REAL PROPERTY APPRAISAL MANUAL
FOR

NEW JERSEY ASSESSORS
Third Edition

ISSUED BY
PROPERTY ADMINISTRATION — LOCAL PROPERTY BRANCH
DIVISION OF TAXATION — DEPARTMENT OF THE TREASURY
STATE OF NEW JERSEY



STATE OF NEW JERSEY
DEPARTMENT OF THE TREASURY

JAMES E. McGREEVEY DIVISION OF TAXATION JOHN E. McCORMAC, CPA
GOVERNOR PO BOX 251 STATE TREASURER

TRENTON, N.J. 08695-0251

REAL PROPERTY APPRAISAL MANUAL
FOR
NEW JERSEY ASSESSORS
Third Edition

FOREWORD

The introduction of the Real 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 _
Division of Taxation
Trenton, New Jersey
March, 2002
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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 acecording 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 VII, 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, par. 12, added to the Constitution of 1844 by amendment in 1875. In Switz v. Middletown Township, 23 N.J.
580, 594 (1957) the New Jersey Supreme Court announced:

"« *# * The direction for the assessment of property runder 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 fulfilied 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 county for county purposes,
and in the state for state purposes', Stratton v. Collins, 43 N.J.L., 562 (Sup. Ct.
1881), State Board of Assessors v. Central R. Co., 48 N.J.L. 14§, 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 Constitution 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 & 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 time, 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 distriets).

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 exquxslte abstractions of form, but rather as meaningful
limitations to achieve equahty 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 standard
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 5], 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 5] became operative for the first time in the tax year
1965.

Primarily a personal property reform law, Chapter 5], 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 distriets within the county (L. 1960, C. 5l, see. 1; N.J.S.A. 34:4-2.25). The
percentage must be a multiple of 10 and may be no lower than 20 or higher than 100 (L. 1960, C. 51, see. 2;
N.J.S.A. 54:4-2.26), and the percentage of 50 will apply if the county board fails to fix & dlfferent 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 Chapter 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.

I-1



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 at least 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. 111 (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 1 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 1 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.J. 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
than physical deterioration.

Income capitalization is a guide to value which may be utilized but is not & sole determinant, Aetna Life
Insurance Company v. City of Newark, 10 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. 110 (1955):

t* * % (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 trustworthiness 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 eonstant 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 ], 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
work, the preparation of taxation and other matters as set forth in N.J.S.A. 54:6 et seq.

The Division ot rax 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 diserepancies 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.



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-board-ef-assessers is annually required to diligently ascertain the names of all persons
owning real property in his distriet and to assess real property at full value as of October ist 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 10th 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 distriet, and set down in proper columns opposite each name the description 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 funetions inelude 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 Organization

Assessor
or
Board of Assessors

|

Appraisal Administration Adjustment
Functions Functions functions
Real Property I AAJ

Appraisal . i

Operations Exemption C:mD;:lztS il
Eligibility oppr >
Operations perations

T§x Map Assessment Records Office Machine

Maintenance and File Operations Operations




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 aress.

(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 preseribe certain forms and records to be
used by assessing officials under their jurisdietions. In eddition, 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 and 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 1 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 eopy 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 time, The county board then examines the list and makes any revisions or corrections.

(o) 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 year.

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. 54:4-63.12 to 23 embraces the correlative law with respect to omitted property.

The Assessors Handbook published by the Loeal 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
solieitor,

N.J.S.A. 54:2-33 to 54:2-43 prescribes the appellate procedure which any aggrieved taxpayer or
taxing distriet 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 reslizing 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 critieism 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 faets, 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.

) Important dates to the tax assessor.

Law and regulations require the assessor to perform various portiqns 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 mechanical device should be utilized to free the assessor from time consuming cleriecal work in ghe
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, pivision 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 distriet 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
more 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 munieipalities
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 stressad 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 important. This insurec wider
understanding and support of systematic and equalized property assessments.

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 to reflect credit to the organization
and the work in which they are engaged.

In any case where an owner or occupant is not clear about the purpose of field inspections and is not
orepared to permit the inspection of his property, the assessor or deputy should explain briafly the object and
use of such field records. Such explanation will, in most instances, result in obtaining permission ts proceed.

Information furnished on the cost or appraised value of individual properties should be treated as

sonfidential. Such information is for the property record only, and should not be discussed or used for any
ather purpose.

Revaluation Projects

A revaluation project involving the reappraisal and reassessinent of every parcel of real property for the
purpose of fairly distributing the tax burdens amongst all property owners within a municipality is often

desirable. This is particularly true in cases where the municipality's assessent system has not been maintained
or where maintenance has lagged.

A revaluation project is an expensive undertaking in the nature of a capital expenditure. Therefore, the
municipal and assessiag 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, the lack of property records, tax maps, and uniform appraisal and
assessment procedures, and evidence of properties missing from the assessment roll. Another, but less

iinportant factor, is the number 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 & revaluation. Under the law, any
contract proposal must be reviewed and approved by the Director of Taxation.



ESSENTIAL RECORDS FOR PROPERTY APPRAISAL AND ASSESSMENT

Essential Tax Maps and Real Property Records

Establishment and maintenance of an equitable assessment system involves the use of tax maps and
individual property inventory records, systematie unit land and building standards and uniform procedures for
property appraisal and equelization.

Tax maps, unit land value maps, individual property records 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 records 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 jurisdietion.

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

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 ecards, including the complete or summary 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 lands in urban and suburban areas,

Necessary for Distriets Containing Rural Areas

1) Aerial photographs, land capability or soil survey maps, Bulletin 81l - "Productive Capacity of
New Jersey Soils".

Supplemental Records

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

D Block or rural map sheet record folders, including a block map or rural map sheet print showing
the location and measurement of all pareels in each bloek or rural map sheet.

2) Market data records to assist in finding unit values and &s a check on appraisals and for
caleulating assessment ratios of taxable properties.

3) Photographs of prineipel buildings for identifying and deseribing individual buildings.
4) Rental and Income Data.



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.

. U.p—to-datg 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 affeet 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 Publie 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 he stamped on each tracing. Approval by the Director merely indicates that the
information shown on the Map is presented in aceordance with the specifications. The Branch is not in &
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 Rursl
Land Appraisal”.

Urban Land Value Maps

Land value maps have entries of the unit land values as set by the assessing official. Suech 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, railroads, ete. 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 is advisable to have more than one unit land value map for
the entire city.
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TAX MAPS

SEOWING BLOCK AND LOT DESIGNATION
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Portion of Urban Lend Value Map
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After the land value maps are checked and corrected by field inspections, they are available to be
exhibited to property owners.

Detailed 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 ecapable 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:

Dustration #1 (Page [-18 ): Ownership and property description; sales record; land record, residential
and nonqualified iarms; qualified farm land value record; land value caleulation; special notes; assessment
record.

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

Iliustration #3 (Page [-20 ): Building plot plan; floor area ecomputations; porches, garages, carports;
structure flat 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 caleulation. Due to the many
variations found in these types of structures, care is required to assure that any construection 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
recommend a folded card with an overall size of 14"x 20"but folded to 14" x 10" resulting in four 14" x 10"
sides. In addition, it may be necessary at times to use additional cards and supplementary cards for accessory
;_telgls and buildings. These additional cards may be filed conveniently using the principal building card as a file

older.

DMustration #4 (Page I-21): Ownership and property identification data; sales control dats; land data;
land value calculation; assessment record.

DMustration #5 (Page 1-22): Prineipal building description and calculation.

Dlustration #6 (Page [-23): Standard building aceessories data; special building accessories dats;
standarq exterior accessories data; special exterior accessories data; building plot sketch; building area
calculations; building valuation summary.

Dlustration #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 jurisdietion 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 may 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 Abstraet 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 eash 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 serutinized 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
Publie Utility Branch will give assistance on the use of seles information,

SR-1A Forms

This form is used to report transfers of real estate and the assessed values of sales in each taxing
jurisdicetion. 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 faector 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 building 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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Sample of Front Section of the “R” Series Residential and Farm Property Record Card

Cud of Cards
_Identification Date Site Deta
Lend Use Code S
| Neighborhood Type 1 = Rurel 2 = Crossroads 3 = Suburbs 4 = Urban § = Subdh 8=C ial 7 = Industrisl .
Road Type O=None 1=Dit 2= Gravel J=Paved e
Traffic  t=Ughl 23 Medium 3 =Heavy e
View inflence 0= None 1= Delrimental 2 = Enhancing -
Topogrephy televel 2=Low J=High 4=Rofling e
Camerlol O=No 1=Yes
Adey Adoininglol  OwNo 1= Yes E—
Bocklol 0=No 1=Yes T
StmelLights 0=No | =Yes o
Skfowatks O=No 1=Yes
Undompound Utities  0=No 1= Yas ——
Sewsr O=None 1=Septic 2=Privale 3 =Public —
Water OaNone 1=Well 2=Privale 3=Public I
Other Utities O=None 1=Gas 2«Electricily 3= Gas and Eleciriity l
Essemeonis 02 None 1=Madersle 2 = Exdensive
Nelghborhood Conforrily 1 = Inferlor 2= Typical 3 = Superior e
Neighborhood Trend 1 = Declining 2= Slatic 3 = Improving T
Proximly (0 Services 1 = infeclor 2= Typical 3 = Suparior l
Cutdessc 0=No 1=Yes
Landscophy 1= Inferior 2= Typieal 3 = Suparior
Notss
—§taff Control Data
Cerd Codo
Source of Information 1= Owner 2 = Spouss 3 » Tenant 4= Agenl §=Other 8 = Estimale 7 = Raefusal
interior inspection 0=No 1 =Yes
Cost S8ase Year
Enumersied By
Enurnetion Dete (maiyr)
Appraised 8y
Appraisal Date (moAr)
Reviewsd By
Review Date (mo/yr) *
Permanent Land Review Code
Permenant improvemnent Review Code
 Number of Privoble Buiiings
Salep Verificstion Data
Card Code
Sales Price
Salas Date (mar)
Souce 1=Buyer 2+Saeller 3I=RT. Fes 4 Agent
Veldly 0=NotValkd 1=Vaid
Typeo/Sale__1=Land 2=Bulding 3 =Lland and Building :
Land Data N Qualified Farmiand
Unk Codes 1= Front Fest 2= Bquare Fest 3 = Acreage 4 = Sile Aes Value
influence Faclor Codes 1 = Depth Factor 2 = Fronlage Faclor 3 = Backiot Factor 4 = Triangfe Factor () or .8) 5 = Corner Lot Facior 6 » Topography Factor
Card Code Unit Fronlage  Denth  Bacidol Setback Standard Deoth Area (decimal If acres) Unit Value Card Cod: Influence Faclors Adiusted Unit Value Land Valus
1 2 3 4
Saleg Rallo Assessmant Exomot Aopeal Declsion
ale__ Sales Price  Rallo | Vew % Lond To | scvet | corg
Tolai Vakre
moolmlum
Revised 7/17200%
] ] | ] ) ] I ] ) ) I )
) 1 | ) ) 1 J |
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)

RESIDENTIAL PROPERTY RECORD CARD "R" SERIES

Owner
Sireet Address .
Resldence Descriplion Data ] Heating and Cooling 11 Altic/Dormer
Card Code Certt Code Expanded Allic 0=No 1= Yes Finished 0 =No 1 = Yes |
Rasidence Class L of Units Source 0=Nonc 1=Coal 2% 0ll 3 =Gas 4 =Elec. 5=Olhor Dormer 0=No 1=Yes
Number of Stortes . |Number of Rooms Hoaling Syslem 0= Nons 1 = Floor/Wall Fumace 2 = Grawvity Hot Alr 1 F___ Rate ual, Fagt [, Fa Cost
Number of Bed Yoar Bult 3 = Forced Hol Alr 4 = Hot Water B.B. 6 = Hol Wator/Steam Attic
Rowhouse/Townhouse End Unit B=No 1 = Yos 6= ElecB.B. 7 =Radant Elec 8 = Heat Pump Domer | | 1 I ]
Depreciation Central Cooling 0 = No 1 = Added to Heating Ductwork | Atlic/Dormer Totat Cost
Condlion 1=Poor 2= Fak 3 =Fair 4=Good 5= Excel. 3 = With Own Ductwork Atsc/Dormes Qualty Fectors 12=0.70 13=0.88 14 =093 1520907 18+ 1.00 17« 1.15
Effactive Age in Years . Area Rate at._ Factor Cosl 18=130 19= 130 20~ 1.34 21= 146 2= 181 23=1.77
100% - (Ell. Age Dopr. __.__% + Observ. Phys. Cond. __%) Hoating 12 Porches and Decks/Porchas
= Physkal Net Condition [ Cooling I [ | Card Code
Obsolascance Heallng and Cooling Total Cost Ql Asea Rale _ Qual Factor Cost
100% - {(Func. Obsol. __,__ %+ Econ. Obsol. __.__%) | | |Heating/Coolng Quality Faclors 12=0.60 130682 14=0.03 15= 1.00 10~ 1.00 17 = 4,12 Dech/Patio
= Obsol. Not Condition Ve 10 1.15 192 1.30 20 = 1.40 212163 222179 23 197 Deck/Patio
Physical Net Cond. __.__ % * Obsol Net Cond __.__ % 7 Plumbing Open Porch
= Final Ne! Condition | | [Plumbing 0 =None 1= Yes 2 = Water Only Open Porch
1 Roof Base Adl. QL Qual. Fact Cost Enc. Porch
Roo/ Type 1sFlat 2= Hp 3 =Gabie 4 =Gambrel 5= Other 4 Fix Bath Al Rale o Enc. Porch
Roof Pitch 1 = None 2 =Shaflow 3 =Nommal 4 = Steap 3 Fix Bath
Roof Materlal 1 = Shingle 2=Slate 3= Tile 4 = Copper 2 Fix Bath |Porches & Dechs/Patios Qually Factors 12 083 13=0.70 142085 16= 002 16+ 1.00
5 a Galvanized 6 =Shake 7 = Rolled Composilion 8 = Other 1 Fix Bath 172145 10« 130 19= 130 20= 1,30 21 = 1.42 22« 156 23= 172
2 Foundation Kitchen Sink 13 Attachad Garages, Carposts, and Canoples
Foundation Type 1 = Concreta 2 = Concrote Block 3 = Post & Pler | Laundry Tub Card Code
4 = Concrete Slab 5 = Other Hot Waler Heater Ql. Area Rale  Qual Factor Wall Factor  Coslt
3 Basement Basement Garago [ ] Ji | |
Basemeni 0=No 1= Yes Prumbing Qually Factors 12069 13=0.82 14=0.85 15+ 1,00 18 1.00 17 = 1.2 Atached Garage | | | 1 |
Ql. Area Rate  Qual Factor Cost 18+ 1.15 19 1.30 20 » 1.49 21 = 163 22 = 1.79 23= 1.97 Garags Tolal Cost
Basement Arva [ [ | 1 s Electric Lighting Garage Qually Factors 12052 134068 149085 15063 18100 17 = 1.13
Bsm Finish l )i | | Electric Lighting 0=No tw=Yes [ 10124 197130 20 158 29~ 1.73 22« 1.90 232,09
| 0 Bulitdn Appliances . Ql. Area Rate  QualFactor  Cosl
Bsmt. Ares Qunl. Foctors 12=0.76 13=0.05 14 =003 15 =007 16=1.00 17= 1.1 Bago Speca, Include Some Type of Stove and Oven for Each Dwelling Unit d Carpont | ] 1 ]
182132 10= 144 20 = 1.94 212 160 22 = 1.05 2Im 2,04 Card Codo {Attached Canopy | | i |
Bsmg Finish Qual. Faclors 12= 055 13=0.70 14=085 152092 18=1.00 17~ 1.18 Bulit-In Appliances 0 = No 1= Yos Garege Tolal Cost :
182130 19 430 20=1.30 21= 1.42 22=1.86 23=1.72 Base Ad), Ql. Rato Qual. Factor Cost Carporl/Canopy Quality Feciors 12= 050 13»0.78 14 =062 15%0.08 16 100 17 = 1.08
4 Structute Range Top/Oven 18w 1.10 197 1,13 20 1.19 21 = 1,30 22+ .43 23=1.37
Card Code } Orop-in Range Buliding Valuation 8 Y
Exterfor Wall Type 1 = Frame or Masonry Wall w/ wood stucco, alum Stove wf Oven 3 Basement Totaf Cost +
or shingle 2 » Frame or Masonry Walt w/ Brick Diswasher 4 Final Adjusted Struciure Base Cost .
. 3 = Frame or Masonry Wall w/ Stone 4 = Other G go Disp 8 Slab Adjustment (- ) -
8ulil-In Garage 0= No 1= Yes Exh Hood & Fan 6 Heating & Cooling Total Cost +
Buit-in Porch 0uNo 1 =Yos Central Vacuum T Plumbing Total Cost (¢ or - )
Wall Type _Area Rate _ Wall Faclor Cosl Electronic Oven 9 Buit-In Appliance Total Cost +
First Floor Food Clr Pwr Ut 10 Fireplace Tolal Coslt +
Upper Fioor Gar Door Opener 11 Attic/Dommer Total Cost +
Half Story Conv Kitchen 12 Porches and Decke/Patios Total Cost +
Structure Base Cost Intercom System 13 Garage (Att & Bsml) Total Cost +
Row/Townhouse End UnX Factor I Bulit-ln Apphiance Total Conl Allach Carport or Canopy Totsl Cost +
Adlusted Strucivre Base Cosl (AS.8.C) Bult-in App Quaity Factors 12 =067 13087 14067 15=1.00 16=1.00 17=1.00 Tolal Base Replacement Cost =
Arga ual Faclor 18= 126 10= 131 202137 21= 160 22~ 163 23 = 1.61 Cost Conversion Factor X
Unfin, Story | [ 10 Fireplaces Base Replacement Cost New =
Unfin 172 Story Cand Codo | Final Net Condition x
Partial Brick at. No. Rale _ Qual. Factor Coslt Structure Appratsed Valuo -
Partial Stone Firoplace - 1 Story Structure Flat Adds +
Elngl Adiysted Struciure Bage Cost (includes AS.B.C) F.P.- 11722 Story Principal Buiiding Appraised Value =
Unfin Area Qually Faciors 12=048 13=067 14= 0082 15=001 16=1.00 17=1.14 F.P.- 2 Story 14 Accesory Buildings RCHLD +
18133 19~ 162 20= 100 21 =208 22228 23~ 251 Add F.P. Same Stack Accesory Improvements RCHLD +
5 Floors Froastanding Accessory Flat Adds +
Consiruction 1 =Skab 2 = Supported Wood 3 = Other | Heatdator & Fan Accasory lems Tolal Value 5
Finish 1=Wood 2=Carpel 3 =Combination 4 = Other Flieplace Totat Cost ] Tols! Bulding & A rfes Appraised Value .
Area Role Faclor (@) Cosi Firoplace Quality Fectors 12+ 0.00 13= 080 14=0.95 132003 10~ 1.00 17 = 1,16 t0= 130 Qther Principal Structuros +
Concrete Slab [ : | 19 145 20 1,60 21w 1,75 22 = 1.02 23 »2.12 Total Land Value +
I 3] Tolal Property Appraised Value (rounded) =

