in cases involving a"triple A"tenant and a 
loug-term lease. It is also used where there is a' shortage of land information and where the 
improvement is affected by elements of depreciation and/or obsolescence. 

Suggested forms for their application and examples of each are given on the following pages • 
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LAND RESIDUAL 

An office building has been recently constructed in the central business district. The construction cost 
was $500,000. The land was held vacant by the owner for several years after demolishing an old store and 
office building which had been held in the family for many years. 

The building contains 20 office suites which are leased for $7,000 each. Expenses include management 
charge of 5% of effective gross income; fuel costs of $8,000; water and sewer, $2,000; repairs and main­
tenance, $5,000; and $2,000 for "Reserve for Replacements" which includes a reserve for replacing a $25,000 
roof and a new $15,000 heating and cooling system every 20 years. Fixed charges include a three year insur­
ance premium of $22,500. Janitorial expenses are $8,000 per year. 

The established return on investment is 9%, the building has an expected life of 40 years and the effec­
tive tax rate is $2.95 per hundred. 
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ILLUSTRATION # 10 

CAPITALIZED VALUE (Land Residual) 

Income 
Expenses and Fixed Charges 

Operatinq Expenses 

(Itemize for each individual store, 
apartment, etc.) 

20 Office Suites @ $7,000/year each 

Reserve for Replacements 

(a) Roof $25,000 7 20 yrs. 
(b) Heating and Cooling System 

$15,000 7 20 yrs 

Total Gross Income 
, (per month) 

Total Gross Income 
(per year) 

NOTE: Do not include taxes in fixed 
charges if used below in cap. 
rate. 

$1,250 

750 
$2,000 

$_--

$140,000 

(1) t1anagement-.L% of 
Effective Gross Income 

(2) Hages 

(3) Fuel 

(4 ) Electricity and Gas 

(5) Water and Sewer 

(6) Repairs and Maintenance 

(7) Reserve for Replacements 

(8) *Miscellaneous (Explain) 

Total Operating Expenses 

Fixed Charges 
(9) Taxes (See Note) 

(10) Insurance 

$ 6,650 

S 8,000 

$ 8,000 

$ paid bi: tenant 

$ 2,000 

$ 5,000 

$ 2,000 

$ 

$ 31,650 

$ 

S 7,500 

Effective Tax Rate 2.95% * Explanation of Item (8) ______ _ 

Total Tax Levy 7 Net Valuation = Eff. Tax Rate 

Total Gross Income 

LESS : All owance for Vacancy and Rent Loss - 5% 

Effective Gross Income 

LESS: Operating Expenses 

Net Before Fixed Charges 

LESS: Fixed Charges 

Net Income (Land and Buildings) 

LESS: Income Attributable to Building $500,000 @ 14.45% (Capitalization 
Rate = 9.0% Return + 2.5% Depreciation + 2.95% for Taxes) 

Income Attributable to Land 

Land Income Capitalized at 11.95% = Land Value (9.0% Return + 2.95% Taxes) 

Building Value (From Physical Appraisal) 

Total Value Land and Improvements 
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$140,000 

$ 7,000 

$133,000 

$ 31, 650 

$101, 350 

$ 7,500 

$ 93,850 

S 72,250 

$ 21,600 

$180,753 

$500,000 

$680,753 



BUILDING RESIDUAL 

An existing garden apartment complex has 100 apartment units which rent for an average of $275 per 
unit per month. The tenants pay for their gas and electricity and the owner assumes all other expenses. 
Comparable properties experience a 3% rent loss due to vacancies and bad debts and require a 5% allowance 
for management. 

Operating expenses based on an analysis of a three year history of this and other comparable complexes 
indicate $9,000.a year for janitorial services, $150 per unit for fuel, $50 per unit for water and sewer and 
repairs, and maintenance costs of $6,600 per year. Insurance costs are $8,100 per year. 

The reserve for replacements includes a new roof with gutters and downspouts estimated to cost 
$25,000, over 20 years; 5 boiler units at $2,500 each over 20 years; refrigerator units (100 units at $275 per 
unit) with a 15 year life; 100 kitchen range units at $250 per unit over 15 years, and floor covering for all units 
at '$800 per unit and lasting 10 years. 

The effective tax rate is $2.49 per one hunderd dollars of assessed value. 

The land value, supported by sales of comparable lots is established at $250,000. The building is esti­
mated to have a 40 year economic life and the return on investment is established at 9%. 
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ILLUSTRATION 4i II 

CAPITALIZATION VALUE (Building Residual) 

Fixed Charges 
Income 

(Itemize for each individual store, 
apartment, .etc.) 

S 275 per month per apartment 
x 100 apartment units 
$27,500 per month 
x 12 
$330,000 

(a) 
(b) 
(c) 
(d) 
(e) 

Roof $25,000 7 20 yrs 
5 boilers @ $2,500 7 20 yrs 
Refrig. $275 x 100 ~ 15 yrs 
Range $250 x 100 7 15 yrs 
Floor Cover $800 x 100 7 

10 yrs. 

Total Gross Income 
(per month) 

Total Gross Income 
(per year) 

$ 1,250 
625· 

1,833 
1,667 

8,000 
13,375 

$ 27,500 

$330,000 

NOTE: Do not include taxes in fixed 
charges if used below in cap. 
rate. 