Concrete Stab Qual. Factors 122082 13=0.82 14w 082 15+091 16= 100 17= 194

182135 19= 182 20 105 212213 22=234 23~ 288

State of New Jersey
Revised 7/1/2002
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Floor Area Computations

Bullding Sketch

Segment  Width Length Basement  First Story Upper Stories Half Story
Total Floor Area -
Porches/Dacks, Garages, Carports, etc. . '
tem Width Length Area ltem Width Length Area
Notes
Structural Additions
Accossory Flat Additions
. ) Aécesscry and Farm Buildings :
Card Code} ID/Clm | Description | Quality Grade Width Length Height Area Rate Quality Factor Cost CostConv) RCH |NetCond| RCHLD
Accessory and Farm Buildings Total Depreciation
o State of New Jersey
Revised 7/1/2002
] 1 ) ) | ! ] i ] | 1 ) ] ] 3 ) ]
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COMMERCIAL-INDUSTRIAL PROPERTY RECNRD C(APD

CARD . OF __ CARDS

IDERTIIICATION DATA

SITE DATA

Land Use Code

Kelghbochond Typr 1 ¢ Rural 2 » Crovsroads

$ = Subdivision

3 2 Suburbs
6 * Commeccdal 7 ® lodustrial

47
¢ = Urban 4

Hoad Type O ® Nope Y 5 Dirt 2 ® Gravel 3 @ Paved
Tratfie 1 » Light 2 ® Medive 3 & Neavy
View Influence O = None 1 ® Detrimental 2 & Enhancing
Topagraphy 1 © tevel 2 ® Lovw 3 ®» High 4 s Rolling
Corner Lot O = Mo 1 = Yey :
Alley Adjoining Lot 0 = Ho 1 ®» Yes
Back Lot 0 ® Ho 1 ® Yes
Street Lights 0 & No 1 = Yes
Sideualkn 0 ® Ho 1 ® Yes
Underground Utilities 0O ® No 1| ® Yes
Sewer 0 ® Mone 1 ® Septic 2 ® Private 3 = Public
Water 0 ® None 1 = Mell 2 = Private 3 = Pubitc
Other Utilities O = None 1 ® Gas 2 ® Electefcity 3 = Gas and Electricity
STAFI COMTROL DATA Easeoents 0 » None 1 = Moderate 2 » Extensive
Card Code 28 Heighborhood Contormity 1 & Jnferfor 2 s Typical 3 e Superfor
Source of Informstion 1 = Owner 2 = Spoute 3 & Yenant & = Agent S s Other 30 Meighborhood Trend 1 2 Declining 2 ® Statfc 3 w Isproving
6 % fatimate 7 = Refoaal Proximity to Services 1 = Inferfar 2 = Typical 3 ® Superior
Intecior Inspection 0 ® WHn 1 = Yes 31 Cul=de~sac 0 & Mo 1 = Ye3
Cost Base Year 32 Landscaping 1 ® Inferfor 2 = Yypical 3 = Syperior
Enunerated By 36 NOTES
Enumeration Date Month/Year 3?7
Appralsed By 41 .
Appraisal Date Month/Year 44
Reviewed Oy 48
Review Date MonthfYear 31
Permanent Land Review Code 33
Premanent Improvement Hpviru Code 36
Number ol Principal Duildings . 114 I
SALES VERIFICATION DATA
Card Code le
Sates Price so {
Sales Date Monthi/Yeor &DI
Saurce 1 2 Buyer 2 = Seller 3 = R, T, fer & ® Agent L1 .
Validity D s Mot Valid 1 s Valid 4«51 |
Type of Sale 1 = tand 2 @ Building 3 = Land and Duilding 46
LAND DATA i SUNMARY
Unit Codey ) = Frant Fect 2 % Square Feet 3 % Acresge & ® Site fuitding ko, Builaing Velue
Influence Faclor Codes 1 ¢ Pepth Factor 2 = Frontage Factor 3 = Machlot Factor & ¥ Triangle Factor .30 or .60 3 = Corner Lot Factoe
4 = Jopogeaphy factor
Card Backlot  Standard Arra unit Card, Intluence Factors Adjusted
Codr Unit frontage Orepth Setback bepth (decimat 1t Value Code 1 2 3 & 5 é& Urit Value Land Value
28 so 52 30 0 w (g cres) 55 28 30 33 36 39 3} [T 52
. s N A P a . . PR N
. PP b N N Py P A 2 PR " PR
N 3 . N b s PR PG n P Y W 7S a 2 T
. PN " P— PEETREr " . . " a P - " a s —
L s A " N PP " P N ——a o Pt a P a_a A a s " A
. N N . 1 n P Y P x P P P A At A —s . -
" —a A4 " M " A a P M " s 4 2. Y U N "
n - + “ * — Total Land Value N
Sales Ratio Arsesenent [rempt :r Appeal Declbgion
Date Sales Price Ratio Y, X Bueilding Land Iatal SC/VET $ Bidliding Land Jotal

ALL Principal Bidps.

foterior Accrss,

Totatl Bldgs & fxt. Acce,

Total tand Valye

Total Appr. Valyr

pIB) pI093y A31adoid TETIASNPUL PUB TRIIISWNO) 3Y3 JO UOTI09S UGS JO a1dmesg

i NOTIVIISNTIT
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OOMMEROTAL-INTUS TRIAL FROPERTY REOORD UARD

Owner -
Street Address
COMGRCIAL BUILDING DATA lﬂ FXTIRIOR WALL PIMISH L) HEATING/COOLING ]
Card Codo ‘ 2 Card Code mg~ Tird Cod / al_ |
a
Building Number Exterior Wall Finish Codes 1 - Grooved Plywood or Bquiv. 2 - Wood Siding 1ding Use Codog 1 - Apt. 2 = Coam. 3 - Indust
Predominant Sholl Type b1 or fquiv. 3 = Cement Block ur Equiv. &4 - Tilt-up Concrote Panels or MMM—“MLM‘&M 1 « Hot Water 2 « Forced Hot Alr 3 «
Produminent Use Type 1 » Apt. 2 = Comm. 3 » Indus, 35| Fquive 5 « Comman Brick on Block or Equive &6 - Fnon Brick on Wood Unit llestars & = Central Cooling 5 = Package Cooling 6 ~ Contral
Ovorall Qualiby 1 - Low 3 « Average § - High 36 Sheathing or Equiv. 7 « Face Brick on Block or Bquiv. # « Common Hrick Combined 7 - Package Combined
Year Bullt )7[ s on Reinf. Conc. or Bquiv. 9 « Face Brick on Reinf. Cone. or Equiv. 10 - lost in/Coo: saldt, 1-Low 3~ Avernge § - High

DEFRECIATION
Condition 1 - Poor 2 = Fair 3 - Normad 4 - Good 5 = Excel.

Effective Age in Ycars
1006 -~ (Eff. Age Dep. . £ Obser. Phys. Cond. 1)
= Physical Not Condition

OBSOLESCENCE
100% - (Punc. Obsol. ___% + Econ. Obsol. ___ %)
~ Obsol. Not Comdition
Physical Net Cond. ___.__ % x Obsol. Net Cond. ___%
« Final Net Condition

uL_.E

]

51:

STRUCTURAL SHELL
Cexd Code 28
Structural Shell Type Codes 101 = Lt. ¥ood Frass 102 « Heavy Tisber

103 « Hasonry Losd Bearing 104 - Reinf. Conc. 105 = Steel 106 =
Pireproof Steel 107 « Lt. Stoel with Galvanized Steel Exterior 108 -
Lt. Steel with Enameled Steel or Aluminum Bxtorior 109 = Lt. Steol with
Insulated Sandwich Panel Extertor 110 « Rsat. with Conc. Floor 111 =
Bamt. with Wood Floor 112 - Dock High Foundation 123 - low Quality
Sarvice Btation 12) - Below Average Quality Service Station 125 -
Averags Quality Service Station 126 - Atave Average Quality Service
Station 127 = Good Quality Jervice Ststion 13} - Low Quality Specialty
Bldg. 134 - Below Average Quality Speclalty Bldg. 135 - Average Quality
Bpacialty Bldg, 136 - Above Average Quelity Specialty Dldg. 137 - Oood
Quality Bpecialty Bldg. 145 = Garden Apartasents

Shell Sagment Quality Codes 1 = Lux 3 = Avevage 5 « ligh
Segmt. Q. Type Sty/Mgt Ground Area Perimeter
P_q 2 Tas] [se] . Ju] . .,
18] fs9] |5 Isal ., . Is4l Je2]
Card Uode 28 |
sof Ioa] [od=. . Tos] . . 159 bl 7
laa] Juol [sol , , Tsal , | Tsof le2]
Card Code . 28 |
b I ETY I 67 P 87 Td] N
[ua]_Jus] fsof ., T3] 15¢] le2]
Card Code |
£ I EX) O E: R T JED| I
(sl Jus] [5df 1] [54 R
Quality Apt.
8o W Factor Rato Factor Cont

A "

Structwral Shell Nase Cost.

Precast Con. Panels with Kxpose Aggregste or Equiv. 11 - Metal and Glass

Curtain Walls or Equiv. 12 « Stone or Equiv. 13 - Limestons or Equiv.

14 - Harble or Equiv. 15 = Polished Granite or Equiv. 16 « Store Front
Quality Codes 1 - Low 3 « Aversge 5 - High

+
Bxtorior Wall Totsl Cost G
(K] INTERIOR FINISH
Card Code 28

Interior Pinish Codes ) = Apt. — Avg. Sise 300 s.f. 400 a.f. 500 . f.
600 s.f. 700 5.f. 8OO 6.f. 900 o.f. 1000 =.f. and over 2 = Apt. Utdlity
Area 3 - Motel or Equiv. 4 - Ssall Off. or Equiv. § - Largs Open
Offices or Equiv. 6 « Prof. Off. or Eqdv. 7 « Clinics or Equiv. 6
Large Ratail Stores or Equiv. 9 = Retall Stores or Equiv. 10 » Banks
or Bquiv. 11 = Warehouse 12 - Light Hfg. Area 1) - Hoavy KIg. Aren

Quality Codes 1 - Low 2 = Delow Avernge 3 « Average 4 ~ Abovo Aversge
5 = High

Oross Apartaent Floor Area + Nusber of Apartment Units
= Average 5q. Feet por Aparimemt

Floor Ares Rate

Intertor Finteh Total Co _ , N

Boiler Present for Type 1 Unit O - No 1 « Yen

Building Unit
Use Code Codo Ql.

1] 132 Jas] s

2| )43

Floor Area Rate Cost,

Heeting/Cooling Base Cost
Type 1 Boiler Adjustasnt Yactor
Hosting/Caoling Prodominant Class Quality Factor

Hesting/Cooling Adjusted Cost I )
Industrial Unit Heaters
Humber Hato Cast,
Seall Ind. Ht. 64,
Wed. Ind. Ht. 9
Large Ind. Ht. T R .
Unit Hestars Total Cost N

PLUMBING PIXTURES

Card Code
Plumbing Fixture Quality Codeg 1 ~ Low 3 = Averago 5 - High
Husber Ql. Rato Cost
Apt. Fix. 39 | 35
Comm, Fix. 36 11
Ind. Pix. 2y 47
Pluabing Total Cost [
A ELECTRICAL INSTALLATION
Light Intensit) 1 « Hintmum 2 = Adequate 3 = Bright L
ty Codes 1 = Low 3 ~ Average 5 - High

Ixpe Noor Area QL Rste Comt

Apt. 19 56 .

Comm, 57 64y .

lm.i 65 72 . L
Slectrical Installstion Total Coat .

& SPRINKLER SYSTEM

Card Code 28 [:
Quelity Codes 1 = low 3 « Aversre 5 = High

Txpe Foor Ares QL Rstn -Foat
Apt. 30 37 . A .
Coem, 36 45 .

ind. 4] 53 .

Sprinklar System Bass Cont

Sprinkles System Quality Factor
Sprinkler System Tota) Cost

—

STATE OF NBX JERSEY - L.P. & P.U.B, 6/1/78
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STANDARD BUILDING ACCLSSORIES DATA BUILDING SKETCH Scale 1 O«
Card Sea. Acces. S S O ) e U I I Y S . — = - ,,,7:MA
tode No. Code Measur« One Measure Tuo al. Qusltity ¢ 3 __l _ | NN
| 28 30-31 32-35 2641 4247 48 Rate sctor - Cont ERES - 1110 T T ) | =11
N n a N . . . i 1. »
N " o " 4~ .
" A e 'y A A A - [~ e 11 B -1
+ — —— - - -4 -4 4 -
S N " " s A a N A
" P n s . s "
- " % " A s N N S I A TT1 i1
PPN . a n bl | ol b AN
L . ; . " .
L. s s " 2 a " . - - -1~
i — " -
i . . s . a " A n
P - ——
$tenderd Building Accessories Totel Cost N . !
SPECIAL BUILDING ACCESSORIES DATA
\Card Seq.
Code No. Description Depr, Full Value
»_xn 59-67
_ " " " —
. " A PPN P Aa s A
A s " ia PN " s n A a
A . N A s " PPN . P N "
A " a4 aa A A g N .
A A o A A A ! 4
Specisl Bullding Accessories Total Depr. Full Value Segment Width Length Heipht Ground Ares Perimeter Hotey
- STANDARD EXTERIOR ACCESSORIES OAVA i X - . A P
Card Beq. Acces. - Final ' . N \
Code No. Cade Ne re One Reapure Tuo al. Quality Net A—d.
__33-35 ¥4 =t é fats Iactor Copd Cost . o — R N
n " a A ! 1] 4 a — "
A PR A 4 A v A A e = b A " A "
4 PO N A P P " P . PR . P fea
N N L . N " N . N PO [N A a4 o — N N X N
P s N o . — P A P ! . x . N h— PN
N L N “ N N . BUILOING VALUATION SUMNARY
N . N N N - 4 R a 1. Structurasl Shell Bsse tost N N N
N N N L . N L e a 2. Exterior Finish Total Cost
N N " - — o N 3. Interfor Finish Totsl Cost .
P PN N N — PN PN : 4. Meatinp/Cooling Total Cost N -
N N - . N - o a . N ! Industrial Unit Hesters Yotsl Cost " n
. L, . - N N N . PN «| 5. Plumbing Fixtures Total Cost T
N N ! 6. Etectrical Installetion Total Cost N
Standard Exterfor Accessories Totsl Depreciated Cost 7. Sprinkler System Yotal Cost N 1
Cost Conversion Factor 1 8. Standsrd Bldg. Access. Total Cost [$2] " N
Standard Exterfor Accessorfes Total Cost i 1975 Replacement Coat N N
SPECIAL EXTENIOR ACCESSORIES DATA COST COMVERSION FACTOR l A
:;;: ::: description Depr. Full Velue Replaceaent Cost New L.
M 031 pr 59-67 - Finsl Met Condition I .
" P A Pt —_ Oepreciated Bullding Coart N
N L . . NP - . PPN | Special Bldg. Access. Depr. Full Cost N N
L . . L N R R N ) TOTAL BUILOING VALUE .
. N L PN N N . . 9. Stsnderd Ewt, Access. Totsl Cout N .
N N N Y s N N ' Special Ext. Access. Depr, Full Cost . .
] - = L el B . L1 EXTERIOR ACCESSORIES TOTAL cOST . N
L N 0. TOTAL VALUE - Bldg. & Ext. Access. | . , L,
. e - Lind Value L. —
fpecisl Exterfor Accessorfes Total Depr. Full Valye N N TOTAL PROPERTY APPRAISED VALUE N i
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ILLUSTRATION # 7

sample of Code Section of the Commercial and Industrial Property Record Card

Soscial Puroose deors

Mato. Swinging Pedestrisn Soor
Muto. Sis0e Proestrian door

A Curtasn Proestersn Door
wood $ectional Indwstrial Door
Steel Sectronsl Inausteist Soor
Steei Bollwp Inoustriel dour
Steel Manger Oeor

tiectric Boor Operater

Latersor S1avry

w0od $1airt

Reiatorced Concrete Starrs
Mtesi and Concrete Stairy
Sreet States

tireplaces

Fiper adjustavats
Concrete Slan floor

waod Decs | toor

Cancrete Orer Froor
Berntercea Concrets Tioor

Baitonrrs and Decrs

oS Salcony/decs

Concrese Balcomy/Pecs
SteetsConcr Bateony /Bech

floer Grating
Steri Grating
Sluminue Grating
Prastec Geating

do0t adjutieents

Ligat wood

Neave reber

Steel

Concrete

Salwanieed e
Eramelen Sirel

Intciated Sarceics Poneis
Precest Concrete
Concotrer

“ioe Soan Rooting
wod Truny

w00 Siurtin Besa
Steel Tras

Precast Conceete Beaa

Sana vaultt end Beor
Casx Type Bark vawd!
Rocort Tyoe Bama vpud:
Casn Type Yault Daoe
Pecors Tvoe Vault Beor

Bara accosrreres

O tve=1n vindows
Nigat Bepositories
Proumstiz Tube Systew

Coto Storage Rooms
Coctar (350 ~ 40O
Cortter (50 = 350
freees (=13° « §9)
Sarge Frevaee (=453 = <150)

Uscarators
10 seot
12 roet
~ foat
16 Foot
18 feat
20 oot

- Locet
= Express
~ Manusi * Locat
* Manuat - [apress
- Wydrauire
Eleetest
wpargul re
flevators =
fresget Lirvators =
Sroruais = Liecters
S$r3eusit = Wporauic
Ssaruats © Mnuat
OmDedriers - ELectere
Sumbustters * Mamul

Parsenger

Porsonst LI?T = vertical Belit Tvoe
Perconat L1y + Totat Sisers Over

Cage

5001
$902
5003
$004
5005
2208
07
$008
$809

501
€302
€503
€304

POV

OUILDING ACCESSORY (OO€S

Resiure One

Flignty
flagnts
Flaghts
Fiights

nity

So0n Widtn
Span wigth
Soan wigtn
Sosn wigtn

Poor
boor

L.
Na.
No.

Thickness
Thickress

ot
of
ot

ety
ity
Stationy

Flignes
fiigns:
Firghts
Tlignty
flignes
flranes

Wnity
Units
L 1Y
Unity
unsty
Unvry
Uty
Sveps
1

Pessure Two

boor Ares
Soor sres
Door Are;
boor Area

« Floor Area
» Floor Ares
o Figor area
« Flooe Ares

Sloor Ares
floor Ares
fioor Ares

$.f, Gearing Ar,
SoP. Geatang Ar.
S.F. Grating Ar,

Roer Area
Root Ares
Root Ares
Root Ares
Roct Area
Roo® Ares
Rog! srea
Roof Area
Conody Ar,

S.f. Roo! Area
S.F, %oc! Area
S.f. Root Ares
Root Ares

S.t, floor Ares
S.F.
SoFe
$.f, boor Ares

$.7. Flooe Arer
S.f, fioor Ares
$.5. floor Ares
$.f. flocr srea

unse wiseh
Uit wratn
nir wiath
nit wiath
Unby widTh
et width

Cacazaty (Lus.)
Capacizy (Lbs.)
Cacacity (LbE,)
Cavacity {ibs,)

ot 0 e b

B

L 1t L 1

¥

S

YV wim e

[T RVRVIV RPN [ERVYvs

[P Y YN

wae

[PV SV IPRvV

O Y RV T VRS

5 EEEER RBEENREIR

55 838 §EES

FIREIIERE

-
e
~
L

[EX4

Ly 224

8NREEESS

1 -24

&

1tes

Service $1aTi0n Azcrisories
Two Pusg 13iand = Conceetr
Three Fusp Istand = Conterte
Sowr Pums l1lend = Concrete
Concores

Paving
Concrete = Lignt
tongrete — Averape

Swrmming Poots
Aectanpilar Shape
trregular Shioe

Poie-Romnted floodlightt
Psles - wood

Poles - Steet

Peies = Alusioum and Lonce
stures = Incandestent
Firtures = Flourescent
1Tures = Nercury Vepor

Recile ome Parss/Brive-in Thestres

Driwe~ia Thratee .
Rocile mome Parn
Theatre tcreen

Urility Butidings
wood frame

Wood Frame with Metal $raimg
Concrete Block

Shed Lean-to Addition

Sreerhguies
Urnentes
wepted

Vtitizy BurtdingsGremhoute Tloorimg
Floor

wood
Loncrete floor

fercing ang Gates
wood Fenze

Concrete BLoc: Fente
Or12alizone fonce
ChaA Lim Fencr
Cravm Link Swing Gate
woe Staing Gate

Extra tari/Barbed Wire Too Brachet

Rpfrne Docks

Enclosore walis

$h10 Degk

rarine Bulihess = Mood
Marine Sulbheas = Steel
mirine Sutiheac = Concrete
Bulkhess = Aresioential Type

Geain Lirvators

nesdhose/ (omeyer Galivry

Inateial Stacis/Chianeys
Uniinez §rice

Lined Firenrick

Congrete

Cranevays
IncocT
Ovramor

Truck Scates

Leadirg Docrs
Lighteced Docs
meavy Traber Soch
Concrete Boce

ot tae

Remw Floor 1o Floor
Mesnanical Leveler
mrarsdic Leveisr

Ravircad Sours

Steet Grawm Storsgr Tams

Elevates S1orage Tambs
Mood Tank and Yower
Lreei Tant ane Tower

Butd Fetegieun Siorape Tory
fiat o Cone Boot

fisating or Ponteon Boot
xole Secs Moot

Furl ttorage Tenks
nderground

Move Ground = Moriron
A20ve Grourd ~ Vertical

Pracase Presyute Starsge Tamie

Large Presyure Staraze Tema
$ 7SI Weavsonere Tyae

10 PS! Wemtschere Trir

23 PS meatspnere Type

30 °SI Sprere frpe

R 7SI Somere Tyne

75 #3% Sonere Tyoe

mote 1.1ty Codes

CXTERIOR ACCESSORY COBES .
Code  Rearure Oow Arasure Twe
S501 v of Istenes
$302 W, of 1slands
S0 mo. of Istanes
s8¢ S.f. Comcory ar.
”~0Y Paved Ares
o2 Paved
o3 2
”o Paved ires
PYCS Paved Area
[ Paved Aces
Vo7
0 S.l. Surtace Ar,
P02 S0, Surtace A,
ot
e
o3
L06
1L05 .
08  ho. of Fiaters
"0t oo of Sceses
-~ N, ot Sesces
a3 1l Sereen A,
g S.f, Tloar sres
weg2 $.f, bioor Ares
[T-113] 1.1, Floor dres
w S.6. Floor area
o $.5. floor irea
GHI2 SJ7. Floor sres
FRY $.9. Floor sres
Fag2 Suf. floor Ares
FE0Y Ferce mgt.llE.) femee Logta (F10)
FC02  Femce wel.IfT.) Fence LGB, fF.)
(1533 Fence mgr.{t.) fence Lgt. (1LY
FCO4 Fence Wt (Fi.) Fenmce Lgt. (Ft.)
oS Ferge ngr.{ft.) feace Lgt. (Fi.)
FLOT fence mgl.lfE.) Jence Lgt. $F1l)
feos Fenze WEL.lftL) Semee Lat. (F1.)
"0
ro02
o3
OO&
nos
nods Preineter
07 Perinetee
noos Preimetee
o Crameres (1.0 Perrarter
[ {3 Dismeter (F2.) Porimeter
3] Siameter (F1.) Perierter (
o Dismeter (F1.) Perineter ¢
CI05  Diseeter (F1.) Prrrerter (
-5 Erter Yes or W
10 Diamezer (F2.) meagat (Fe.)
1€02 Disarrer (1.0 meigat (1.}
103 Siameter (F1.) metgne 111,)
ot Carezity CTom) tengeh (f1)
(3 Casaciny (Tons) temgrh (12,
50 Cazacity iTons)
L0 3. Suetace ar,
Lo02Z SoF. Surtese s,
Lo03 S0, Surtace ar,
[N el $.0. Surtace
L $.f. Surtace ar,
L0e S.F. Swrtace 8-,
Led” St Surtae a7,
GROT Moo of wmae
®Q02 No, of Units
RR03  No. ot Umits
ARO Lenqtn (Fr,)
(3141 No. et Tamat  Capacity (Bu,)
ST01 Meight (Fe,} Capacety (Gat.)
$7102 weigrt 7el) Capacrty (Gat.)
P01 w. et Toras Covacrty (BRT4,Y
P02 w. 8t Tensy Covscriy (B0Ls.?
L2} . Bt Tonay Ltavacrty (BElL.)
101 Nc. 0t Taras Covacrty (Gavs
FI0F e, ef Tanas [{T]
103 oL of Temy tGat,?
P01 Mo, of Terar  Caoactly (Gar.)
LT3T  Me. of Tames  [apatiiy t601LL)
L2 No. 0f lems Covacrty 012
L3103 ho. of Tems  Capactty 10B13.0
LI0G  wo, ot Tamce Capacity (Befs.)
LIOS Moo 2% ema.  Cepatity (BRIs.)
LD “a. 2t tewe Canetrty (BRLs.)

o Mave Brerage
o nigp

Qaality

§

v

-
by 3

“wa
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b
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THE THREE APPROACHES TO VALUE

Introduction

An appraisal is an estimate of value. An appraisal is the base for an assessmen_t. Therefore, an
assessment requires an estimate of value. There are three basic economic approaches to estimate 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 ineome 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
increase the property appraisal and assessment. Nevertheless, enough information can ususally 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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TYPE OF

PROPERTY

LAND
residential
commercial
industrial
rural

BUILDINGS
residential
commercial
industrial

rural

APPLICABILITY OF APPROACHES TO VALUE

Cost or

Summation Approach

Sales or
Market Approach

(Replacement Cost
Less Depreciation)

NO
NO
NO
NO

YES
YES
YES
YES

(Comparison With
Sales or Market)

YES

*Doubtful too few
sales
*Doubtful too few
sales

NO

YES
YES
*Doubtful too few

sales
YES

Income Approach

(Capitalization of
Net Income)

NO
seldom rented
YES

*Doubtful-seldom
rented
YES

NO
seldom rented
YES

*Doubtful-seldom
rented
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_perfor'm
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

2.

10.

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

Highest and best use - an opinion of the land use which will produce the greatest future benefits
must be 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 commereial
sites,

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

Size - the importance of size of land parcels varies for different uses. Economic farm size 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 produetivity 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 useq in
- appraising any other type of property. Consideration must be given to () 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 considerfation must be given
to market demand for tracts of accessible rural property possessing varying physical and economic
characteristies peculiar only to the individual tracts, irrespective of their ownership.

With this measure of produetivity and the resultant equity of assessment, with consisteney, 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 traets to be assessed and the interpretation of these
classifieations into terms of dollar value,

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

Since land value is a "local product™”, no set values for various land classes can be developed which will
apply uniformly throughout the state. The appraiser in each jurisdiction must develop his own land values and
standards, based on an analysis of his own area or aress. Therefore, it is not intended for the values used for
illustrative purposes in this section of the manual to be applied in any area as all land values must be proven
by proper analysis of all factors afifecting the land value. )

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 used, 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 classifications,

Soil Conservation Service Land Capability Classes

The land capability classes range from the best and most easily farmed land to land that has no value
for cultivation, 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. Bottom 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 VH - 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 usuelly 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 jurisdietion.
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Interpretation of Land Capability Maps for Assessment Purposes

Land capability photo maps as prepared by the Soil Conservation Service for eooperatipg farm operators
may be obtained by the assessing officials as an aid in the classification of rural lands from individual farmers
or from the local soil conservation distriet supervisor.

Land Capability Map
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This land capability photo map shows each of the eight classes by a distinetive 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 loeation, roads, timber, minerals, etec.

The number of acres of each land class on a specifie 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
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Compensating Polar Planimeter

The recording of the number of acres in each land elass 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 elassification 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 rural land use classifications with corresponding land capability classifications, are as follows:

Applicable
Soil Conservation Service
Class Description Land Capability Class
Cultivatable Land
Cc- Best cultivatable land; 1% slope, no I
erosion
C-2 Good cultivatable land, up to 4% slope, 1
slight erosion
C-3 Fair cultivatable land; up to 14% slope, 14
moderate erosion
C-4 Poor cultivatable land; up to 18% slope, v
moderately severe erosion
Pasture or Grazing Land
P-1 Wet or stony land; little slope, little \
erosion, fair pasture or forest land
P-2 Good permanent pasture land; steep VI
slopes, up to 20%, erosion severe if
cultivated
Woodland or Waste Land
w-1 Fair permanent pasture or woodland, vl
shallow soil, steep slopes up to 60%,
severe erosion possible if not care-
fully managed
w-2 Waste land not suitable for cultivation, VI

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 makmg equitable appraisals of farm lands to assure continuity
of action 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:

L
2.

3.

4,

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

Classify the land by soil type distribution, capability of use, or a combination of these methods to
reflect the variations in values caused by physieal 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 10 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.

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.

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.

Determine special influences to individual tract values.

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

The aporaiser should gather information on:

M
(2)

(3)

(4)

The land class which is most nearly average for the assessment jurisdiction,

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

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 conecrete 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.

Assume the average value is $300 per acre for the average acre in the assessment jurisdietion and that
the land classification which is determined to be nearest capable of producing the average produetion in the
county is Class Ill land. This then becomes the base value of the average land class. For example:

Class I

Class 11

ClassII........... $300 per acre
Class IV

Class V

Class V1

Class VII

Class VIII

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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Appraisers Opinion
of Relative productivity

Base Value of
Average Class

Proportionate
Base Value of
Other Classes

Class I 190% $570
Class 1l 140 420
Class 3104 100 $300 300
Class v 50 150
Class A 30 90
Class V1 30 90
Class vl 20 60
Class vl 10 30

While farm sales are sometimes not numerous enough to provide a complete picture of tl}e faix: cas.h
values for different classes of land, the records of bona fide transfers are given proper cpr}sxderatxon in
establishing such values. It is of great assiste.nce 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 using 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 traets.

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.

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

(a) For concrete or black-top road, make no addition or reduection.

(b) For other all-weather road, such as gravel, subtract 5% of base value.
(¢) For dirt road, subtract 10% of base value.

(d) For no road outlet, subtract 20% of base value.

(2) 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

Trading center

Distance in miles

0tol + 10%
1to5b 0
5to9 - 3¢
Over 9 - 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

() Compilation of Sales Data

) It_is important that a perpetual record of rural land sales be maintained by the assessor. It is this
mfo?m.atl.on.th.at enables him to wateh 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
r;.:qonciliation 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 & sales record file as illustrated. Through the
use of the information aceumulated 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 deduet 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'S COPY

RURAL REAL ESTATE TRANSFER

SR-1A £ Municipality
Date Book Page Type of Transfer
Grantor . Improved
Grantee Unimproved
Legal Description
Acres
Unit Price Total

Land Class
Estimated Land Value $_ Av. p/Ac.
Improvements (depreciated)

Total Land & Buildings $ 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 q}xalified 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:

L. 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 produetivity.

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 groupmg 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 V/ into five 2/ 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 farmiland, 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 tillage, 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.

1/ 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.)

2/ There is a sixth group, Group F, which is land of no agricultural value, consisting of rock outerop, 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 distinet classes: cropland harvested, cropland pastured, permanent pasture, and
woodland. These classes are described below:

L

2.

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 eategory.

Cropland Pastured This land can be and sometimes is used for eropland. 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 falls into this
category.

Permanent Pasture This land is not cropped because its economic potential is greater 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 pasturing and haying.

Woodland This is land producing trees. Woodlands are found on all soil groups, however, a large

portion of this land is not suitable for other agricultural uses due to slope, drainage, soil type, or

rough rocky topography and its best agricultural use is to remain as trees.

Wetlands Those lands as determined by Regulations adopted by the Department of Environmental
Protection,

Deriving Ranges of Value for Farmland
ag ®

See the latest annual report of The State Farmland Evaluation Advisory Committee for the method use
in detarmining the ranges of value for farmland in each county. These reports are published on October

L
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PROCEDURE FOR URBAN LAND APPRAISAL

The appraisal of land involves the estimation of -its economie productiv_ity which is measured 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 estabh’shing and mgintaini.ng
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. Reviewing and correlating unit land values for various land use classes in each urban community
or distriet.

5. Establishing the final unit front foot values, unit acreage values and unit square foot values,

where applicable.

6. Determining individnal lot and parcel values through application of unit foot values adjusted for
depth, corner influence, shape and size of lots and parcels,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 aree. 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 sccording 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 distriets.

c. rental data for use in estimating land values by the land residual process of income capitali-
zation,
d. information regarding neighborhood and loeation 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 importent 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 $12,500
Less: Operating expenses and fixed charges 2,225
Net income (land and buildings) 10,

Less: Income Attributable to Building

$50,000 (replacement cost @ 14.5%) 7,250
(over-all rate = 8,.5% Return + 2.5%
Depreciation + 3.5% for Taxes)

Income Attributable to Land 3,025
Land Income $3,025 Capitalized e 12% = 25,208
Land Value (8.5% Return + 3.5% Taxes)

Building Value (from physical appraisal) 50,000
Total Value of Land & Improvements $75,208

Land Value $25,208 + 25' frontage =
$1,008 a front foot

Recording of Estimates of Land Value

These facts and estimates of value are analyzed, compared and adjusted for differences in logation,
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 should be valped at a level such, in the
opinion of the appraiser reflects its highest and best use regardless of the zoning requirements.

The presence or lack of city furnished water and sewer mains, paved streets, curbs, sidewalks, utilities,
ete., 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 &lso be used).
c. For unsubdivided areas - per acre or per square foot.

The recording of the front foot values of each street in each block or square is made on the tax maps.
These include front foot values for all frontage which contain or may contain individual lots fronting 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 & 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 exaect
location of the change. To further identify the point ($3.00/50.FT) 1400
of value change, a street address or building name is =55
indicated under the diamond, 1 700 6\ 800
The unit front foot values are written in the 400
street space of the tax map, Each value figure in the
street space is applicable to both sides of the street - 140 STATE ST.
from intersection to intersection unless otherwise 300
marked.
600 600
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 200 ($15,000/ACRE)
to the specific lots.

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 suchland 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 land values in the different distriets or seetions in

the assessment jurisdiction, the unit land values are entered on unit land value maps for use in calculating the
lang 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 commereial
and industrial land uses, Variations from the standard depths are accounted for by the depth factors as shown
in the "Depth Factor Tables". Each of the depth factor tables is based on specified standard depths for resi-
dential or commerecial land uses.

The standard or base unit land values are the values per unit front foot (standard depth) or per square
foot or per acre. To the unit front foot values are applied the depth factors shown on the applicable depth
tables in order to obtain actual front foet values for specified lot depths. The full values of each lot or parcel
}s iomputed with the use of such standard unit value and adjusted for depth, corner and other influencing

actors,

For example, to determine the value of a regular rectangular lot, the unit 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 "o" 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 f?ont
foot values for lots to reflect variations in values of lots with less or greater depths than the predetermined
standard depth. 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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Depth in
Feet

5
10
15
20
25

30
35
40
45
50

55
60
65
70
75

80
85
S0
95
100

105
110
115
120
125

130
135
140
145
150

155
160
165
170
175

180
185
190
195
200

250
300
350
400
450
500

100°

.15
.25
.34
.42
.50

.58
.63
.68
.72
.75

.78
.81
.84
.87
.90

.92
.94
.96
.98
1.00

1.02
1.04
1.06
1.08
1.10

1.12
1.14
1.16
1.18
1.20

- 1.22

1.24
1.26
1.28
1.30

1.32
1.33
1.34
1.35
1.36

1.39
1.42
1.44
1.46
1.48
1.50

Add .02 for each 50 ft.over 500.

Commercial Depth Factor Tables

Standard Depth

.75

.82
.84
.86
.88
.90
.92
.94
.96
.98
1.00

1.02
1.04
1.06
1.08
1.10

.12
.14
.16
.18
.20

b et b b

.21
.22
.23
1.24

—

1.25.