Effective Tax Rate 2.49% 

Total Tax Levy 7 Net Valuation = Eff. Tax Rate 

(2) Wages 

(3) Fuel 

(4) Electricity and Gas 

(5) Water and Sevier 

(6) Repairs and t1a i ntenance 

(7) Reserve for Replacements 

(8) *Miscellaneous (Explain) 

Total Operating Expenses 

Fixed Charges 
(9) Taxes (See Note) 

(10) Insurance 

Total Fix~d Charges 

$ 16,005 

$ 9,000 

$ 15,000 

$Eaid b;t tenant 

$ 5,000 

$ 6.600 

$ 13,375 

$ 

$ 64,980 

$ 

$ 8,100 

$ 8,100 

* Explanation of Item (8)"--______ _ 

Total Gross Income 

LESS: Allowance for Vacancy and Rent Loss - 3% 

Effective Gross Income 

LESS: Operating Expenses 

Net Before Fixed Charges 

LESS: Fixed Charges 

Net Income (Land and Buildings) 

Income Attributable to Land $250,000 @ 11.49% (~ Return· + 2.49% Taxes) 

Income Attributable to Building (Balance) 

Building Income Capitalized at 13.99% (Includes Depreciation 2.5%, Return 
on Investment 9.0%, and 2.49% Taxes) 

Land Value 

Total Value Land and Improvements 
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$330,000 

$ 9,900 

$320,100 

$ 64,980 

$255,120 

$ 8,100 

$247,020 

$ 28,725 

$218,295 

$1,560,364 
. 

$250,000 

$1,810,364 



PROPERTY RESIDUAL 

The Inwood Method is used in this example as an illustration of the Annuity Method and, as stated 
earlier, is not meant to imply that the property residual technique requires its use. The Inwood Method is used 
for properties where there is a long term lease with a very reliable tenant. The property residual technique 
involves the total property and is necessary when there is little information on land and building values. 

A recently constructed supermarket has a 10 year lease for $40,000 per year with a renewal option. The 
tenant, a national chain operator, pays all expenses including real estate taxes, insurance, water, sewer, fuel, 
utilities and necessary maintenance repairs. 

The economic life of the improvements is estimated to be 25 years and there are no apparent economic 
obsolescence factors which may affect the property in the foreseeable future. The reversionary value of the 
land is estimated as being $100,000 for calculation purposes only. 

The present replacement cost of the improvements is calculated at $200,000 and its economic life is 
estimated to be 25 years. 
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ILLUSTRATION # 12 

CAP:TALIZED VALUE (Property Residual) 

Itemize for each individual store, 
apartment, et.c. 

Expenses and Fixed Charges 
Operating Expenses 
(l) Management~% $ 2,000 

(2) Wages Spaid by tenant 
540,000 per year 

Total Gross Income 
(per month) 

Total Gross Income 
(per year) 

Total Gross Income 

s 
$ 40,000 

LESS: Allowance for Vacancy and Rent Loss 

Effective Gross Income 

LESS: Operating Expenses 

Net Before Fixed Charges 

(3) Fuel 

(4) Electricity and Gas 

(5) ~'Jater 

(6) Repair and Maintenance 

(7) Reserve for Replacements 

(8) Miscellaneous (Explain) 

Total Operating Expenses 

Fixed Charges 
(9) Taxes 

(10) Insurance 

Total Fixed Charges 

Property Income Capitalized @ 6.710 Inwood Factor (10-year annuity at ~ 

PLUS: Reversionary Value of Land $100,000 discounted @ .4632 (10-year 8% 
discount factor) -- -

PLUS: Reversionary value of building, $200,000 depreciated by 40% for 
10 years out of 25 year life ( 60% condition = $120,000):x .4632 
(10-year, 8% discount factor) - ---

Total Property Value 
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Spaid by tenant 

Spaid by tenant 

Spaid by tenant 

Spaid by tenant 

$ 

$ 

S 

Spaid by tenant 

Spa i d by tenant 

s 

$ 40,000 

S 

S 40,000 

5 2,000 

$ 38,000 

$254,980 

S 46,320 

S 55,584 

$356,884 



SUMMARY OF STEPS USED IN DEVELOPMENT OF APPRAISAL STANDARDS 

RURAL LAND VALUES (For detail see Rural Land Value section) 

1. Study the market (sales) and analyze values by the income approach to develop an opinion of various 
land values. 

2. Estimate the average acre value of the average class of land in the assessment jurisdiction. 

3. Develop relative values of rural land classes upward and downward from the value of the average class. 

4. Adjust land values of specific areas and parcels for location proximity to trading centers and roads. 

5. Compare appraisals with recent sales and adjust values where necessary to obtain sound and realistic 
land values. 

URBAN LAND (For detail see Urban Land Value section) 

1. Study the market (sales)and analyze values by the income approach (land residual). 

2. Develop unit land values of sales and adjust all unit values to a common base unit such as a unit front 
foot value for a standard depth lot, unit square foot value or unit acre value. 

3. Adjust land values of specific areas or parcels for location, topography, etc. 

4. Record unit land values on a land value map. 

5. Compare appraisals of land with recent sales and adjust. 

BUILDING REPLACEMENT COSTS (For detail see Procedure for Building Appraisal section) 

1. Collect cost data on recent new construction of all available classes of buildings. 

2. Determine specifications for each known cost building by classification of building. 

3. 

4. 

5. 

Analyze specifications of the buildings which are nearest alike and establish base specifications which 
are most representative of the class. 