1.28
1.31
1.34
1.36
1.38

1.40°
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200

.10
.15
.20
.25
.30

.34
.38
.42
.46
.50

.54
.57
.60
.63
.65

.67
.69
.71
.73
.75

g7
.79
.81
.83
.85

.86
.87
.88
.89
.90

.91
.92
.93
.04
.95

.96
.97
.98

1.00

1.05
1.07
1.09
1.1
1.13
1.15

250'

.10
.14
.18
.22
.26

.30
.34
.38
.41
.44

.49
.51
.53
.55

.57
.59
.61
.63
.65

.67
.69
71
.73
.75

77
.79
.80
.81
.82

.83
.84
.85
.86
.87

.88
.89
.90
.91
.92

1.00
1.02
1.04
1.06
1.08
1.10
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Depth 1in
Feet

5
10
15
20
25

30
35
40
45
50

55
60
65
70
75

80
85
90
95
100

105
110
115
120
125

130
135
140
145
150

155
160
1865
170
175

180
185
150
195
200

250
300
350
400
450
500

s b s 4 s

.70

.98
1.00

1.02
1.04
1.06
1.08
1.10

.12
.14
.15
.16
.17

— e

.18
.19
.20
.21
.22

.23
.24
.25
.26
.27

b b e pd

.30
.32
.34
.36
.38
.40

—

Residential and Apartment Depth Factor Tables

— s —— —
« e s . = e s+ v aw Y

bt b et gt b
L S T T Y

Standard Depth

150"

—

et e b — s

fod bbb et s s

.10
.16
.20
.24
.28

.32
.36
.40
.44
.48

.52
.56
.60
.64
.68

.72
.75
.78
.81
.84

.87
.89
.91
.93
.95

.96
.97
.98
.99
.00

.01
.02
.03
.04
.05

.06
.07
.08
.09
.10

.15
.20
.24
.26
.28
.30

Add .02 for each 50 ft. over 500.

1. 4g

1

—

b et ek o pd

— b S et

75'

.10
.14
.18
.22
.26

.30
.34
.38
.42
.46

.49
.52
.55
.58
.61

.64
.67
.70
.73

.76
.79

.81
.84
.86
.88

.90
.92
.93
.94
.95

.96
.97
.98
.99
.00

.01
.02
.03
.04
.05

.10
.14
.18
.21
.23
.25

200"

.10
.14
.18
.22
.25

—

.28
.31
.34
.37
.40

.43
.46
.49
.52
.55

.58
.61
.64
.67
.70

.72
.74
.76
.78
.80

.82
.84
.86
.88
.90

.91
.92
.93
.94
.95

.96
.97
.98
.99
.00

.06
.10
.13
.16
.18
.20

300°

.02
.05
.07
.10
.12

.16
.18
.21
.24
.26

.29
.32
.34
.37
.40

.42
.44
.46
.48
.50

.52
.53
.55
.58
.60

.61
.63
.65
.67
.70

.71
72
.74
.75
77

.78
.80
.81
.83
.84

.93
1.00
1.05
1.08
1.10
1.11

400’

.02
.04
.06
.08
.10

.12
.14
.16
.18
.20

.22
.24
.26
.28
.30

.32
.34
.36
.38
.40

.42
.43
.45
.46
.47

.49
.50
.52
.53
.55

.56
.60
61
.63

.64
.65
.67
.68
.70

.80
.90
.95
1.00
1.04
1.05



Corner Influence Table

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

The following is the standard corner influence table applicable to commercial parcels. 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 distriet, as shown on the unit land value maps.

L § 1 |
2500 2000
40
8 500
Corner Influence Table T-A CORNER INFLUENCE FACTOR RULE
Depth in Feet  Low Value To Iind the value of a corner lot, in cases where
From Low Street Table T-A is adopted, caleulate first the value of
Value Street Depth Factor the lot from the high value street; add to this sum
5 .21 the value of the lot calculated from the low value
10 .31 street to the depth of the corner holding up to 50
15 .38 feet. Multiply the low value front foot value by
20 .43 the low value street depth factor T-A to obtain the
25 .47 side street adjusted front foot.
30 .51
35 .54
40 .57
45 .59
50 .60
EXAMPLE: Unit Depth Adjusted Lot
Lot Dimensions Value Factor Unit Value Value
40" x 100" 40' x ($2500 x 1.00)=) $2,500 $100,000
100' x 40 100x($ 500 x .57=) 285 28,500
Total Land Value $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 - add 5% (multiply the unit land value of affected property by factor 1.05)

Side alley - 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)

Unit Values of Industrial Lands

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 loft 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 (unless otherwise indicated) is the unit front foot,
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Unit Values of Unsubdivided Lands

The standard unit veluation 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 specifie land value rules.

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

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 value 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 tor Lots of Various Shapes and Sizes

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

) RULE1
Street, Unit Yolue $100 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

100 nearest dollar) by the lineal feet of frontage or width of
the lot.
EXAMPLE:
Unit Depth Adjusted Lot
Lot Dimensions Value Factor Unit Value Value
50" x 100* 50" x (%100 «x 1.00 =) $100 $5000
RULE 2
Street Umt Value $i00 REAR RECTANGULAR LOT
! |
! | To find the value of a rear rectangular lot, multiply the
I 80} unit front foot value by the difference between the
! : depth factors for the farthest and nearest distances of
o haed the lot from the street. Multiply the resulting adjusted
e front foot value by the frontage,
EXAMPLE:
Unit Depth Adjusted Lot
Lot Dimensions Value Factor Unit Value Value
50' x 60' 50' x (100 «x .23 =) $23 $1150

Depth (140' - 80'). Depth factor (1.15 - .92) = .23

RULE 3
PARALLELOGRAM-3HAPED LOT
Street Unit Value $100 (Obligue 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,

EXAMPLE:
Unit Depth Adjusted Lot
Lot Dimensions Yalue Factor Unit Value Value
50' x 160' 50 x ( $100 «x 1.19 =) $119 $5950
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—0
Street Unit Value $ 200

RULE 4
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 identieal 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.

EXAMPLE:
. ) Unit Depth Triangle Adjusted Lot
Lot Dimensions Value Factor Factor Unit Value Value
50' x 120' 50' x (%200 «x 1.08 «x .60 =) £130 $ 6500
S0 RULES
TRIANGULAR LOT
(With apex on the street and at right
angles to the street)
90"
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,
Street Unit Value $200
EXAMPLE:
‘ Unit Depth Triangle Adjusted Lot
Lot Dimensions Value Factor Factor Unit Value Value
50' x 90' 50' x ( $200 «x .95 x .30 =) 458 $2900
LAND JaTa
Yn:t Cseey 1 ¢ Frent Feet 2 8 Squsre feet 3 = Acreage 4 @ Site
1 & Sepih faczor 2 & Frontage Ssctor 3 ® Bazalot Facter + ® lriancte factor .30 or .60 5 ® Carmer Lot Tactor 6 » Tosesracny Facter
pTara Bacriot  standare ares gars: Tetivence Foczors “djurtes !
a2 unrt  trsetage copth setoact depIn tdecimat ¢ =il vawe sl i 2 x N s 2 Wit Value Lar3 Yeiuw '
L2 3 1 3¢ “ 8 acrend s 28| 3G 33 s 3 S04 s 52
1[ o[ 50 190 1.0.0 200 a6 [} S8 2900
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L. . T :
o . [ P
1 | | 1
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Street Unit Value $200
wl

128 108’

|

Lot Dimensions

50°

EXAMPLE:
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

x 115' (average)50' x ($200 «x

the frontage.
Depth Adjusted Lot
Factor .Unit Value Value
1.06 = ) $212 $10600
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,
Street Unit Val
EXAMPLE: nit Value $ 200 7
. . Unit Depth Triangle Adjusted Lot
Lot Dimensions Value Factor Factor Unit Values Value
(1) 50' x 150' 50' x (%200 x 1.17 =) $234 $11700
(2) 25' x 150" 25' x ($200 x 1.17 «x .30 =) 70 1750
Total Land Value $13450
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RULE 8

IRREGULAR LOT

Reduce the irregular lot to the nearest equivalent rectangular, trapezoidal or triangular sections and

apply the applicable

EXAMPLE:

Lot Dimensions

Lot IIAII
50'

Lot "B"
(1) 50
(2) 40'
(3) 20
(4) 35°

rules.

Lot 'B"

x 108’

x 100’
x 90'
x 85'
x 95'

Street Unit Vaiue $200

(average 50x($200 x

EXAMPLE:

Dimensions

IIAH
50'
60'

50

uBn

Street Unit Value $200

x 100°
x 100

x 100’

50'
60

50'

Unit Depth Triangle Adjusted Lot
Value Factor Factor Unit Value Value
1.02 = ) $204 $10200
50'x($200 x 1.00 x .60 = ) $120 $ 6000
40'x($200 x .96 = ) §192 $ 7680
20'x($200 x .94 = $188 $ 3760
35'x($200 x .98 x .30 =) $ 59 $ 2065
Lot "B" Total Land Value $29705
Lot "8"
50 RULE 9
CURVED LOT
100’ To find the value of a curved lot, rectify the ecurvatures
and reduce the lot to its nearest equivalent lat shape.
y Then compute according to the applicable rules.
Unit Depth Triangle Adjusted Lot
Value Factor Factor Unit Value Value
X (s200 x 1.00 =) $200 $10000
X ($2600 x 1.00 x .60 =) $120 7200
Lot "A" Total Land Value 317200
X (s200 x 1.00 =) $200 $10000
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Street Unit Value $1000

60
t. RULE10
80 BUSINESS THROUGH LOT
————— 180’ To find the value of a through lot with two street
fronts, compute from the high-value street to the
100 standard depth or from half the depth whichever is
greater and from the low-value street for the remaining
6o depth, and add together for the total value.
Street Unit Vaolue $2000
EXAMPLE:
] ) Unit Depth Adjusted Lot
Lot Dimensions Value Factor Unit Value Value
60' x 180'
High Value Street 60' x 100' 60' x {$2000 x 1.00 = ) $2000 $120000
Low Value Street 60' x 80' 60' x ($1000 x .92 = $ 920 55200
Total Land Value 175200
garg Codes T v Front Feet 2 ¢ Scusre Feet 3 % Acresge & s Ste e
fafivence Facter fadey 1 o depct Factor 2 = Frontege Facter 3 » Backlst Fecter & = Triangle Facter .30 or .60 5 % Cermer Lot Factor
Coew U Feemione beets bt s tanetonn o
23 30 12 38 o % "‘:. scresd v;;“ ‘;:. !lo 31! 316 3‘9 ‘i’ & u“:;“‘“ L"‘s;“"
[eX] ©0l oo (XS 2000 1.0 2000 (20000
[oX] 60 RO, 109 100 ] Q29 25200
= Total Land value m
T
|
m e
} RULEN
| BUSINESS CORNER LOT
Side 1 oo
Street 607 To find the value of a business corner lot:
Unit [ () Compute the frontage up to 50' on the high unit
Valus | value street to depth of the lot on the basis of
1 the cireled unit front foot value.
$200 0 1o (b)  Compute the remainder of frontage on the high
505 4 unit value street to depth of the lot on the basis
/ . of the unit front foot value of the street.
Main Strest Unit Value $350
EXAMPLE: .
Unit Depth Adjusted Lot
Lot Dimensions Value Factor Unit Value Value
(1) 50* x 100 50' x ($500 x 1.00 = ) $500 $25000
(2) 10' x 100 10" x ($350 x 1.00 = ) $350 $ 3500
Total Land Value $28500
I1-255
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RULE 12
TRIANGULAR CORNER ON TWO STREETS*

-c “ X . To find the value of the lot:
_ Side Street Unit (a)  Deduet 10" from frontage on both streets if the
Main vaiue $400 angle is 45° or less,
Street 0’ (b)  Compute the frontage on the high unit value
Unit street as a triangle,
Value (c) Compute the frontage on the low unit value
$1000 R 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 ($1000 x .92 x .60 = ) §552 $22080
(c) 90' (100'-10') x 40" 90' «x ($ 400 x .68 x .60 = )  $163 $14670
336750

* 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 exist.ing use, &
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 unless 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:

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

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
facilities.

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 construetion programs which tend to direct the consumer to other
commercial centers.

Shifts in residential land values are caused by:

L 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 refleet 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 unpredictable. 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
for their property and the property and area continues to deteriorate.

Summary Steps for Analysis of Transitional Land

L. 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 useq to denote land
located in a city or other incorporated municipality. Urban land may also be located out31de.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 eity 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 hoinesite, 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.

Usuelly 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 ciassified 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 by an analysis of all of such tracts il:l the
munieipeality, 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
economieally feasible to conduct farming operations, the breaking point of 30 acres would be established for
the maximum 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 vaiues, adjustments are made for tracts on paved roads and
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. Rurpan Unit Homesite Approach

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

homesite.

L 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 - $3,000 provided the site is improved
with a dwelling for all year occupaney.

(b) Rurban site on a dirt road with no piped 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 1 mile from the limits of a trading center,

(b) 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 smell tract
additional value factor. Deduct 1/2 acre for the site from the total acreage of the traect
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 x 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.

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 inerease the unit acre value of affected traects,

1. Example of Small Tract Additional Value Factors
Acreage Multiplication Factor
(less homesite) (To be applied to acreage only,
not ineluding homesite)

5 2.5

10 2.0

15 1.75

20 1.5

30 1.2

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 II - 10 acres $420/acre $ 4,200
Class III - 9 1/2 acres $300/acre 2,850

Base Land Value $ 17,050

Multiplied by 1.5 Small Tract Additional
Value Factor $ 10,575

Rurban homesite value (1/2 acre) 10,000
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 traets.



0

Rurban Unit Front Foot Approach

In certain rurban areas where string type development of housing sites is confined to relatively small
parcels (from 50' x 100’ parcels to 1 acre tracts approximately 200" x 200' in sizg), 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 & highway or road. An average
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.

L. Example of Depth Factors for Rurban Land - 200 Foot Standard Depth

Depth in Depth Depth in Depth
Feet Factor Feet Factor
10 .07 130 .82

20 .15 140 .85

30 .21 150 .88

40 .35 160 .90

50 .55 170 .92

60 .65 180 .94

70 .69 190 .97

80 A 200 1.00

0 .73 225 1.10
100 .75 250 1.20
110 .77 275 1.25
120 .80 300 1.30
400 1.50

2. Examples of Application of Depth Factors for Rurban Land

(a) Rurban lots along a string type highway development average 200 feet in depth, Subject
1ot 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).

(b) Considering saine conditions as above, a lot 50 feet wide and 120 feet deep is appraised at
$1,800. ($45/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 market data indicate that all 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 an 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 Percentage Factor
200 Feet 1.00

400 Feet .90

600 Feet .85

800 Feet .80
1000 Feet .75
1500 Feet .65
2000 Feet and over .60

2. Example of Application of Excess Frontage Factors

(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 600 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).

Summary

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 nost appli-
cable. Since rurban land generally develops out from an urban community in all directions, but not at the same
rapidity 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 Mobile Homes
Low Quality Dwelling R-12 : Low Quality Dwelling R-50
Fair Quality Dwelling R-13 Fair Quality Dwelling R - 51
Below Average Quality Dwelling R-14 Average Quality Dwelling R -352
Average Quality Dwelling R-15 Good Quality Dwelling R-53
Standard Quality Dwelling R-16 Highest Quality Dwelling R - 54
Above Standard Quality Dwelling R-17
Good Quality Dwelling R-18 Farm Buildings
High Quality Dwelling R-19
Superior Quality Dwellings R-20 Farm Bamns 150-151
Mansion Quality Dwellings R-21 Other Farms Structures 152-156
Estate Quality Dwellings R-22
Highest Estate Quality Dwellings R-23

Semi-Detached Dwellings

Fair Quality R-27
Average Quality R-28
Above Average Quality R-29
Good Quality R-30

Row-Town House

Fair Quality R-33
Average Quality R-35
Above Average Quality R-37
Good Quality R-39

Two to Four Familv Apartments

Fair Quality R-43
Average Quality R-45
Above Average Quality R-47
Good Quality R-49
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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 cost.

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 ficld 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 2200 59.35 37.96 21.85
700 81.22 44.54 25.09 2400 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 3730 21.52
850 75.56 42.83 2424 3000 56.62 37.14 21.44
900 74.09 42.39 24.03 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 each 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 Cutline 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 corner, 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 shouid 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 ground plan sketch and
in the "Floor Area Computations”.

Story heights are entered on the sketch and indicated by a circle. The “B” indicates a basement.

& O O & > am>

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 “P#1”, “P#2”, etc., on the sketch of the ground plan. Built-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 — Unfinished 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 1 story high and has no basement.
The building also has an open porch, OP#1 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  First Story  Upper Story  Half Story

A 2B 40 25 1000 1000 1000 -

B I 25 15 - 375 . -

Total Floor Area 1000 1375 1000 -

Porches, Decks, Garage, Carports, Etc. <« 40' .

Item Width Length Area

OP#1 15 8 120

ATT.G. 12 24 288 ‘ 25' A @ 28
T ATTACH. | _ _
24'| ‘GARAGE oP#1 | *e

15" | ¥

l 15' BQ) 1w T T v
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Recording Party Walls on Sketches of Individually Owned Units of Semi-Detached or Duplex Dwellmes

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 pian 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 ér sides.

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

The 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 Storv Heights of Split Level Residential Buildings
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A [1] 30 x40
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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.
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This building is considered as a one story and Two story building with a built-in garage.

A [1B] 30 x 31
[2B) 36 x 46
Pl [1] 10 x 12

Assuming the building to have a

basement, except under the garage, all other considerations are identical to standard single family residence.
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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.
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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, untif 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 shown 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 CAL CULATING 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 AVE.
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 ]

Rowhouse/Townhouse End Unit 0=No 1=Yes 44 0]
DEPRECIATION

Condition 1 =Poor 2="Fair 3 =Normal 4=Good 5=Excel. 45 [ 3]

Effective Age in Years 46 [ 000 ]

100% - (Eff. Age Dep. 0.0 % + Obser. Phys. Cond. _0 %)

= Physical Net Condition 49[100]

OBSOLESCENCE

100% - (Func. Obsol. _0 %+ Econ. Obsol. _ 0 % 52[100]

= Obsol. Net Condition
Physical Net Cond. 100 % x Obsol. Net Cond. 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 a.ccurately 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 all on 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- 1/2 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 equivalent to
50 to 80 percent of the ground floor arca. Buildings with over 80% of ground area usable as second floor space are considered as 2 story

buildings. . Diagrams of typical residential bulldmgs are shown below. Dormers add to the usable area of the top story and are considered in
determining the story height. R

.2 Story' ' 2 story o 2-1/2 Story

A}

.l Story ' I-i/2 Story ’ [-1/2 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 Roof.  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; Roof pitch 4=Steep; Roof materials 1=Shingle.

B ROOF
Roof Type |=Flat 2=Hip 3=Gable 4=Gambrel 5=~Other SSB

Roof Pitch 1=None 2 =Shallow 3 =Normal 4= Steep 594
Roof Material 1=Shingle 2=Slate 3=Tile 4=Copper
5 =Galvanized 6=Shake 7=Rolled Composition 8=Other 60[ ]

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

Hip
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Gable Gambre! Mansard

Component #2 — Foundanon — 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.

r_ZI FOUNDATION

Foundation Type 1= Concrete 2 = Concrete Block
3 =Post & Pier 4= Concrete Slab 5 = QOther 61 Z

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, i.e., 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.

B] BASEMENT S
Basement 0=No 1=Yes 62[:1]
Quality
oL Area Rate Factor Cost
Basement Area B3_16 1000 11.68 1.00 11.680.
Basement Finish By 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
of a 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., I =
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.

(4 STRUCTURE

Exterior Wall Type 1 = Frame or Masonry Wall with wood, stucco, BOE]
Aluminum or shingle 2 = Frame or Masonry Wall with Brick
3 =Frame or Masonry Wall with Stone 4 = Other

Built-in Garage 0=No 1= Yes 31@
Built-in Porch  0=No 1=Yes [0
Wall Qual.
Type Area Rate Factor Cost
First Floor 1 1375 65.20 1.00 89.650.
Upper Floor 08_1 1000 41.63 1.00 41,630.
Half Story A3 - - - - -
Structure Base Cost 131.280.
Row/Townhouse End Unit Factor x( )
Adjusted Structure Base Cost (A.S.B.C.) =131.280.
Qual.
Area Rate Factor Cost
Unfin. Story @ - - - (<) -
Unfin. Half Story - - - () -
Partial Brick 5§ 200 9.86 1 {+) 1,972.
Partial Stone - - - (+) -
Final Adjusted Structure Base Cost ( Includes A.S.B.C.) =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 Cost™. Since the above property is not a Row/Townhouse, the structure
base cost is carried down to the line labeled “ Adjusted Structure Base Cost™.

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 #3 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., | = Carpet. In the case of combination finishes or variations from the item
listed, the enumerator can be specific in the “Notes” section of the Property Record Card.

E] FLOORS
Construction 1 =Slab 2 =Supported Wood 3 = Others 642 ]
Finish 1 = Wood 2 = Carpet 3 = Combination 4 = Other 653 ]
Qual.
Area Rate Factor Cost.
Concrete Slab B8 375 3.82 1.00  (-) 1.432.
Concrete Slab Adjustment ={-) 1.432.
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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.

EI HEATING and COOLING
Source 0 =None 1=Coal 2=0il 3 =Gas 4=Elec. 5=Other 3003 )
Heating System 0 =None 1 =Floor/Wall Fumace 2 = Gravity Hot Air 3137

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 1= Added to Heating Ductwork 32T
2 = With Own Ductwork

Quality
Ql. Area Rate Factor Cost
Heating 16 2775 2.82 1.00 7.825.
Cooling g3 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
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, if there are more fixtures then specified. If an item specified in the class of building 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.

m PLUMBING
Plumbing 0 = None 1 =Yes 2 = Water Only 45T}
Quality .

Base Adj. QIl.  Rate Factor Cost .
4 Fixture Bath By - - - - - () .
3 Fixture Bath o1 1 16 2595 1.00 O 2.595.
2 Fixture Bath Ba_- 1 16 1.895 _ 1.00 (+) 1.895.
Single Fixture - - - - - ) .
Kitchen Sink 21 - - - - @)
Laundry Tub 68 | - - - - Q)
Hot Water Heater g 1 - - - - (@) .
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-fixture 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; 1 for yes) in the space provided.

3] ELECTRIC LIGHTING

Electric Lighting 0=No 1!=Yes 714T]

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.

IE BUILT-IN APPLIANCES
Base Specs. Include Some Type of Stove and Oven for Each Dwelling Unit
Built-in Appliances 0=No 1=Yes 30T
Quality

Base Adi. Ol. Rate Factor Cost
1 . N R . R

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 Total Cost =__363.

365.

BEEREEEEREREEIEREE

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 fireplace, 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.

Eg FIREPLACES

Quality
OL__ No. Rate Factor Cost_.
16 1 4.245 1.00 4.245.

Fireplace — 1 Sty.

Fireplace — 1 4 Sty.

Fireplace — 2 Sty.

Additional Fireplace Same Stack
Freestanding Fireplace
Heatilator and Fan .
Fireplace Total Cost = 4.245.

E@mﬂ%@@
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The i.nfonnation recorded above indicates that the building has 2 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.

) Compongnt # 11 — Attics and Dormers — Indicate whether or not there is an expanded attic or dormer and if they are finished or
unfinished t?y placing a 0 for No and a ! 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. '

[_I_'g ATTICS and DORMERS
Expanded Attic 0=No 1=Yes 547] Finished 0=No 1=Yes ss[])
Dormer 0=No I=Yes sq0
Quality Unf.
Ql. Area/l..F. Rate Factor Fact Cost.
Attic B7 16 1000 986 1.00 - 9.860.
Dormer - - - - - -
Attic/Dormer Total Cost = 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 11 of the “Residential Adjustments to Bzse 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 unfinished, 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.

EZ] PORCHES, DECKS and PATIOS
Quality

Ql___ Area Rate Factor Cost.
Deck Bgg_12 120 6.22 0.50 373.
Patio py__16 200 6.22 1.00 1,244,
Open Porch F3 16 120 13.04 1.00 1.564.
Open Porch Ay - - - - -
Enclosed Porch 5 - - - - -
Enclosed Porch - - - - -
Porches and Decks/Patios 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 1 - 79).

B ATTACHED GARAGES, CARPORTS and CANOPIES
Quality
. QL Area Rare 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 Unfinished 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 1I-107 through 114). The remaining items are found under Section 14 of
the “Adjustments 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 — Afier 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
[3] Basement Total Cost (+) 17,290.
{4 ] Final Adjustment Structure Base cost (+) 133,252,
Slab Adjustment (-) ( - minus) () 1432,
[6] Heating/ Cooling Total Cost (+) 12,076.
[7] Plumbing Total Cost (+) (+) 4,490.
(7] Built-In Appliances Total Cost +) 365.
[E\ Fireplace Total Cost (+) 4,245,
fIT] Attic/Dormer Total Cost +) 9,860.
EI Porches and Decks/Patios Total Cost (+) 3,181
[I3] Garages (Att. & Bsmt.) Total Cost (+) 6,638.
Att. Carport or Canopy Total Cost (+)———.
TOTAL BASE REPLACEMENT COST (2001) = 189,965.
Cost Conversion Factor (x) 1.00
Base Replacement Cost New = 189,965.
Final Net Condition (x) 1.00
Structure Appraised Value = 189,965.
Structure Flat Adds (+) - .
PRINCIPAL BUILDING APPRAISED VALUE = 189,965.
[T4 Accessory Buildings RCNL (+)
Accessory Improvements RCNLD (+)--- .
Accessory Flat Adds (+)er—,
ACCESSORY ITEMS TOTAL VALUE = .
TOTAL BUILDING AND ACCESSORIES APPRAISED VALUE (+) 189,965.
Other Principal Structures ().
Total Land Value (+)_75.000.
TOTAL PROPERTY APPRAISED VALUE ~ = 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 arTive 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 #35. 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.

ATTIC

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 realistically 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 gpen 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, of a
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.

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 today’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 dwelling 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 dwelling may have some exterior omamentation and interior
refinements. These units are found mass-produced in better grade developments.

CLASS R-18: GOOD QUALITY

This class dwelling has materials and fixtures of good quality and good workmanship. They are well framed with rafiers 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: HIGH 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 typicaily 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 owner.

CLASS R-21: MANSION QUALITY

This mansion quality class dwelling is based upon a customized architectural design with coristruction typically supervised by the architect.
Workmanship, interior elements and finishes, and exterior omamentation 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. Werkmanship on exterior and interior ornamentation is of very high
quality requiring exceptionally skilled crafismanship. 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 workmanshib 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
ROWHOUSE/TOWNHOUSE

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 FAMILY 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-50, R-51, R-52, R-53, R-54: 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 G es

Porches and Decks/Patios — 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.

~

Open Porch Two-Story Open Perch ' Built-in Poreh

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. ) N

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.

N |[HEBHBH

= B O[] E= gglé’__'é":ee

~ =

Attached Garoge Built-in Gorage Attached Garage
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

Base Replace-
Item Area Rate ment Cost
First Floor Story 800 sq. fi. $65.04 $£52,032
Second Floor or
Upper Story - 500 sq. fi. $44.25 $22.125
$74,157
Dwelling #2
Base Replace-
Item Area Rate ment Cost
First Floor or Story 600 sq. ft. . $69.77 $41.862
Second Floor or
Upper Story 500 sq. ft. $44.25 $22.125
$63,987

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

NOTE: Each of the dwelling units of a 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.

Rowhouse/Townhouses

The base replacement cost for units of rowhouses/townhouses 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 of rowhouses/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:
Base Replace-

Item Area Rate ment Cost

First Floor or Story 600 sq. fi. $64.43 $38,658
Second Floor or

Upper Story 500 sq. fi. $35.38 $17.690

$56,348

X 1.07

$60,292

Single Family Residences Converted to Multi-family Use

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 $§0,324
Second or Upper ‘-
Story 1,200 sq. ft. $44.96 $53.952
$144.276

A four-story four family apartment, one apartment per floor, having 1,000 square feet of floor area per story
would be computed as follows:

Base Replace-

Item Area Rate ment Cost

First Story 1,000 sq. ft. $79.42 $79.420
Second through
Fourth or Upper

Stories 3,000 sq. ft. $41.12 $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 I1-44.1 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 11-54. 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 11-136.1.

Cost Conversion Factors, for the appropriate year, may be obtained from Table RR-1 on Page II-153.

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 30-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 &
aluminum storage shed and aluminum skirting, (excluding tip-out area).

This mobile home is located in an average grade park with paved streets, paved 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 Market/Location 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
3
SHED MAIN UNIT
3
10 56
12
CANOPY
20 4
20 :|10
CARPORT
EXPANDABLE ROOM
SQUARE FOOT CALCULATIONS
Main Unit 12' x 56’ = 672 Sq. Ft.
Expandable Room 4' x 10’ = 40 Sq, Ft,
Total Floor Area = 712 Sq. Ft.
Skirting 12' + 656" + 12' + 56' = 136 Lin. Ft.
Canopy 10" x 20° = 200 Sq. Ft.
Carport 12' x 20 = 240 Sq. Ft.
Storage Shed 8 x8 = 64 Sq. Ft.
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MOBILE HOME CALCULATION SHEET
DEMO CLASS R - 52

Identification Data Model CHAMPION Year 2001
Owners Name  JOHN DOE Sales Data PURCHASED SEPT. 2001
Site Number 9 $30,000
Address KADOT COURT COMPUTATIONS
PORCHES/DECKS, GARAGES, CARPORTS ETC
DESCRIPTION ftem Width Length Area
Foundation: Yes No X CANOPY 10° 20' 200
Roof: Flat X Gable CARPORT 12' 20' 240
Wood Metal Shingle STORAGE
Exterior Wall: Alum. X Wood SHED 8' g 64
Int. Fin. Plywd Panel X Other X BASE COST CALCULATION
Floors: Vinyl X Carpet X Other Item
Piumbing: 4 Fix. 3Fix 2 2 Fix Number Quality Unit Cost Total
1 Fix Rough —in Base 712 37.70 26,842
Heating: F.H A X Electric

Comb. Heat. & Cool. X Other

Built-in App.: Dishwasher X Other

Measured by GJL
Date 10/2001

Classified by TJR

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 - Total
20.2 1 1040 +| 1040
12 21.7 1 954 + 954
8 22.1 200 5.24 +] 1048
SHED MAIN UNIT 22.2 240 8.65 + 2076
8 _ 22.4 64 10.31 +| 659
22.8 136 4.81 +| 654
*6.9 712 3.58 +| 2548
10 36 Sub Total 8,979
12 CANOPY " [A. Replacement Cost 35,821
20 4 B. Cost Conversion Factor (Mercer) 1.00
20 ]10 C. Total Replacement Cost New 35,821
. DEPRECIATION
D. Eff. Age Dep. 0
CARPORT E. Obs. Phys. Cond. 0
EXPANDABLE ROOM F. Total Phys. Dep. 0
G. Net Phys. Cond. (100% - F) 1.00
MOBIL HOME CLASS R - 52 Effective Age 1 H. Deprec. Value of Improvements
FLOOR AREA COMPUTATIONS (c)x(g) 35,821
Floor or Part Width Length Area I. Market/ Locator Factor 1.00
MAIN UNIT 12’ 56' 672 Indicated Improvement(s) Value 35,821
EXPANDABLE Add Land Value ( If Applicable)
ROOM 4' 10’ 40 TOTAL APPRAISED VALUE 35,821
Notes
Rounded  $ 35,800

Extended by FHM Checked by JVL
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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 fypes 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 (MeDonald's, Ginos, Burger King, ete). The

base costs of pre-engineered buildings include the structural frame, floor, roof and a standard exterior wall
such as aluminum, enameled steel, ete.

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 struetural frame of predominantly dimensional
lumber (2" x 4", 2" x 6", 2" x 8", ete.) using construction techniques similar to those used for residential build-
ings. '

Class 102 - Heavy Timber - includes all buildings having a structural frame predominantly of heavy wood
timbers (4" x 4", 4" x 6", 6" x 8", ete.). This type includes the so-called "mill construetion”,

Class 103 -~ Masonry Load Bearing - includes all buildings having a structural frame of predominantly
masonry materials. These may include a combination of briek, 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 106 - 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, Armeo, Stran-Steel, ete. Occasionally pre-engineered techniques will be applied to produce struetures
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, 126, 127 - Service Stations and Classes 133, 134, 135, 136, 137, - Specialty Buildings
and 145 - Garden Apartments - are included In the structural 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 es Class
Light Wood : 101
Heavy Timber 102
Masonry Load Beering 103
Reinforced Concrete 104
Steel Frame . 105
Fireproof Steel Frame 106
Lightweight Steel Frame
Galvanized Steel Exterior 107
Enameled Steel or Aluminum Exterior 108
Insulated Sandwich Panel Exterior 109
One Story Basement with Conerete First Floor 110
One Story Basement with Wood First Floor 111
Dock High Foundation n2
Service Stations 123 thru 127
Specialty Buildings 133 thru 137
Garden Apartments 145
Wall Ratio

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, computed 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
variztions in story height.

) 1_“or 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 103).

100 |
30|
® |
[} l
o0 56 h i 70
cLAss | 24h
103 | CcLASS
] 105
S0 i 50

fol To ecaleulate the wall ratio for this building each section should be considered separately and computed
as follows: -

Class 105 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 103 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 the base costs reflect onl ilding i
t : ; ¥y the structural shell of the buil wall ratio
calculated in this fashion to arrive at the proper replacement costs. - ' 108 mist be
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Recording and Calculating Procedures for Commercialdndustrial Buildings

Building Description on Commercial—lndusirial 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 prineipal building. Data which must be recorded includes overall building
classification, predominant use and special features or conditions which may effeet 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.

Gwner  ADANMS TNC.
Street Address //5 NMAWN ST

COMMERCIAL BUILDING DATA :j
Card Code 28
Building Number 1010,/
Precominant. Shell Type 2[/,05
Predominant Use Type 1 = Apt. 2 = Comm. 3 = Indus. 3512
Overall Quality 1 = Low 3 = Average 5 = High 3613
Year Built L 875

DEPRECTATION

Condition 1 = Poor 2 = Fair 3 = Normal 4 = Good 5§ = Excel. 3
Effective Age in Years ©20.0.0

100% - (Eff. Age Dep. _O . O % Obser. Phys. Cond. O %)

= Physical Net Condition :.5| /:0 0
OBSOLESCENCE
100% - (Func. Obsol. _Q % + Econ. Obsol. _O %)
- Obsol. Net Cordition LB[ /.00
Physical Net Cond. /O0. 0 % x Obsol. Net Cond. /O0%
= Final Net Condition 51@

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 struetural 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.

I Segmt. QL Typ= Stylist Ground Ares Perimetesr
ol /Tu3Ed7 04T« 60l 7 7702 /.90
Lr12|:e{3]50l/ 0515 48] 79 004 640
Carc Coze :5]
30[3 152|332 7 7 Olzsl /215 /7 7 70\l /790
L8] luol (50 53 56 ez
Carz Code 25]

30 laaf |33 35 . 138 o
L8] 1.9l |sof  [23) 5% N ¢2 N
Cerd Code 28 |
30| 131 34 . 135 3e N [
Lz J49l |59 53 56 £2
Quality .
Faztor Rate Factor Cost
/.00 39 /3 . 69260
/.00 /4. 4/ . 27 3848
/.00 /795 . 3/772
- T A %
i Lt . _
L L 1. . .
Structural Shell Ease Cost | 374880

The information recorded in the example above shows that we have z 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 with
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 I-91).

Exterior Wzll Finish ~ The information required to be recorded in this section to properly record the
construction characteristics of the exterior wall includes:

Type - 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. Ezch 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. NOTE: 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 separste
entry.

Wall Area - The square feet of wall area of each type and/or quality of exterior wall finish
found on each segment should be recorded in the spaces provided.

NOTE: It is necessary to record this information only for Shell Types 10! 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 (-)
since it is necessary to deduct the type of wall specified and add for the wall found. No entry is made
for Shell Types 110 thru 112 since these types are for basements and dock high foundation.

An example of how the exterior wall finish is recorded and calculated on the Commerecial-Industrial
Property Record Card is shown below.

W/
Type (-] Wall Area Rate Factor Cost

13 7[2[3]53] B

5

J 83

o048

Card Code

Ba] s3]
k2] les]
2| 3]

Exterior Wall Total Cost

ol
lsol

T 50048

]
+

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:

Type - 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 oecupancy 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 (Shell Types 123 thru 127), Specialty Build-
ings (133 thru 137) and 145 (Garden Apartments) because the interior finish is ineluded 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-
Industrial Property Record Card is shown below.
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El INTERIOR FINISH |
Card Code 28| ;
Interior Finish Codes 1=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., &=Small 0ff, or
Equiv. 5=Large Open Offices or Equiv. 6=Prof., 0ff, or
Eguiv. 7=Clinics or Equiv. B8slLarge Retail Stores or
Equiv. O9=Retail Stores or Equiv., 10=Banks or Egquiv. 11=
Warehouse 12=Light Mfg. Area 13=Heavy Mfg. Area

Quality Codes 1 = Low 2 = Below Average 3 = Average
4 = Above Average S = High

Apt. Floor Area T No. of Apts.

= Apt. Average Size Sa. Ft.
Type Q.

EINAREE

tee] 5ls6[3]47]

Floor Area Rate

1.7080| 679}

Card Code

[30] [32] ]33]

1+ |

357704

Interior Finish Total Cost

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 cne type of building use, the most predominant type
of building use should be recorded.