Analyze the costs of each building within a class and group the unit costs by area and story height. 
Establish the relationship of unit cost to building area by plotting the costs graphically to establish the 
cost curve (unit costs of building construction decrease as the size increases, but at a decreasing rate). 

Adjust buildings within the same general classification to a uniform basic cost (see method described in 
"Market Value" section). 

6. Complete base unit cost tables and base specifications. 

7. 

8. 

Develop adjustment costs (additions and deductions) for variations from base specifications. 

Analyze the developed replacement costs and adjustment costs by appraising known new building costs 
and comparing the results of this application of unit replacement costs, pIlL'; adjustments, with actual 
costs of new builidngs. 

DEPRECIATION AND OBSOLESCENCE STANDARDS (For details see Depreciation and Obsolescence sections) 

1. Check recent sales of various classes of buildings. 

2. Develop the replacement cost new, as described above. 

3. 

4. 

Compare and analyze appraisals with sales (buildings only) (see method described in "Market Value" 
section). 

Develop depreciation and obsolescence factors as described under Depreciation and Obsolescence sec­
tion. 

5. Apply income approach when applicable. 

6. Apply market approach when applicable. 
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PROCEDURE FOR MAINTAINING AND ADJUSTING REAL PROPERTY 
APPRAffiALSTANDARDS 

Maintaining Current Real Property Appraisal Standards 

In the appraisal of property for assessment and other purposes, all factors and available evidences of 
value are given consideration. The various sections of this manual outline in detail the various procedures to 
be used in determining value by the ccst of building replacement, the market or sales value of the property and 
the value based on the capitalization of income from property. Each approach is given appropriate 
consideration in determining the fair value of specific properties. 

Real property appraisal guides and standards must be kept current by adjusting or changing the stand­
ards to reflect significant changes in costs of property and in depreciation and obsolescence factors. 

These adjustments in appraisal standards are based on information collected and verified by 
the appraiser. In order to properly reflect price changes for each property class, the appraiser 
analyzes the' price changes for the different property classes indiVidually rather than as a total 
since the values of the different classes do not change uniformly. For instance, in some areas 
building values have been known to increase rapidly while the increase i.Tl land values remained 
relatively Stable over the same period of time. The individual analysis of each type of property 
will make possible the adjustment of standards for each class of property ar~ ~~ll result in the 
maintenance of sound and realistic appraisals on a uniform basis. 

Adjustments of appraisal standards should be made when there is sufficient reliable information indi­
cating significant price changes for specific types of properties. Appraisal standards for relatively stable 
value properties such as land and buildings usually do not change as rapidly as do new models of automobiles or 
the values of securities unless there are special factors present in the market. 

Real property appraisal guides and standards reflecting the average costs of specific types of classes of 
property for a specific year are issued by the Local Property and Public Utility Branch from time to time. The 
Branch also gathers and makes available summary price information for the adjustment of appraisal standards 
to be used for specific classes of properties. The staff of the Local Property and Public Utility Branch will 
assist the assessing officials, upon request, in revising such standards. 

Procedure for Adjusting Rural and Urban Land Values 

The various steps for adjusting land values are basically the same as those outlined for the development 
of standards. The important difference being that the appraiser should collect and analyze all available in­
formation on a continuing basis. Adjustments should be made when there is sufficient reliable information 
indicating significant price changes in basic land values throughout either a rural or urban area. 

Procedure for Adjusting Building Construction Cost Standards 

The replacement cost schedules for each of the typical building classes are described in the building 
replacement cost section of this manual. These costs are based on a detailed analysis of the quantities and the 
average material and labor prices. 

The specifications for the typical building classes and the replacement cost schedules for each building 
class (and for adjustments to the base costs) serve as the basis for classifying and determining the replacement 
cost and other essential information on each property record card. 

To accomplish the objective of establishing uniform, stat~wide procedures and guides in determining 
and equalizing the assessment of all properties of similar construction type and use, a simplified procedure is 
provided in this section for adjusting or converting the replacement cost of each typical building class to 
reflect current construction labor and material prices in any assessment jurisdiction at the present or any 
subsequent time. 

The application of the cost conversion factors for specified building classes furnishes a simpler and 
more accurate basis for adjusting the replacement cost of specific building classes than through the uc;e of 
general construction indexes or of building construction indexes which require extensive computations in 
determining current building replacement costs. 

This procedure for converting the base replacement costs of buildings in various classes according to 
type and construction can be tested through comparisons with actual construction costs of typical buildings as 
a check against variations in the productivity of construction tradesmen. . 
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Local Property and Public Utility Branch Construction Cost Index 

In developing the State building cost conversion index, the basic factors used in other construction indexes 
have been studied with the view of preparing a simplified procedure for cost conversion of the manual unit 
replacement costs of any building class in any assessment jurisdiction of the State at the present or any 
Subsequent date. 

The cost conversion tables as included herein have been developed on the basis of average quantities and 
prices of the controlling items of labor and materials in the respective building classes. 

The weight or importance of each of these items in the respective building classes is represented by a 
multiplier which, when multiplied by the current unit cost of the material or labor item, produces the item 
factor which reflects the weight or influence of that particular item in the total current cost of buildings of the 
particular class. 

The group building classincations and major items in the following tables have been checked with typical 
building breakdowns together with the other building construction indexes which are used in adjusting individual 
building construction costs to current levels. 