If two or more types of heating and/or eooling units are found, each should be listed separately. NOTE:
If a type 1 heating unit (Hot Water/Steam) is found, it should be indieated 0 = no or 1 = 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 1n the spaces provided.
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An example of how this information is recorded and calculated is shown below.

u HEATINGZCOOLING
Card Code 28
Building Use Type Codes 1=Apt. 2-Comm. 3=Indust.
Heating/Cooling Unit Type Codes 1=Hot Water 2=Forced Hot

Air 3=Unit Heaters 4=Central Cooling S=Package Cooling
6=Central Combined 7=Package Combined

Heating/Cooling Quality Codes 1 Low 3 = Average 5 = High

Boiler Present for Type 1 Unit 0= No 1 = Yes 30 ‘3

Building Unit

Use Code Code al. Floor Area Rate Cost

B2 pelefss|3]s:] | 74092]295F

L .2

[e2] [¢3] fee] les| | | 1.

[s3] Iss] Iss] Ise] | A
Heating/Cooling Base Cost .21 8571
Type 1 Boiler Adjustment Factor a
Heating/Cooling Predoainant Class Quality Factor 1,00
Heating/Cooling Adjusted Cost L. . 218571

Industrial Unit Heaters
Number Rate Lost

Small Ind. Ht. |64
Med. Ind. Ht. 69
targe Ind. Ht. |74

Unit Heaters 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 Adjustments section for Commercial-Industrial
Buildings and applied to the square footage indicated to errive at Heating/Cooling Base Cost. This figure is
then factored by a boiler adjustment for Type 1 heat if necessary, and a Class Quality Factor to arrive at
Heating/Cooling Adjusted Cost. In the example above, no boiler factor was necessary. The Class Factor
applied was L.00 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 overall quality of each
type of fixture found should be recorded in the space provideds NOTE: The type of fixtures
that are recorded as industrial types of plumbing include circular or semi-circular sinks,
multi-stall showers and other similar special purpose items. Commercial type fixtures found
in an industrizl building should te recorded as commercial fixtures.

An example of how this information is recorded and calculated on the property record card is shown
below.

B PLUMBING FIXTURES

Card Code 28| :

Plumbing Fixtu-e Quality Codes 1=Low 3=Average 5=High

Nu=ber 3i. Rate Cost
Apt. Fix. 0 . |35 . ; e —
Comn, Fix, 36 6 01«3] 6,75 L 40500
Ind:s Fix. 42 47 L . .
Plumbing Total Cost . 4 0500

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-Industrial 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, ete.

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 }27 (Service Stations), 133
thru 137 (Specialty Buildings) and 145 (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.

Ploor 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.

[¢]

ELECTRICAL INSTALLATION

Light Intensit

ofZ]

1 = Miniaum 2 = Ad.equate 3 = Bright
Quality Codes 1 = Low 3 = Average 5 = High
Type Floor Area Gl. Rate Cost
Apt. 6ob . . |56 . —a 0
comm. 571 74 09.2[«|3][2,25 16,6707
Ind. 65 | . 72 . . —
Electrical Installation Total Cost ! 66,707

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 caleulated is shown on the following example.

SPRINKLER SYSTEM
Card Code 28:
Quality Codes 1 = Low 3 = Average 5 = High
Type Floor Area Q. Rate €ost
Apt. o, L. 37 P —
Comm, 38 ,7,4’.0,9,2 45|13 479 45.8 .5 33
Ind. L6 53 . e
Sprinkler System Base Cost —_——
Sprinkler System Quality Factor lILO.O
Sprinkier System Total Cost L 5‘8-5.3 3
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The information recorded in the example indicates the building has a sprinkler system of

74y092 square feet of floor area and of average quality.

The rate is found in Section 7 of the

Adjustments section for Commercial-Industrial Buildings and applied to the total square feet to

arrive at Sprinkler System Base Cost.
(in this example 1.00) to arrive at Sprinkler System Total Cost.

The quality factor for Sprinkler system is then applied

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 §

stories respectively, requires the addition of all the upper floors

AMlso 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.

- ;7ANBA§$ B;JKLMHG ACCESSORIES DATA —
’ Carg Coze e
‘Care lec. Acces.
-5 No . Coae ®easure One Measure Tuo i, SLial sy ©
3C-3" 32-33 34-327 a-01 Li-29 2 Zare Sacrer - Loz~
; ! iFAO3 4{ | 7.70\3 34471 00K 24355
T 1
I 1 TFAOS3 3] 190048 34411 00H 1961 21
) | - , |
} 1RA09: | 50008 567100+ 28350
H B !
‘[ EVO?2 ] 3: 64500/1,.00H 64500
! | ] | .
L+ [EVO S 31 ,900{1,00 8500
| ! . |
1 ! i |
e ] | |
1 j i {
! ! i [
] I [ N
$tarza-z B.:kding Aczessorres Total I3sv + 3 2 28 26

The information recorded above indicates ths building has /4 upper concrete floors with
1,770 square feet each and 3 upper concrete floors with 19,00, 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 Commercial-

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 zppropriate

spaces.

per unit, Measure two = per square foot) to arrive at the cost for each item.

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.

The rate and quality factor are then applied to the measure indicated (Measure one =

The various items

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 calculated is shown below.

STANDASD BUTLDISG ACCESSORIES DATA
Card Code zs|

Cazxd Seq.  Acces.
Code Xo. Code Measure Cne Measure Two QL. » Quality -~
30-31 32-33  3.-37 38-13 X 50 Rate Fastor - Cost

. RAO3 . 4 520713 27711,00]—t 125223

RADOI - 4520713 2.55[1.00F 115278

Standard Suilding Accessories Tcial Loct * - 9 9‘4 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 factor 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 deduetion from building cost
and should be labeled clearly so a deduction will be made under Building Valuation Summary section of the
Property Record Card.

Special Building Accessories - This section is provided on the eard for other items associated with the
building but not found in 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 ACCESSQORIES DATA
Card Sea. ’
Cote No. Description Depr, Full Value
30-31 32-33 34-60 61-69
PEDESTAL FLOOR 4500, SQ FT 22500
Scecial Building Acressories Total Degr. Full Value 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 diseretion 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, f1ood lights, fencing, loading docks ete., and accessory structures such as grain
elevators, smoke stacks, storage tanks, ete.

An example of how this information is recorded and caleulated is shown below.

STAMDARD EXTERIOR ACCESSORIES DATA
Card Seo. Acces. . Final
Code Mo. Code Measure One Measure Tuo Qt. Quality Net '
30-31 32-33 3¢-37 38-43 LL-49 50 Rate Factor Cond. —Cost !
PvO2 . 5000]3 B.6l100| 80| . 3‘4—4_01
A L N N s — ——
LDO3 4 0013 576|1.00] ,80l , .1843
FLOZ2 3 1.80|1,00! .80 720
FLOS 5 3 1.2011,00| .80 1440
] |
Stanocard Exterior Accessories Total Depreciated CLost I 7443
Cost Conversion Factor JIAOO
Stangard Exterior Accessories Jotal Cost [ 744- 3




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 Sectlon 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.

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 EXTERIOR ACCESSORIES DATA
Card Sea.
Code Ko, Description o F :
30-31 32-33 34-40 en;ﬂ._é:u Value
! UNDERGROUND PIPING 450LF . 1000
i — i P PP P S S . N IO N "
N L bt “ M P N
N N — P S " n
L . e s A A e A A, e S . d ]
-~ A L A T — A A I
h—a - " — 2
Special Exterior Accessories Total Depr. Full Value " - .' OOAO

The information recorded in this example indicates the building has 450 lineal feet of underground
piping with a depreciated value of $1,0600.

NOTE: Entries made in this section are at the discretion of the appraiser and should be made carefully
and with supporting data.

Buildmg aluation Summary - After all information has been recorded and caleulated 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.

{ BUILDING VALUATION SUMMARY
1. Structural Shell Base Cost ) 3 748880
2. Esterior Finish Total Cost /1 50048
3. 1Interior Finish Total Cost ‘3.5,7 704
4, Heating/Cooling Total Cost 21 857/
Insustrial Unit Heaters Total Cost N N A
S. Plusbing Fistures Total Cost 4 0.5.00
6. Electrical lnstallation Total Cost ./ 6 & 7.0 7
7. Sorinkler Systes Yotal Cost M 58 5.3,3
8. Stendard Bldg. Access. Total Cost (#) + ,3.2 2,8 2,6
1975 Replacesent Cost’ /, 6897639
COST CONVERSION FACTOR 17,00
‘Replacesent Cost New I__./.68‘9.7 6 9
final Net Condition /00
Depreciated Building Cost /,68 9*7 6.9
Special Bldg, Access. Depr. Full Cost . 2,2L5,OO
TOTAL BUILDING VALUE ) JL.7./.229
9. Standard Ext. Access. Total Cost 7,4.4 3
Soecial Ext. Access. Depr. Full Cost e e XeXe)
EXTERIOR ACCESSORIES TOTAL COST S+ 43
0. TOTAL VALUE - Blag. & Ext. Access. . | . / 72071 2
Land Value L 50000
TOTAL PROPERTY APPRAISED VALUE l— /. 7.707./7 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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Specigl Calculation Procedures — Commercial-—Industrial Buildings

The following section outlines some special calculation techniques to be used for Commercial
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 specizal 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 amoumt to each buildings®' exterior
wall area.

EXAMPLE:

A commercial structure with a wall finish of face brick on concrete block 4O
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" + & (100') = 250 L.F.
250 L.F. x 40' high = 10,000 sg. ft. wall area

Base Cost Interpolation

Upper

Base Costs for Shell Types 101-106 are predicated on building heights with incre-
ments of 12 feet. A base cost for helghts 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 12 24 36! etce
50 $6.69 $8.72 $11.18

To arrive at a base cost for the 20' high building the appraiser must tzke the
following steps: '

1. Find the difference between the 2 costs
$8.72 el $6-69 = $2003

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.
8t x $.17 = $1.36

Le 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

Floor Calculation

Base costs for Shell Types 101 to 106 do not include upper floors. The type of
upper floor found in buildings classified in any of these Shell Types must be
added. Upper floor costs are selected from "Standard Building Accessories",
Section 8 of the Commercial and Industrial Adjustments.

An example,iliustrating upper floor entries on the Property Record Card may be
found on Page I-91l.
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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
of conventional span construction. This item is always an addition to base cost and no deduet is
necessary if the roof found meets base specifications.

EXAMPLE:

A warehouse 100' x 500' with wide span roofing of steel trusses (100' span, High quality). This
would be calculated as follows:

Span Roof
Code Width Area Rate Quality Cost
WRO 3 100! 50,000 sq. ft. 1.63 L15 $93,725+

I-96



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 Outbuildings, 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
specifications 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. 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.

1

VT _
i
In i
I [
' |
' |
! I
! !
[ }
h{ Y
Height consideration on gambrel Height consideration on gable roofs
roofs from ground level to a point from ground level to a point of 1/2
2/3 of the distance from the eaves of the distance from the eaves to
to the peak. 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:
A 20" x 30' average quality General Purpose concrete block and wood frame barn 28' high
with loft. '
ACCESSORY AN® FARN BUILDIMCS
Cara Quatftey Quatity Cost
Kode 3d./CLs. bescriztion Grades Width Lengtn Height Ares Rate factor Cost Conv.
I SRR E ET ] sl 206 A0l 28] [ 6600] 25100 REaAN
27 Bock QP BARN <2 's2 iss s8 P
<5 W /LOET X lag ir2 75 i

2. 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 conerete block sheds, one 20' x 30' and one 10' x 10,

ACCESSORY AND FARK BUILDINGS

t
Karg Quatity Guslity Cos

iLade T2./CLs. description Grades  wideh L.gxn Height Argéoo hf;c Factor :utso Conv.
o NC. TOLOCK  OHED 33 35 2008 3 K .oo

= ;L% PILOCK SHED 50 52l ] Odss! 1 CXsa 1.0 1 LOO 15
s ! 7 &9 72 78

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.

ACCESSORY AN® FARR BUILDINGS c
Card Qualicy Qusility o3t
tode 1s./81s. Descristion Grades  vidth Length  Height Ares Rate Factor Coit Conv.
4 e[l 53 POLE PARN 33 DilcYs T YoM [ YeoYe BN K TWNE Tled
.2, i 2 sz 58 1]
s 1 87 6§ 72 75
3. 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 AND FARNM BUILDINGS
Quality Cosr

Kaira Quality Cost Conv.

Kode 1d.7¢CLs. descrintion Grader igt» Length Hetqht Area Rate Faczror

2 1 D WO FRAME. HORSE STARDS] 113 2006 &0 leoql Ba58 A8 1100 .
4 < 2 55
m PP O P U 7 I
6. Poultry houses are based on replacement cost per square foot of ground area, story height (one or
two stories) and quality of construeiton. An example of the computation of this item is as
follows.

Example - A high quality one story poultry house 40' x 600'.

ACCESSORY AND FARM BUILDINGS

Care Quatity Qualizy Cost
Lode 1. /¢t Descrivtion Grade» widen Lergth Reight Area Rete Factor tost Conv.

2d ﬁll 551Lom=_ STORY FEOLTRY HooSE bl Sl uou_ai@ocm« % 24000, 250135118200 !

wr el is2) 55 :
L fs) 1 ls7 :J 72| :: | 1
7. 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 cireumference and
its wall or construction type. Then adding for variations in height from standard (28' high) and
adjusting for differences 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

SILO (156 STEEL) 22 DiA - Lo’ HieH - STEEL RooE__ 1@ Bigp 41‘6%350?2:00% 0521245

Si1Lo (196 - CONC. STAVE) 22 DIA- HO'HIGH - STEEL RooE 1@ 4820 +(62225- #1350)+ 1015

= 1185
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Procedure for Checking Office Operations

Foliowing are summary steps and procedures for checking the building replacement cost and appraisal
caleulations on the Property Record Card.

L

2.

5.

6.

7.

9.

10.

12.

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 caleulations.

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 ecomputations.

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.

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.

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.

Multiply the total building replacement cost by the final net condition percentage to obtain the
net building appraisal.

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 caleulations of other principal and accessory buildings in the same manner as
the principal building on the lot or tract.

Check front foot value, depth factor, adjusted front foot value, and total land value.
Check the entries of the prineipal 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; echeck 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 structure and its.preeent day
value. The broad term, depreciation, may be subdivided into several headings: Physical Deterioration Curable,
Physical Deterioration Incurable, Functional Obsolescence Curable, Functional Obsol&s.cence lncura_ble, and
Economic Obsolescence. However, for deseriptive purposes in this manual, the various s_ubheadu_lgs are
combined into only two major headings, (1) depreciation, the loss in value which takes place during the life of 2
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 ealculation
of the replacement cost (new) of each individual property. In order to complete the appraisal, it is necessary
to account for the loss in value due to physical causes and obsolescence. This manual provides an agg—hf-e
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 chargesble 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 provided, 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 properly use the physical depreciation schedules, it is first necessary to arrive at an effective age
for the property. It is important to remember that the effective age may or 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 cere and maintensnce, no remodeling, renovation, modernization, nor additions, and which has a
normal life expectancy.

In addition to physical deterioration, the losses in value due to functional and economic obsolescence
are just as real and play 2 most important part in the estimation of market value. These items are deseribed in
more detail under the secticn on Obsolescence.

Procedure for Depreciation Deductions

Physical depreciation facto:s are applied to the replacement cost to arrive at a sound value before any
factor for special functional or eccnomic obsolescence are applied to the sound value to arrive at the current
fair value or market value.

Specific guides and examples ior determining the percentage allowance attributable to normal and
special deterioration, or to building enhancement resulting from major alterations and modernization, are set
out under the following headings:

1 Normai structural depreciation due to effective age.
2. Enhancement due to mejor slterations, additions or 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 refleet the loss in value due to the above causes.

_ In order 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 older 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 2 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 ususlly 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 the effects of the elements. Proper maintenance includes periodic painting, roof repairs or replacement,
replacing minor building components which have deteriorated or which have beén damaged by wind, vandalism,
ete. Buildings with deferred maintenance (Those in fair or poor physical econdition or in dilapidatedor unusable
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 under normal conditions. The

I- 101



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 physieal 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
48%. This percentage does not include dilapidated or unusable condition. The above building, in poor physical
condition, would receive an extra 10% depreciation, or 48% + 10% = 58%. This same building, in dilapidated
condition, would receive an additional 20% depreciation or 48% + 20% = 68%. Structures which are in an
unusable condition may be depreciated up to 90%. The total acerued 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, ete..

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 sale 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 ~z2lue. 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.

L A simple procedure to arrive at the effective age of a building is to multiply the actusal 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 - (200,000) _

(20 x 10,000) e )
( 4'0,’2—5000 40.000) 20 - 5 =15 years effective age

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
125,000 125,000

= 23 yrs. effective 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 exa_mpl_e, 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

80% at 50 years = 4000

TOTAL = 4200

Divided by 100 = 42 years

or

.2 x10.years = 2.

.80 x 50 years = 40.

TOTAL = 42 years 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. 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 eolumn
and read down until in line with 40 years.

Step 2. Ascertain or estimate the percentage of the total building which has been inereased 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%.

Step 3. 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."

Step 4. 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.

C1at Each building class specification
indicates the tables which are applicable to the building class.

Effective
Age Table Table Table Table Table Table Table Table
In Years D D-1 D-11 D-111 D-1V ~_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
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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) 2 | ’ | | ' | | | 1 ) | ) ) | ) )
SUGGESTED UNIFORM GUIDE FOR ESTIMATING EFFECTIVE AGE
Estimated Percent of Building Remodeled, Altered or Added
Actual Age 10% | 200 | 30% | 40% | 50% | 60% 75% & Above
of Average Age of Remodeling, Alterations or Additions in Years
Building S 15 25 35 [ 5 15 25 35 [ 5 15 25 35 l 5 15 25 35 I 5 15 25 35 l 5 15 25 35 I 5 15 25 35
in Years Estimated Effective Age of Building in Years
10 years 10 - - - 9 - - - 9 - - - 8 - - - 8§ - - - 7T - - - 6 -~ - -
15 14 - - - 13 - - - 12 - - - 1M1 - - - 10 - - - 9 - - - 7 - - =
20 years 18 19 - - 17 19 - - 16 19 - - 14 18 - - 13 18 - - 11 17 - - 9 16 - -
25 23 24 - - 21 23 - - 19 22 - - 17 21 - - 15 20 - - 1319 - - 10 17 - -
30 years 28 29 30 - 25 27 29 - 23 26 29 - 20 24 28 - 18 23 28 - ‘15 21 27 - 11 19 26 -
35 32 33 34 - 29 31 33 - 26 29 32 25 23 27 31 35 20 25 30 35 17 23 29 35 12 20 27 35
40 years 37 38 39 40 33 35 37 39 30 33 36 39 26 30 34 38 23 28 33 38 19 25 31 37 14 21 29 36
45 41 42 43 44 37 39 41 43 33 36 39 42 29 33 37 41 25 30 35 40 21 27 33 39 15 22 30 37
50 years 46 47 48 49 41 43 45 47 37 40 43 46 32 36 40 44 28 33 38 43 23 29 35 41 16 24 31 39
55 50 51 52 53 45 47 49 51 40 43 46 49 35 39 43 47 30 35 40 45 25 31 37 43 17 25 32 40
60 years 55 56 57 58 49 51 53 55 44 47 50 53 38 42 46 50 33 38 43 48 27 33 39 45 19 26 34 41
65 59 60 61 62 53 55 57 59 47 50 53 56 41 45 49 53 35 40 45 50 29 35 41 47 20 27 35 42
70 years 64 65 66 67 57 59 61 63 51 54 57 60 44 48 52 56 38 43 48 53 31 37 43 49 21 29 36 43
75 68 69 70 71 61 63 65 67 54 57 60 63 47 51 55 59 40 45 50 55 33 39 45 51 22 30 37 44
80 years 73 74 75 76 65 67 69 71 58 61 64 67 S0 54 58 62 43 48 53 58 35 41 47 53 24 31 39 46
85 77 78 79 80 69 71 73 75 61 64 67 70 53 57 61 65 45 50 55 60 37 43 49 55 25 32 40 47
90 years 82 83 84 85 73 75 77 79 65 68 71 74 56 60 64 68 48 53 58 63 39 45 51 57 26 34 41 49
95 86 87 88 89 77 79 81 83 68 71 74 77 59 63 67 71 50 55 60 65 41 47 53 59 27 35 42 50
100 or over | 91 92 93 94 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 "(}ondition" space on the building valuation side of the Property Record Card is filled in by the
appraiser to u_1d-icate 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 eondition 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 physieal condition.