Th'e Local Property and Public Utility Branch building cost conversion index takes into account three 
major components, namely: (1) average prices of the more important material ite~s; (2) prevailing rates of 
pay for building construction skilled and unskilled labor; and (3) indexes oL.wholesale prices of "plumbing 
fixtures and brass fittings", "iron and steel", "Nonmetallic mineral products", "heating equipment" and "floor 
coverings". These three components include seventeen individual items as follows: Six items for materials, six 
for labor and five for equipment. 

.:. Component Items, Base Units, Prices and Indexes - October 1975 
The Real Property Appraisal Manual cost index for commercial buildings is based upon the average labor 
and prices in 21 counties of the State in October 1975. As these are also the basis of the building class unit 
replacement costs in this manual, a conversion factor must be applied to adjust the value from the 1975 rate 
to the last revaluation I reassessment. 

.:. Component Items, Base Units. Prices and Indexes - October 2001 Residential "R" Series 
The Appraisal Manual cost index for the "R" series buildings is based upon the average labor and prices in 
21 counties of the State in October 2001. As these are also the basis of the building class unit replacement 
costs in this manual, the conversion factor for these buildings base unit replacement cost is 1.00 or 100%. 
Districts that undertake a revaluation or reassessment subsequent to 2001 should use the cost conversion 
factor published for the revaluation implementation 

In the following (1975 example) are listed the component items, the base units and the average prevailing 
prices used in determining the replacement cost schedules of the representative building classes in the 
manual and in setting up the 100 percent of 1975 base construction costs for building classes of each major 
type and construction. 
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Item 
No. 

Materials 

1. 

2. 

3. 

4· 

5· 

6. 

Price 

7. 

8. 

9. 

10. 

11. 

Labor 

12. 

13. 

14. 

15. 

16. 

17. 

Indexes 

Item 

Ready Mix Concrete 

if! Plywood Sheat.hing 

Dimenson Lumber ( 2" x 4" 
and 2" x 8") 

No.1 Common Brick 

Structural Steel Shapes 

Reinforcing Steel 

Steel Mill Products 

Non-Metallic Mineral 
Products 

Plumbing Fixtures and 
Brass Fittings 

Heating Equipnent 

Floor Cover-'~ 

Common Laborer 

Carpenter 

Plumber 

Electrician 

Ironworker 

(Mason 
(Painter 
(Roofer 
(Sheetmetal 

Base Unit 

Cost delivered per cubic yd. 

Cost delivered per 100 sq. ft. 

Cost delivered per MBM 

Cost delivered per M 

Base Cost per cwr 

Base Cost per cwr 

Mho1esale Price Index 1967=100 

lIlho1esale Price Index 1967=100 

Wholesale Price Index 1967=100 

Wholesale Price Index 1967=100 

Wholesale Price Index 1967=100 

Rate per hour 

Rate per hour 

Rate per hour 

Rate per hour 

Rate per hour 

Average Rate per hour 

1975 Base 
Price 

$ 24.50 

20.90 

266.00 

125.00 

21.67 

16.25 

195·2 

176.1 

161.2 

150.3 

126.8 

$ 8.40 

11.70 

12.76 

13.43 

13.35 

11.10 

Current local prices which vary from the labor and material costs and liho1esale price indexes shown 
in the above lihen applied to the cost conversion factors will produce an index related to the 1975 r~ 
placement cost base of 100 percent. 
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Group of Building Classes for Construction Cost Conversion 

-In order to reflect the variations in quantities and costs of building labor and material used in the construction of 

buildings classified according to type and construction, each specific building class has been classified and listed under the -
following building cost conversation groups. 

-
Classification ofT~ical Buildincr Classes Under Cost Conversion Groups 

-
Class of 
Building T~ of Building -

Frame Brick-Stone Apt Hotel-Motel Office Comm-Indus 

R-12 RR-l RR-2 
R-13 RR-l RR-2 
R-14 RR-l RR-2 
R-15 RR-l RR-2 -
R-16 RR-I RR-I 
R-17 RR-l RR-2 
R-18 RR-I RR-2 -R-19 RR-l RR-2 
R-20 RR-l RR-2 
R-21 RR-l RR-2 
R-23 RR-I RR-2 
R-27 RR-l RR-2 
R-28 RR-l RR-l 
R-29 RR-I RR-2 
R-30 RR-I RR-2 
R-33 ·RR-l RR-2 
R-35 RR-l RR-2 
R-37 RR-I RR-2 ... 
R-39 RR-l RR-2 
R-43 RR-l RR-2 
R-4S RR-l RR-l -R-47 RR-l RR-2 
R-49 RR-I RR-2 
R-SO RR-I 
R-SI RR-l .. 
R-S2 RR-l 
R-53 RR-l 
R-S4 RR-l -101 C-l C-l C-l C-3 
102 C-l C-l C-l C-3 
103 C-l C-I C-I C-4 
104 C-2 C-2 C-2 C-6 -

-
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TYPE OF BUILDING 

CLASS OF BRICK! HOTEL! COMMERCIAL! 
BUILDING FRAME STONE APARTMENT MOTEL OFFICE INDUSTRIAL 

105 C-2 C-2 C-2 C-5 

106 C-2 C-2 C-2 C~ 

107 C-5 
108 C-5 
109 C-5 
123 C-3 
124 C-4 
125 C-5 
126 C-4 
127 C-5 
133 C-3 
134 C-4 
135 C-5 
136 C-4 
137 C-5 
145 C-l 
150 F-l F-1 
151 F-1 F-1 
152 F-1 F-l 
153 F-1 F-1 
154 F-l F-1 
155 F-l F-1 
156 F-1 F-1 
PF157 F-2 
PF158 F-2 
PF159 F-2 
PF160 F-2 
PF161 F-2 
PF162 F-2 
GHI64 F-2 F-2 F-2 

To convert or adjust building construction cost included in this manual to the current local labor and 
material prices and costs, the appropriate building cost conversion table is used for each respective building 
class or sub-class type of construction. 

BASE COST CONVERSION ITEM FACTOR 
Base cost conversion item factors have been calculated for all typical building classes in each building 

conversion group on the basis of the relative weight or importance of each component building cost items in 
each building group. 

To obtain the building conversion index in the basis of current or future prevailing prices of labor and 
material in any assessment jurisdiction, the following conversion factors are used for the respective building 
cost conversion groups described above. 
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-Conversion Tab1es for Residential Buil~s 

Computation for Bulldi ng R~1acement Residences 
Cost Conversion Indexes ~eva:i]jng Wood Frame Brick or 
wcation: :ease ~ounty Price or Brick Veneer 

-
Date: 1975 Index Tab1e R1 Tab1e R2 

Item -
No. Item Base Unit ~actor ~_en. Factor Ext~ 

MATERIAL 
'1 Rea~-Mix Concrete Cost deli~ered,per -cubic yard. 24.50 .06 1.470 .08 1.960 

2 in Plywood Sheath- Cost delivered per 100 
ing sq.f't. in car10ad lots 20.90 .26 5.h34 .24 5.0:Lc -

3 Dimension Lumber Average cost of 2 nx4 n & 
2"xS" 1engths per 1000 
board feet delivered in -car10ad 1ots. 266.00 .06 15.960 .03 7.980 

4 No. 1 Common Brick Cost per 1000 delivered 12cJ .00 - .07 8.7r;0 
5 Structural Ste e1 Cost per cwr - Base -

Warehouse Price -
21.67 in 10,000 10ts - -

6 Reinforced Steel Cost per CWT - Base -, 
Warehouse Price -

16 •. 25 in 10,000 10ts. - -
PRICE INDEXES -

7 stee1 Mill Index fran Average 195.2 - -
Products Wh01esale Price. 

Index - 1967 = 100, 
S Non-Meta:u.ic Bureau of Labor statis- 176.1 17.610 11).%9 fvf.ineral. Products tics, United states .10 .09 

-
9 Plumbing Fixtures Department of Labor 

& Brass Fittings 161.2 .02 3.224 .02 ).2?L -
10 Heating Equipment 1:;0 ~ .03 4.509 .025 3.?55 
U F100r Coverings 126.8 .03 3.804 .025 3.170 -IABOR --
12 Common Labor Rate per HOI.U' 8.40 .50 4.200 .37 3.108 
13 Carpenter Labor Rate per Hour 11.70 1.64 19.188 1.27 1~.859 -14 Plumber Labor Rate per Hour 12.7~ .15 1.914 .14 1.786 

15 Electrician Labor Rate per Hour 13.43 .24 3.223 .23 3.089 
16 Ironworker Labor Rate rer Hour 1).)5 - - -
17 Average of: 

Mason n.41 ) 
Painter 10.LO ~ Roofer 11.10 Average Rate per Hour 1.76 2.47 

-
Sheetmetal U.47 (-=- 4) 11.095 19.527 27.LO; TOI'AL 

Conversion Index 100.063 99.95L -
Conversion Factor 

(Index + ~OO) " 1.00 1.00' -
I - 136 
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Cm VArRinn Tablo" for C l)IMIorci81 - Indust.rial Buildings 

Com~tatlon For Commeroisl Building Roe18cement. Apart.mento, lIotcls, MotelB 
Coot Convers ion Indexes Prevailing and Office Buildings Price or 
Location: BASE cowry Index Masonry and Steel nnd 
DIlt.e: m~ Wood Concrote 

Item 101, 102, 103 
104, 1~~5 No. nem BBse Unit &: 11,5 . ... " 

Table C-l TobIe C-2 
MATrnIAL Fact.or Exten. Factor Ext.en. 

1 Ready-HiX Concret.e Cost delivered per cubic yard. 24.50 .24 5.880 .40 .,.800 

2 t, Plywood Sheat.hing Coat. delivered per 100 square 
feet. in cor1oad loto. 

20.90 .32 6.6811 .22 1,.~98 

3 Dlmens ion IlJmber Avernge coat. of 2" x 4" and 266.00 .05 ).300 .01 2.660 
2" x 8" lengths per 1000 
board feot. delivered in 
carload lots. 