For buildings in "Fair" physical condition, a special depreciation allowance may be made by increasing
the effective age of the building up to 5 years 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 physieal condition may be
indicated on the "Note" seetion of the Property 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 Property
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 guantity 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 refleets, 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 strueture 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
"Notes" section of the PropertyRecord 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 Property Record Card.

When the total depreciation percentage for the building is determined and entered on the Property

Record C ard, 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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Example:

In each case where there is a barn, private garage, shed, or other accessory building, the determination
of the depreciation due to age and condition is made 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

RESIDENCE DESCRIPTION DATA 28
Card Code
Residence Class 30! /.6 Wuaber of Units 3: g é
Kumber of Stories sIALe) 2 Number of Rocms 7 39 Z 8
Humber of Bedrooms 38 o 3 Year Built LOL_.—E
Rowhcuse/Townhouse End Unit O - Ko 1 = Yes * aad

DEPRECIATION (3
Condition 1 » Poor 2 = Fair 3 = Normal 4 = Good 5 = Excel.
w[_ 4.0

Effective Age in Years

100% - (Eff. Age Dep. 37 ._O % + Obser. Phys. Cond. _Q %)

« Physical Net Condition h9| 6. 3
OBSOLESCENCE
107% - {Func. Otsol. © % + Econ. Obsol. O %)
- Obsol. Ket Condition 52l /.00
Physical Het Cond. 63.0 % x Obsoi. Net Cond. /OO% ]
'+ Final Net Condition 55| 6. 3

other accessory buildings is entered in the proper space on the Property Record Card.

Each building, except one just completed, is subjeect to effective age depreciation but may or may not

be subject to loss in value due to other obsolescence ceuses indicated in the following section.

The following examples show typical entries in the "Depreciation and Obsolescence” sectisn of the

PropertyRecord Card for the commercial properties,

Commercial (Shell Type 103)

Effective Agell years
Good physical condition
5% Functional Obsolesence (poor layout)

Table D-V

COMMERCIAL BUILDING DATA

Year Built

]

~
\O|
[\

DEPRECIATION
Cordition 1 = Poor 2 = Fair 3 = Noresl 4 = Good 5 = Excel.

Effective Aze in Years

100% - (21f. Age Dep. /O. % Obser. Phys. Cond. Q &)
= Physical Net Condition

Card Code 28
Building Number 1010,/
Predominant Shell Type (/.03
Predominant Use Type 1 = Apt. 2 = Com. 3 = Indus. 35| 2]
Overall Quality 1 = Low 3 = Average 5 = High 3613
/
4

L5
OBSOLESCENCE
100% — (Func. Obsol. O % + Econ. Obsol. O &)

= Obsol. Net Comdition le 95|

Physical Net Cond. 9Q . % x Obsol. Ket Cond. 95$
- Final Het Condition 5|8 5. 5|

Commercial (Class 134)

Effective Age 5 years
Average physical condition
5% Economic obsolesence (obnoxious odors)

Table D-TV

COMMERCIAL BUILDING DATA

Card Coce

building Nuszoer

Prednminant Shell Type

Predominant Use Type 1 = Apt. 2 « Comm. 3 = Indus.
Overall Quality 1 « Low 3 = Average 5 = High

Yesr Built

. DEPRECIATION
Cordition 1 = Poor 2 = Fair 3 = Normal 4 = Good 5 = Excel. “! 3
Effective Age in Years L2 0.5
100% - (Zff. Age Dep. _4£ .5 % Ovser. Pnys. Cond. O &)
= Prysical Net Condition LS@E

OBSCLESCENCE
100% - (Funz. Obsol. O % + Econ. Gtsol. S5 %)

- Obsol. Net Comdition Lgl 95

Paysical Ket Cond. 95 .5 & x Obsol. Net Cond. IS5 ¢

- Final Net Cordition NEN ,01
-
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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 above that caused
by physical deterioration. It is a loss in value due to an excess of supply over demand or loss in desirability and
use for specific classes of properties. Such loss in desirability may be traced to one or more causes, such as
improper location resulting in over- or under-improvement, changed neighborhood conditions arising from
changes in use, population, and residential and business shifts, or to lessened demand for certain 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.
Funetional Obsolescence is the loss of value due to conditions which exist within the property itself. It may b'e
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 inadeqqate 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, etc., adversely affect the market value.

Funetional 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. If 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 mav 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.

Beca}zse 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 jurisdietion.

Obsolescence Resulting from Location of Residential and Tenement or Apartment Buildings

Obsolescence of residential buildings in neighborhoods is determined by analysis of the characteristies
a{ld 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 speecifie
neighborhood areas, (b) analyzing their special characteristics and circumstances, (c) appraising the extent of
:?eir influences, and (d) establishing the schedule of percentage obsolescence due to varying location condi-
ions,

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 mateh 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.

Lacation obsolescence (economie) 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 EXAMPLE B

Land: Land:

Rectangular lot 50 x 100 Rectangular lot 60 x 100

Improvements: Improvements:

Two story frame residence Two story frame residence
age: 10 years old age: 10 years old
construction: average grade construction: average grade
plumbing: 2-three fixture baths plumbing: l-three fixture bath
porches: none porches: open porch 20’ x 8'
Building area: 1,000 sq. ft. Building area: 1,000 sq. ft.

ground area ground area
Other features: same as Example B Other features: same as Example A
Sale Price: $55,000 Sale Price: $62,000

Sales analysis of vacant parcels indieate 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

to effect identical units $49,145 $54, 300

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
1 $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 cont,an.un‘g prop_ertxes of varying
ages, it is necessary to determine the replacement cost-depreciated value _of the buxldlr_lgs prior to considering
the economic factor in order that only one unknown factor is represented in the analysis. -The most economi-
cally stable area or areas included in the study are selected as the base fI:OH:l thf:h comparisons are m.ade, i.e.,
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 either the same con-
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 of 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 affecteﬁ by gconomic
obsoleseence arising from over-improvement. This situation arises where the excess cost of higher improve-
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 amount of over-improvement. _In
properly developed neighborhoods, the ratio of the value of improvements to the land value (of a nprmal 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 and Double Family Urban Residential Buildings

Obsolescence
Ratio of depreciated building value to land value Percentage To be filled
in by appraiser
Example Only
Building Value 20 times greater than land value 5% %
" 25 " 10 %
" 30 " 15 %
" 35 " 20 %
" 410 " 25 A
" 1+5 n 30 %
" 50 or more " 35 %

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
uniform 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
indicates 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 inecreases. i

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
Stgry Building Building Building Value
Height Ground Area Sale Price Deprecizted Replacement 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 24,000 214,000
$161,000 $161,000
EXAMPLE 2
Story Building Building Building Value
Height Ground Area Sale Price Deprecisted Replacement Cost
2 1,800 $ 21,000 $ 22,000
2 1,800 18,900 19,800
2 1,800 23,000 24,250
2 1,800 21,000 22,000
2 1,800 22,000 23,300
2 1,800 17,850 18,700
2 1,800 20,000 20,900
2 1,800 25,250 26, 400
$169,000 $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 Ma_rket 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 ap-
proaches to value because its logic closely parallels the logic of the typical consumer in the market. In many
instances the courts place greater credznce 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 faet, 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
subjeect 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 #1
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

i 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

Value #1 #2 #3

Factors Subject Adj. | Comparable Adj. | Comparable Adj.| Comparable Adj.

Sales Price $49,500 $43,000 $41,500

Financing Normal Normal - Mormal - Normal -
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 Sg. 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=35600 - @ $135=$6750 -1150
Gas, electric
sewer,

Utilities water Same - Same - Same -

Topography Level Level - Level - Level -

Landscaping Adequate Adequate - Adequate - Adequate -

Enclosed porch l-car frame Open porch

Added 150 Sq. Ft. garage 100 Sq. Ft.

Improvements depreciated |-1388 depreciation |-1790 depreciation -422

Land

Improvements

Functional

Obsolescence

. (RR siding dust

Economic & noise based

Obsolescence on sales) +1500

Total '

Adjustments -7983 -599 +3238

Reflected Value $41,517 $42,401 $44,738

REMARKS: A1l comparables adjust very closely to the same value.

Howeyer,.Comparab1e #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 15, 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
in crement involved would reflect itself in the added land value.

Improvement Size

Adjustments for improvement size are necessary for all comparables. The improvement value of those
larger than the subject is adjusted downward to refleet a comparable value 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 zondition of the subject
and require adjustment. A factor of 5% is applied to the sale price to elevate the comparables 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 Comparables #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 #], 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 poreh, also needs adjustment based upon depreciated cost in order to reflect a value for
the subject.

Land Improvements

None

Economie 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 comparables 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. Taxpayeys 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 equalization within an assessment jurisdietion.

The Income Approach is valuable, not only as an individual approach to value, but in deyelopment of upit
land values in commercial areas and in development of obsolescence allowances for income prqducmg
buildings. These applications are described in more detail in the land valuation and depreciation sections of
this Manual,

An understanding of the underlying economie 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 conjunection with the material herein presented.

Definitions of Terms Used in the Income Approach

Capitalization - A method employed to convert net income into capital
value through use of a capitalization rate.

Interest - Money paid for the loan or use of capital.

Future Depreciation - Estimated future loss in value. The periodic amount re-
served to provide for the recapture of a capital investment.

Capitalization Rate - Percentage used in diseounting net income to produce
capital value.

Value - Present worth of future benefits arising from ownership.

Highest and Best Use - That use of the land which will provide the greatest net
return to the land over a reasonable period of time.

Accrued Depreciation - The difference between the replacement cost new and
the present value.

Functional obsolescence - Loss in value due to factors originating inside of the prop-
erty itself. Functional inadequacy in design, utility or
style.

Economic Obsoleseence - Loss in value due to factors originating outside of the pro-

perty. Effect of detrimental economiec forces.

Safe Rate - Rate of return reflecting smallest possible risk. Prevailing
rate on government bonds, as an example,

Definition of Income Approach

. 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 indieate 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:

L Determine future fair gross rental income.
2. Deduet 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 annusl income.

4, Estimate duration of income, usually the economic life of improvements.
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5. Determine proper or realistic eapitalization rate.
6. Select method of converting income into eapital value.
An understanding of each of these basie 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 b_ased 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 may or may not be indicative of future rentals. Income state-
ments must be analyzed and ecompared 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 jurisdietion. 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 ocecasionally 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 genersal, only expense items pertaining to the actual operation or maintenance of the property are
deductible from effective gross income to estimate net income.

Economiec 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 & period in years is available in
which to recapture the present value of the improvement.

The appraiser estimates the remaining useful economic life of property improvements based on his
experience, knowledge and information obtained from bankers, realtors and others in the building operation
field. Once the estimates of future economie life (years in which incoine 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 useful life.

Three basic methods are available to recapture the value of the improvement during its remaining
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 (100% - 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 L.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 methods 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 use 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: :

1L Straight Line Method - this method assumes a yearly amount taken from net inco.me,. expx:essed
as a percentage of building value which will equal 100% at the end of the economic life with no
reinvestment of the amount taken from the net income as depreciation.

Example:

Remaining economie life of property, 25 years
Percentage for recapture (depreciation)
100% divided by 25 years equals 4.00%

2. 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 economiec
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.)

3. 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 characteristies 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 diffieult 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 ecapitalized at the.folowing 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 prop-
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.

L 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 51/2%
Non-liquidity 1 %
Risk 2 %
Management effort 1/2%

Total built-up interest

rate 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 (100 - 25 years economic life = 4% per
year) equals $1,600 of net income per year attributable to depreciation.

$6,000 yearly net income
less - 1,600 income to depreciation or return of building investments
$4,400 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 Ist mortgages, 2nd mortgages and equity and the percentages each bears of
the total investment.

Example:

Going Interest Rate x Percentage of Investment = Produce
Equity 12% X 20% 2.4%
Ist mortgage 8% X 60% 4.8%
2nd mortgage 10% X 20% 2.0%

INEELESt ROt ecurcrsersernsessersssssssssaressonsossanssssssssnessensssssorencassd 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 tex 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
under 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 10%, 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 distriet, 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.

L 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.

2. 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.

3. Property Residual Teechnique - This technique is used in cases involving a"triple Atenant and a
long-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 inecome; 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 (tand Residual)

Income
(Itemize for each individual store,

Expenses and Fixed Charges

Operating Expenses

(1) Management 5 % of

apartment, etc.) Effective Gross Income $ 6,650
20 Office Suites @ $7,000/year each (2) Wages $ 8,000
Reserve for Replacements (3) Fuel $ 8,000
(a) Roof $25,000 + 20 yrs. $1,250 (4) Electricity and Gas $ paid by tenant
(b) Heating and Cooling System

$15,000 + 20 yrs 750 (5) Water and Sewer $ 2,000
$2,000

(6) Repairs and Maintenance $ 5,000

(7) Reserve for Replacements $ 2,000

Total Gross Income (8) *Miscellaneous (Explain) $

{per month) $ . 31.650
Total Gross Income Total Operating Expenses $ 31,

(per year) $140,000

Fixed Charges

NOTE: Do not include taxes in fixed () Taxes (See Note) $

charges if used below in cap.

rate. (10) Insurance $ 7,500

Effective Tax Rate 2.95% * Explanation of Item (8)

Total Tax Levy + Net Valuation = Eff. Tax Rate
Total Gross Income $140,000
LESS: Allowance for Vacancy and Rent Loss - 5% $ 7.000
Effective Gross Income $133,000
LESS: Operating Expenses $ 31,650
Net Before Fixed Charges $101,350
LESS: Fixed Charges $ 7,500
Net Income (Land and Buildings) $ 93,850
LESS: Income Attributable to Building $500,000 @ 14.45% (Capitalization

Rate = 9.0% Return + 2.5% Depreciation + 2.95% for Taxes) $ 72,250
Income Attributable to Land $ 21,600
Land Income Capitalized at 11.95% = Land Value (9.0% Return + 2.95% Taxes) $180,753
Building Value (From Physical Appraisal) $500,000
Total Value Land and Improvements $680,753

I -125



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 & 5% allowance
for management.

Operating expenses based on an analysis of a three year history of this and other comparable complexes
indicate $9,000 & 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 # 11

CAPITALIZATION VALUE (Building Residual)

Expenses and Fixed Charges

Income Operating Expenses
(Itemize for each individual store, (1) Management 5 % of
apartment, etc.) Effective Gross Income $ 16,005
$ 275 per month per apartment (2) Wages $ 9,000
x 100 apartment units
$27,500 per month (3) Fuel $ 15,000
x 12
330,000 (4) Electricity and Gas $paid by tenant
(a) Roof $25,000 + 20 yrs $ 1,250 (5) Water and Sever $ 5,000
(b) 5 boilers @ $2,500 + 20 yrs 625- )
(c) Refrig. $275 x 100 - 15 yrs 1,833 (6) Repairs and Maintenance $ 6.600
(d) Range $250 x 100 + 15 yrs 1,667
(e) Floor Cover $800 x 100 + (7) Reserve for Replacements $ 13,375
10 yrs. 8,000
13,375 (8) *Miscellaneous (Explain) $
Total Gross Income Total Operating Expenses $ 64,930
(per month) $ 27,500
Total Gross Income
(per year) $330,000
NOTE: Do not include taxes in fixed Fixed Charges
charges if used below in cap. {97 Taxes (See Note) $
rate.
(10) Insurance $ 8,100
Effective Tax Rate 2.49%
Total Fixed Charges $ 8,10
Total Tax Levy + Net Valuation = Eff. Tax Rate
* Explanation of Item (8)
Total Gross Income $330,000
LESS: Allowance for Vacancy and Rent Loss - 3% $ 9,900
Effective Gross Income $320,100
LESS: Operating Expenses $ 64,980
Net Before Fixed Charges $255,120
LESS: Fixed Charges $ 8,100
Net Income (Land and Buildings) $247,020
Income Attributable to Land $250,000 @ 11.49% (9% Return-+ 2.49% Taxes) $ 28,725
Income Attributable to Building (Balance) $218,295
Building Income Capitalized at 13.99% (Includes Depreciation 2.5%, Return
on Investment 9.0%, and 2.49% Taxes) $1,560,364
Land Value $250,000
Total Value Land and Improvements $1,810,364
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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

CAPITALIZED VALUE (Property Residual)

Income
Itemize for each individual store,
apartment, etc.

$40,000 per year

" Total Gross Income

(per month) S
Total Gross Income
(per year) $ 40,000

Expenses and Fixed Charges

Operating Expenses

)
(2)
(3)
(4)
(5)
(6)
(7)
(8)

Management 5 ¥

Wages

Fuel

Electricity and Gas
Water

Repair and Maintenance
Reserve for Replacements
Miscellaneous (Explain)

Total Operating Expenses

Fixed Charges
{9) Taxes

(10) Insurance

Total Fixed Charges

$ 2,000

$paid by tenant

$paid by tenant

$paid by tenant

$paid by tenant

$paid by tenant

$paid by tenant

$paid by tenant
S

Total Gross Income

LESS: Allowance for Vacancy and Rent Loss
Effective Gross Income

LESS: Operating Expenses

Net Before Fixed Charges

Property Income Capitalized @ 6.710 Inwood Factor (10-year annuity at 8 %

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 1ife ( 60% condition

(10-year, 8% discount factor)
Total Property Value
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$120,000) x .4632

$ 40,000
$
S 40,000

$ 2,000
$ 38,000
$254,980

$ 46,320

$ 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.