I, Ho. 1 Common Brick Cos t per 1000 doli V6I'OO. 125.00 .02 2.500 .005 .625 

5 St.ruct.urnl Steel Shapes Cost. per CWT - Base Warehoose 21.67 .08 1.734 .)5 7.585 
Price - in 10,000 lb. 
lots. 

6 Reinforcing Steel Cost POI' CWT - Base Warehoose 16.25 .09 1.463 .21 ).41) 
Price - in 10,000 lb. 
lots. 

PRICE INDEXES 
7 St.ee1 Mill Producto Indox frotn Averago Wholosalo 19~.2 .00s .97(, .01, '7.1l01l 

Price 

8 Non-Het.811ic Hinera1 Index - 1967 = 100, fureau 176.1 .037 6.516 .04 7.044 
Product.s of Labor St.at.1sticG, Unit.ed 

St.ates Department. of Labor 

9 PlumbIng f'ixtul'es Bnd 161.2 
Brass Fittings 

.03 4.036 .03 ".1l.>6 

10 !leat.ing Equipment 150.) .01, 6.012 .05 7.515 

LAOOR 
11 Common Labor RaLc per lloor 8.1,0 .50 4.200 .65 5.1,60 

12 Carpent.er f.abor Rate per floor ll.70 1.97 2).049 1.07 12.519 

13 Plumber Labor Rate pCI' !loor 12.76 .27 3.1,1,5 .30 3·928 

14 Electrician In bor Rate per Boor 13.1,3 .27 3.626 .30 1,.029 

15 Ironworker Labor Rate per Hoor 13.35 .10 1.335 .44 5.874 

16 Average of: 

Mason 11.41 ! 
Painter 10.1,0 
Roofer 11.10 Average Rate per Hoor 11.095 1.30 14.421, 1.12 12.426 
Sheet.met.a1 Worker 11.47 

99.994 100.021 Conversion Index 
1.00 1.00 Conversion Fact.or 

(Index + 100) 

, 1 1 1 1 I 1 

Commercial - Industrial Buildin~ 

Wood Wood and Stcel and Fire Resiotan'. 
roostruct.ion Masonry Masonry Const.ruction 

}~~, }~~:. .. 
103, 12h, 126' 105, 107, 108,109 

134 &: 136 125,127,135,137 104, 106 

Table C-J Table C-4 Table -5 I Table 1:.-6 
Factor Ext.en. Fndnr F;xt.en Factor Ext.en, I FActor F.><t.f!n. 

.25 6.125 .21 5.145 ·34 8·330 .56 13·720 

.1,5 9.1,05 .)5 7.)15 .0) .627 .04 .8)6 

.07 18.620 .05 1).300 .01 2.660 .02 5.320 

- - .01 1.250 .02 2.500 .01 1.250 

- - .12 2.600 .1,7 10.185 .)1 6.718 

.09 1.463 .13 2.113 .19 ).088 .26 1,.225 

- - .01 1.?~2 .01, 7.1l00 .OJ 5.0!.-(, 

.03 5.283 .04 7.01.4 .06 10.566 .05 8.805 

.01 1.612 .01 1.612 .01 1.612 .01 1.612 

.05 7.515 .06 9.018 .06 9.018 .05 7.515 

.51 4.284 .51 1,.2111, .60 5.01,0 .111 6.004 

2.49 29.1)) 1.77 20.709 .64 7.4118 .91 10.61.7 

.10 1.276 .11 1.1,01. .ll 1.404 .10 1.276 

.31, 4.566 .41 5.506 .)11 5.103 .35 1,.701 

.01, .531, .15 2.00) .57 7.610 .43 5.741 

.92 10.207 1.)) 14.756 1.53 16.975 1.35 14.978 

100.02) 100.0ll 100.014 100.001, 
1.00 1.00 1.00 1.00 



Conver ion Tables for Structural Shells and Basement Comoonents 
Coml!!tat on For III Ld1nS ComEonen Roe seeman 
Cost. Convorsion IndoxcD Prevs111ng CLASSES 103 CLASSES CLASSES CLASSES 

Priee or 101, 123 &. 133 105, 124, 126 107, 108, 109, 104 106 &: 101, Basemento 
Location: Il:YiE OOUNTY Index 102 134 &: 136 125 127 135 &: 137 
Dato: 1975 Wood Frame Masonry St.ee1 Fire llesistant. Cnnr.re e 1>1. Wood Floor 
Item Table C able C-<! Tab1c~ Table -.LV Table C-ll TnhlA _I'> 

No. Item Base Unit. Factor Exten. Fact.or F..xten. 1>no+.nr Exten. Fact.or Ext.en. FAr.t."r- Rxt,en, FAdnr Ey+.pn 

1 
MATERIAL 

cubic yard. 24.50 5.635 .56 Ready-Mix Concret.e Cost delivered per .23 13.720 .43 10.535 1.04 25.1,Jl0 .87 21.315 1.01, 5.I,JlO 

2 -1" Plywood Sheathing Cost. delivered per 100 square 20.90 .61 12.749 .03 .627 .06 1.254 .08 1.672 - .19 3.971 
feet. in carload lots. 

3 Dimension wmber Average cost of 2" x 4" and 266.00 .11 29.260 - - - - .005 1.330 .06 15.960 - -
2" x a" lengths per 1000 
board feet. delivered in 
carload lots. 

4 No. 1 Common Brick Cost. per 1000 delivered. 125.00 - - - - - - - - - - - -

5 Structural Steel Shapes Cost per CWT - Base Warehouse 21.67 - - 1.04 22.537 1.15 24.921 .55 11.919 - -
Price - in 10,000 lb. 
lots. 

6 Reinforcing Steol Cost. per CWT - Base Warehouse 16.25 .32 5.200 .1.1. 7.150 .46 7.475 .57 9.263 - - .46 7.475 
Price - in 10,000 lb. 
lots. 

PH ICE INIJEXES 
7 Steel Mill Product. Index from Average Wholesale 195.2 - - .10 19.520 .11 21.1,72 .06 11.'/12 - - - -

Price. 
8 Non-Metal11c Mineral Index - 1967 ~ 100, 176.1 .01 1.761 .01 1.761 .02 3.522 .U1 1.761 ,- - - -

Product.s IlIreau of Labor Statistics, 
United St.ates Department 
nf Labnr 

9 Plumbing Fixt.ures and 161.2 - - - - - - - - - - -
BrasD Fitt.inga 

10 Heating Equipment. 150.3 - - - - - - - - - - - -
LAlDl 

11 Common Labor Rate per Hoor a.40 .53 4.452 1.25 10.500 1.21 10.164 1.65 13.a60 1.69 14.196 2.2a 9.152 

12 Carpenter Labor Rato per Hour 11.70 2.77 32.1,09 .08 .936 .16 1.872 .93 10.881 1,.15 1,8.'~) 3.76 ,3.992 

1) Plumber Labor Rato pOI' Hour 12.76 - - - - - - - - - - - -

14 Electrician Labor Rat.e per Hoor 13.43 - - - - - -- - - - - -
15 Ironworker Labor Rate per Hoor 13.35 .14 1.869 1.06 14.151 1.11 11,.819 .61 a.144 - - -
16 Average Ofl 

Mason 11.41 ! 
Painter 10.40 

6.657 Roofer 11.10 Average Rat.e per Hoor 11.095 .60 .82 9.098 .36 ).994 .)6 3.994 - -
Sheetmetal Worker 11.47 

Conversion Index 99.992 100.000 100.028 100.016 100.006 100~0'/O 

Conversion Factor 1.00 1.00 
(Index + 100) 1.00 1.00 1.00 1.00 

• I I • I I ) I ) I • • • 
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Conversion Tables For Exterior Plumbina. lIeatina.l Ele"trical Comoonents 

Come!tation For atildinS ComE!!!,!ent ReElacement 
COIIt Converaion Indexes Prevailing Exteriors 

Price or 
Location I BASE COwrY Index Wood Masonry Het.als 
Dat.el 1975 Tab e C- Tab" e C -Dr Table C-19 

Factor Exten. Foctor Exten. Factor Exten. 
Item 

.No. Item Daae Unit 

MATERIAL 
1 !londy-Mix Concrete C06t delivored per cubic yard. 21..1)0 - , - -
2 t, Plywood Sheathing Coat delivered per 100 square 2.77 - -

feet in carload lots. 20.90 ')7.893 

3 Dimension wmber Average coot of 2" x 4" and - - -
2" x 8" lengths per 1000 
board foet delivered in 
carload lots. 266.00 

4 No. 1 Common Brick Coat per 1000 delivered. - .29 -
12".00 16.2"0 

5 Struct.ural Steel Shapes Cost per CWT - Daae Warehouse - - l.tll 
Price - in 10,000 lb. 
lots. 21.67 39.223 

6 Reinforcing Steel Cost per CWT'- Base Warehouse .:. - -
Price - in 10,000 lb. 
lot.a. 16.2<; 

PRICE INDEXES 
.7 Steel Mill Products Index from Average Wholesale - - .185 

Price 19<;.2 36.112 

8 Non-Metallic Mineral Index - 1967 • 100, - - -
Products Bureau of Labor Statistics, 

United States Department 
of Labor 176.1 

9 Plumbing Fixtures and - - -
brass fittings 

161.2 
10 Heating Equipment "'0.1 - - -

I.AOOR 
11 common w bor Rate per llour 8.L.O - - -
12 Carpenter Labor Rate per llour 3.60 - -

11.70 1.2.120 
13 Plumber wbor Hate per Hour 

1').76 - - -
14 Electrician Labor Rate pOl' Hour 11 .. 1.1 - - -
15 Ironworker Labor Rate per llour - - 1.85 

n.1<; 21..691 
16 Average of: 

Mason 11.41 ) 
Painter 10.40 ) 
Roofer 11.10 ) Average Rate per Hour 5.75 

63.796 -
Sheetmetal Worker) 11.1.7 11.095 

~~~~:~:tg~ ~~~~r 100.013 lOO.?t 100.033 
1.00 1. 1.00 

(Index .. 100) 

J I 1 J I 1 

'.-

Plumbing Heatinll Elect.rical 
Toble :-20 Table C-21 Table -22 
Fact.or Exten. Factor Exten. Factor, Exten. 

- - -

- - -

- - -

- - -

- - -

- - -

- - -

- - -

, 

.36 - -
,>8.032 

- .30 M.090 
.36 5/ .. 100 

- - -
- - -

3.29 - -
1.1.Q1l0 

- - 3.42 1.<;.9,1 

- - -

- 4.95 54.920 -
100.012 100.010 100.039 

1.00 1.00 1.00 
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Location: BASE !;0l8lI! 
Price or Wood, Maoonry, Steel Wood & Masonry Types Steel Types Steel, Masonry 

1975 
Index and Concrete Types & Concrete Types Date: 

Item 'ruble (:-1"1 'ruble c-14 Table C-lo; Tabll! c-l6 
No. Itell1 Baoe Unit Factor Exten. Factor Exten. Factor Exten. Factor Exten. 

MATERIAL 
1 Ready-Mix Concrete Cost delivered per cUbic yard. 24.50 - - - -
2 til Plywood Sheathing Cost delivered per 100 square ·70 .71 - -

feet in carload lots. 
20.90 14.630 _:IJl,839_ 

3 Dimension Wmber Average coot of 2" x 4" and 
2" x 8" lengths per 1000 

.05 .05 .06 .06 

board feet delivered in 
carlond lots. 266.00 13.300 13.300 15.960 15.960 

4 No. 1 Commqn Brick Cost per 1000 delivered. 
125.00 - - - -

5 Structural Steel Shapeo Cost per CWT - Baoe Warehouse - - - -
Price - in 10,000 lb. 
lots. 21.67 

6 Reinforcing Steel Cost per CWT - Bnse Werehouoe - - - -
Price - in 10,000 lb. 
Iota. 

16.25 
PRICE INDEXES 

7 Steel Mill Products Index froll1 Average Wholesale - - - -.... 
b 

Price, 195.2 
8 Non-M~tn111c Mineral Index - 1967 - 100, .1) .13 .19 .19 

Products Bureau of Labor Statistics, 
United States Department 
of Labor 176.1 ~2.893 22.893 11,1.59 ''11 ".I..'i9 

9 Plumbing Fixtures and - - - -
Brass Fittings 

161.2 
10 Heating Equipment 

HO.3 
- - - -

LABOR 
11 ~n Labor Rate per Hour 8 • .1..0 - - - -
12 Carpenter Labor Rate per Hour 

11.70 2.22 25.974 2.20 
25.71.0 

2.29 
26.79) 

1.25 
14.625 

13 Plumber Labor Rate per Hour 
. 12.76 - - - -

14 Electrician Labor Rate per Hour - - - -1).43 
15 Ironworker Labor Rate per Hour 

13.35 - - - -
16 Average of: 

Mason 11·41 ) 
Painter 10.40 ) 
Roofer 11.10 ) 

11.4~ 
Average Rate per Hour 2·09 2.10 2.15 3.24 

Sheet.etal Worker) 11.095 23.189 23.300 23.854 35.948 
.. -

Convenion Index 99.986 100.072 100.066 99.992 
Conversion Factor 1.00 1.00 1.00 1.00 

(Index f 100) 

• ) I • • ) J ) I • I J I • • I 
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Collection of Current Labor and Material Prices 

To obtain local, current building replacement costs for typical classes of buildings in any assessment 
jurisdiction where systematic property assessment is either being established or being brought up-to-date, the 
appraiser obtains the prevailing material and labor prices in his areas as of the current assessment date on the 
component items listed in the conversion tables. 

S01,ll'ces of information are material dealers, building supply houses, contractors, builders, and employ­
ment agencies. Labor costs and material p!'ices are collected from builders who are reliable and representa­
tive of the various classes of buildings built in the area. The collection of this data requires much tact and 
sound judgement since there are many types of material and various grades of each type. Care must be taken 
to assure that all costs collected are for the same grade, quality, and quantity of material. Labor rates also 
vary from high to low depending upon the degree of skill acquired by the tradesman, and the fringe benefits 
allowed and the availability of the tradesmen in the area. 

Prices are collected on individual forms from each source and should be carefully analyzed. Items that 
appear to be out of line should be verified by rechecking with the source and eliminated from further 
consideration if it appears that the information is not consistent with that obtained from other sources. 

When all cost data has been collected, analyzed, and verified, the various costs for each item are 
averaged and the average price is entered on the cost conversion form under "Indicated or Prevailing Price or 
Inde~. " 

Indexes on the average changes in the wholesale prices of plumbing fixtures and brass fittings, iron and 
steel, and non-metallic mineral products are reported by the Division of Wholesale Prices of the United States 
Bureau of Labor Statistics and published in the monthly issues of the Monthly Labor Review of the U. S. 
Department of Labor. 

Application of Building Replacement Cost Conversion Item Factors 

To obtain the total building replacement cost conversion factor for the respective building cost con­
version groups, the cost conversion item factors under each group are multiplied by the applicable current 
local unit price of materials, labor rates, and equipment indexes. The sum of the extensions in each building 
cost conversion group reflects the conversion index applicable to all buildings classified under such group. This 
building cost conversion index divided by 100 is used as a direct muUiplier or cost conversion factor. The State 
base factor is LOO and any variation from this base represents the percentage variation from 1.00. 

Multiplication of the replacement cost of any individual building: by the cost conversion factor for the 
particular building class gives the current local replacement cost of such building. 

Example of Application of Cost Conversion Index on Property Record Card 

Assume, for example, a rural assessment jurisdiction where the cost conversion factor Table C-I is 1.02 
or 102% of the building replacement costs shown in the manual. This lower factor is due primarily to lower 
construction labor rates than the average labor rates for the State. 

The conversion index, expressed as a factor, is applied to the 1975 Building Replacement Cost (manual 
replacement cost value) as shown on the property record card in the "Building Valuation Summary" section. 

The 1975 Building Replacement Cost is multiplied by the cost conversion factor. The resulting value is 
the regional replacement cost and represents the current building replacement cost of the specified property in 
the particular rural assessment jurisdiction. 

Conversion Factors 

Conversion factors beginning with the year 1975 for all counties in the State are given. If these con­
version factors ar<:' used for assessment purposes, they are to be applied uniformly to all properties in a district 
and in no case are they to be applied to only one or two properties out of an area. This statement is made 
because inequalities in line item assessments would occur immediately should the appraised value, or 100% 
value, of a property be used as of any year other than that in which a revaluation or complete reassessment 
program took place. 

(Example) Tf a revaluation or reassessment program with 100% values as of 1975 was placed on the 
books, then all properties appraised after 1975 should have their current values converted back to 1975 values. 

I - 141. 
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