Estimate the average acre value of the average class of land in the assessment jurisdiction.
Develop relative values of rural land classes upward and downward from the value of the average class.
Adjust land values of specific areas and parecels for location proximity to trading centers and roads.

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)

L

5.

Study the market (sales)and analyze values by the income approach (land residual).

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.

Adjust land values of specific areas or parcels for location, topography, ete.
Record unit land values on a land value map.

Compare appraisals of land with recent sales and adjust.

BUILDING REPLACEMENT COSTS (For detail see Procedure for Building Appraisal section)

1.
2.

Collect cost data on recent new construction of all available classes of buildings.
Determine specifications for each known cost building by classification of building.

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).

Complete base unit cost tables and base specifications.
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, plus adjustments, with actual
costs of new builidngs.

DEPRECIATION AND OBSOLESCENCE STANDARDS (For details see Depreciation and Obsolescence sections)

L

2.

Check recent sales of various classes of buildings.
Develop the replacement cost new, as described above.

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 .

Apply income approach when applicable.

Apply market approach when applicable.

I - 130



PROCEDURE FOR MAINTAINING AND ADJUSTING REAL PROPERTY
APPRAISAL STANDARDS

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 cost 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 ccllected 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 in 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 and will 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 Publie 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 sechedules for each of the typical building classes are deseribed in the building
replacement cost section of this manual. These costs are based on a detailed ana1y51s 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, state-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 eclasses than through the use 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 construetion can be tested through comparisons with actual construction costs of typical buildings as
a check against variations in the productivity of construction tradesmen.

1-131



Local Property and Public Utility Branch Construetion Cost Index

In developing the State building cost conversion index, the basic factors used in other construction indexes
have been studied withthe 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 classifications 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,

The 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 items; (2) Qrevaihng rates. of
pay for building construetion skilled and unskilled labor; and (3) indexes of. 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 / 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 . 1975 Base
No. Item Base Unit Price
Materials
1. Ready Mix Concrete Cost delivered per cubic yd. $ 24.50
2. 4" Plywaod Sheathing Cost delivered per 100 sq. ft. 20.90
3. Dimenson Lumber ( 2" x A" Cost delivered per MBM 266.00
and 2" x 8")
L. No. 1 Common Brick Cost delivered per M 125.00
5. Structural Steel Shapes Base Cost per CWT 21.67
6. Reinforcing Steel Base Cost per CWT 16.25
Price Indexes
7. Steel Mill Products Wholesale Price Index 1967=100 195.2
8. Non-Metallic Mineral Wholesale Price Index 1967=100 176.1
Products ’
9. Plumbing Fixtures and Wholesale Price Index 1967=100 161.2
Brass Fittings
10. Heating Equipmert Wholesale Price Index 1967=100 150.3
11. Floor Covering Wholesale Price Index 1967=100 126.8
Labor
12. Common Lzborer Rate per hour $ 8.40
13. Carpenter Rate per hour 11.70
14. Plumber Rate per hour 12.76
15. Electrician Rate per hour 13.43
16. Ironworker Rate per hour 13.35
17. (Mason
(Painter Average Rate per hour 11.10
(Roofer
(Sheetmetal

Current local prices which vary from the labor and material costs and wholesale price indexes shown
in the above when applied to the cost conversion factors will produce an index related to the 1975 re-
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 of Typical Building Classes Under Cost Conversion Groups

Class of
Building Type of Building
Frame Brick-Stone Apt. Hotel-Motel Office Comm-Indus

R-12  RR- RR-2 - - - ;
R-13  RR-l RR-2 ; - - .
R-14  RR-1 RR-2 - - - -
R-15  RR- RR-2 ; - ; .
R-16  RR-l RR-1 - ; ‘ - -
R-17  RR-I RR-2 - - - ;
R-18  RR- RR-2 - . - ;
R-19  RR-1 RR-2 - ; - -
R20  RR-l RR-2 - ; - ;
R21  RR-1 RR-2 - - - -
R-23  RR-1 RR-2 - - . ;
R27  RR-l RR-2 - - - -
R28  RR- RR-1 y - - .
R29  RR-1 RR-2 - - - -
R-30  RR-l RR-2 . - - -
R-33 ‘RR-1 RR-2 - - - -
R35  RR-1 RR-2 - ; - -
R37  RR-l RR-2 ) ; - -
R39  RR-1 RR-2 - ; - .
R43  RR-1 RR-2 ; ; - .
R45  RR-1 RR-1 - . - -
R47  RR-l RR-2 - - - -
R-49  RR- RR-2 - . - -
R-50  RR-I - ; . - -
R-51  RR-1 ; ; ; - : ;
R-52  RR-l ; ; ; ; -
R-53  RR-l - ; ; - .
R-54  RR-1 . . . - -
101 - - C-1 C-1 C-1 C-3
102 - - C-1 C-1 C-1 c-3
103 - - C-1 C-1 C-1 Cc4
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 C6
107 C-5
108 C-5
109 C-5
123 C-3
124 C+4
125 C-5
126 C4
127 C-5
133 C-3
134 C+4
135 C-5
136 C-4
137 C-5
145 C-1

150 F-1 F-1

151 F-1 F-1

152 F-1 F-1

153 F-1 F-1

154 F-1 F-1

155 F-1 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

GH164 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 Tables for Residential BuildiFg_sc

Computation for Building Replacement Residences
Cost Conversion Indexes Prevailing | Wood Frame Brick or
Iocation: Base County Price or Brick Veneer
Date: L1775 Index Table R1 Table R2
+ Item :
No. ITtem Base Unit [Factor fExten. }Factor | Exten.
MATERTAL
"1l Ready-Mix Concrete | Cost delivered per
cubic yard. 2L.50 .06 | 1.b70| .08 | 1.960
2 1" Plywood Sheath- | Cost delivered per 100 ]
ing Sq.ﬁ. in carload lots 20-90 026 SGI‘JBL .2).[ S-OL
3 Dimension Lumber Average cost of 2"x4i"
2"x8" lengths per 1000
board feet delivered i
carload lots. 266.C0 06 115.95C| .03 7.980
4L No. 1 Common Brick| Cost per 1000 del.ivered# 125.00 - .07 2.750
Structural Steel Cost per CWT - Base
Warehouse Price - 1.6
, in 10,000 lots 67 - -
6 Reinforced Steel | Cost per CWT - Base
Warehouse Price - 16.25
in 10,000 lots. - - -
PRICE INDEXES
7 Steel Mill Index from Average 195.2 - -
Products Wholesale Price. -
Index - 1967 = 100,
8 Non-Metallic Bureau of Labor Statis- ]
Mineral Products ties, United States 176.1 .10 17.610 .09 15.8L9
9 Plumbing Fixtures | Department of Labor
& Brass Fittings 161.2 .02 | 3.22k | o2 | 3.22L
1¢C Heating Equipme.n‘b 180.3 -03 h.509 -025 3.755
11 Floor Coverings 126.8 .03 3.80b 025 3.17C
LABOR .
12  Common Labor Rate per Hour 8.L0 .50 | Le200 | 37 | 3.108
13 Carpenter Labor Rate per Hour 11.70 1.64 ]19.188 |1.27 |1i.85%
14 Plumber Labor Rate per Hour 12.7€ Jas | L.91h | gy 1.7¢6
15 Electrician Labor | Rate per Hour 13.43 .24 3.223 | .23 2,089
16 Ironworker Labor Rate per Hour 13.35 - -
17 Average of:
Mason 11.L1 )
Painter 10.40 g
Roofer 11.10 Average Rate per Hour 1.76 2.47
Sheetmetal 11.47 = %) ¢ 5
TOTAL 11.095 19.527 27.L05
Conversion Index 100.06 $9.95L
Conversion Factor
(Index + 100) - 1.00 1.00°

I - 136
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- Con (] ommoreial - Industrial Buildin
Computation For Commercial Building Replacement
Loot Conversion Indexes Prevailing A ttice Daliinge Commercial - Industrial Buildin
Price or 4 LCIng
Location: BASE COUNTY Index Masonry and Steel and Wood and Steel and Fire Resistant.
Date: 1975 VYood Concrote onstruction Masonry Masonry Construction
Item 101, 102, 103 102 103, 124, 126 105,107, 108,109
No, Item Base Unit & 145 104, 195 133, 134 & 136 125,127,135,137] 104, 106
Table C-=1 Table C-2 Table C-3 Table C-4 Table C-5 Table C~6
MATERTAL Factor Exten. | Factor | Ext . | Factor | Exten, | Factor | Exten.jFactor I Exten. |
1 | Ready-Mix Concrete Cost delivered per cubic yard. 24,50 .24 | 5.880 .40 |v.800 6.125 21§ 5145 .3, }8.330 .56 [13.720
2 | " Plywood Sheathing Cost delivered per 100 square 20.90 .32 | 6.688 .22 |4.598 9,405 .35 [ 7.315 .03 | e .0l 836
feet in carload lots. )
3 | Dimension Lumber Average cost of 2" x 4" and 266.00 .05 [13.300 .01 [2.660 18.620 .05 |13.300 01 2.660 .02 | 5320
2" x 8" lengths per 1000
board feot delivered in
carload lots. )
4 | No. 1 Common Brick Cost per 1000 delivered. 125,00 .02 2.500 . 005 .625 - .01 1.250 .02 2.500 .01 1.250
5 | Structural Steel Shapes Cost per CNT - Base Warehouse 21.67 .08 1.734 35 17.585 - .12 2,600 A7 10.185] .31 6.718
Price - in 10,000 1b.
lots.
6 | Reinforcing Steel Cost Por CWT - Base Warehouse 16.25 .09 1.463 21 | 3.413 1.463 .13 2.113 .19 3.088) .26 4,225
Price - in 10,000 1b,
lots.
PRICE INDEXES
7 [Steel Mill Products Index from Average Wholesale 195,2 004 976 .0l 7.808 - .01 1.952 .Oh 7.808 .03 5.056
Price
8 | Hon-Metallie Mineral Index — 1967 = 100, Bureau 176.1 .037 6.516 o4 |7.0u4 .0 5.283 JOL 7.044 .06 .0
Products of Labor Statistics, United 4 > 10.566 5 | 8.805
States Department of Labor
9 | Plumbing Fixtures and 161.2 .03 4.836 .03 |4u.856 .01 1.612 Nal 1,612 .01 1.612| .01 1.612
Brass Fittings
10 | Heating Equipment 150.3 .04 6.012 .05 |7.515 .05 7.515 .06 | 9.018 .06 9.0181 .05 7.515
LABOR
11 | Common Labor Rate per Hour 8.40 .50 4,200 .65 ] 5.460 .51 54,28 .51 L.284 .60 5,040 .81 6.804
12 | Carpenter Labor Rate per Hour 11.70 1.97 [|23.049 1.07 |12.519)] 2.49 [29.133 1.77 ]20.709 NI 7.488{1 .91 [10.647
13 | Plumber Labor Rate per Hour 12,76 .27 3.5 .30 3.828 .10 1.276 a1 1,404 11 1061 10 1.276
14 |Electrician Labor Rate per Hour 13.43 .27 3.626 .30 14,029 = L. 566 W41 5,506 .38 5,103 .35 o701
15 | Ironworker Labor Rate per Hour 13.35 .10 1.335 A 5.874 .0l «534 .15 2.003 .57 7.610 | .43 5.741
16 fAverage of:
Mason 11l.41
Painter 10.10
Roofer 11.10 Average Rate per Hour 11.095 1.30 W42k | 1,12 12,426 .92 |10.207 1.33  |14.756 1.53 16,975 | 1.35 [14.978
Sheetmetal Worker) 11.47
100.004
Conversion Index 99.984 100.02( 100.023 100.011 100,014
Conversion Factor 1.00 1.00 1.00 1.00 1.00 1.00
(Index + 100)
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Convergion Tables for Structural Shells and Basement Components
Computation For Building Component Replacement
Cost _Converaion Indexes Prevailing CLASSES 103 CLASSES CLASSES CLASSES
Price or 101, 123 & 133 105, 124, 126 107, 108, 109, 104 106 & 104 Basements
éﬂgf’f“m E_COUNTY Index 102 134 & 136 125, 127, 135 & 137
a 1975 Wood Frame Masonry Steel Fire Resistant Wood F1
oor
Ttem Table C-7 Table -8 Table -9 Table €-10 Table C-11 ggﬂ%m‘—
No. Item Base Unit Factor | Exten. Factor ]| Exten. Factor | Exten. Factor | Exten. Factor N Factor | Exten
MATERIAL
1 ] Ready-Mix Concrete Cost delivered per cubic yard. 24,50 .23 5.635 .56 13,720 43 10,535 1.04 25,480 .87 21.315 1.04 R5.480
2 | 3" Plywood Sheathing Coat delivered per 100 square 20.90 61 12.749 .03 627 .06 1.254 .08 1.672 - 191 3.9
feet in carload lots. . :
3 | Dimension Lumber Average cost of 2 x 4" and 266.00 .1 29.260 - - - - .005 1.330 .06 15.960 - -
2" x 8" 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 CHT - Base Warehouse 21.67 - - 1.04 22.537 1.15 24.921 .55 11.919 - -
Price — in 10,000 1b.
lots.
6 | Reinforcing Steel Cost, per CHT - Base Warehouse 16.25 .32 5,200 b 7.150 46 7475 .57 9.263 - - L6 | 7475
Price - in 10,000 1b.
lots.
PRICE INDEXES
7 | Steel Mill Products Index from Average Wholesale 195.2 - - .10 19.520 .11 21.472 .06 11.'22 - - - -
Price. -
8 | Non-Metallic Mineral Index - 1967 = 100, 176.1 .01 1.761 .01 1.761 .02 3,522 .01 1.761 = - = =
Products Burean of Labor Statisties,
United States Department
of labor
9 | Plumbing Fixtures and 161.2 - - - - - - - - - - = -
Brass Fittings
10 [ Heating Equipment 150.3 - - - - - - - - - - - -
LABOR -
11 | Common Labor Rate per Hour 8.40 .53 hoh52 1.25 10. 500 1.21 10.164 1.65 13.860 1.69 14.196 2.28 L9.152
12 | Carpenter Labor Rate per Hour 11.70 2,77 | 32.409 .08 936 .16 1.872 .93 | 10.881 415 | 48055 3.76 13,992
13 | Plumber Labor Rate poer Hour 12.76 - - - - - - - - - - - -
14 | Electrician Labor Rate per Hour 13.43 - - - - ~ - _ = - = = =
15 | Ironworker Labor Rate per Hour 13.35 W14 1.869 1.06 14.151 1.11 14.819 .61 8.144 - - = -
16 | Avorage of:
Mason 11.41
Painter 10.40
Roofer 11.10 Average Rate per Hour 11,095 .60 6.657 .82 9.098 36 3.994 .36 3.99 - -
Sheetmetal Worker) 11.47
Conversion Index 99.992 100,000 100.028 100,016 100.006 100.070
Conversion Factor
(Index + 100) 1.00 1.00 1.00 1.00 1.00 1.00
| ] ] ] ] | ] ) ) ) [ ) ] ) ) ] ] ]
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Converaiog_’l‘rg_blea For Exterior, Plumbin eat & Electrical Compone
Computation For Building Component Replacement
Cost Conversion Indexes Prevailing Exteriors ‘
- Price or
Location: Eﬁ? COUNTY Index Wood Masonry Metals Plumbing Heating Electrical
Dates Table C-17 |Table C-18 Table C-19 Table C-20 Table C-21 Table C-22
Factor | Exten.]Factor | Exten.[Factor | Exten.|{Factor | Exten. | Factor | Exten. | Factor | Exten.
Item
No. Item Base Unit
MATERIAL
1 Ready-Mix Concrete Cost dellvored per cublc yard, 24450 ~ - - - - ~
2 4" Plywood Sheathing Cost delivered per 100 square 2.77 - - - - -
feet in carload lots. 20,90 57,893
3 Dimension Lumber Average cost of 2" x 4" and - - - - - -
2" x 8" lengths per 1000
board feet delivered in
carload lots. 266,00
4 No. 1 Common Brick Cost per 1000 delivered. 12500 - .29 36250 - - - -
5 Structural Steel Shapes Cost per CWT - Base Warehouse - - 1.81 - - =
Price - in 10,000 1b.
Lots. 21.67 39.223
6 Reinforcing Steel Cost per CWT '~ Base Warehouse = - - - = -
Price - in 10,000 1b,
lota, 16.25
PRICE INDEXES .
1 Steel Mill Products Index from Average Wholesale - - .185 - = =
Price 195,2 ! 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 - - - .36 - -
brass fittings 161.2 58,032
] ]
10  Heating Equipment 150. - - - - 230 | e 000 36 | ¢ 108
LABOR
11  Common Labor Rate per Hour 840 - - - - - -
12  Carpenter Labor Rate per Hour 11.70 3.60 42,120 - - - . -
13 Plumber Labor Rate per Hour 12,96 - - - 3.29 11,980 - -
14 Electrician Labor Rate per Hour 11,43 - - - - - 3.42 1,5.931
15 Ironworker Labor Rate per Hour 13,95 - - 1.85 20,69 - - -
] .
16 Average of:
Msson 1141 )
Painter 10.40 )
Roofer 11.10 ) Average Rate per Hour 5.75 - -
Sheetmetal ) 11.47 s ’ 11.095 63.796 foc? 5010 e Ty
gﬁnWﬂIEn In! %ex : . .012 . 3
onversion Factor - 100:88° 100-0° 12 19:5 1.00 1.00

(Index + 100)
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Convers

on Tables for Interior Devel

Computation For Building Component Replacement

Coat Conversion Indexcs

Interior -~ Apartments

Prevailing Hotels, Motels & Offices Interior - Commercial & Industrial Bulldings
Location:___ BASE COUNTY P‘;g: o | Wood, Masonry, Steel Wood & Masonry Types Steel Types Steel, Masonry
Date: 1975 x and Concrete Types & Concrete Types
Item
Table €-13 Table C-14 Table C-15 Tahle C-
No, ltem Base Unit FTactor Exten, Factor Exten., Factor Exten, Factor li:%.;—
MATERIAL
1 Ready-Mix Concrete Cost delivered per cuble yard. 24,.50 - - - -
2 1" Plywood Sheathing Cost delivered per 100 square .70 7 - _
t in carload lots,
feet in carload lots 20,90 14,630 14,839
3 Dimension Lumber Average cost of 2" x 4" and .05 .0 .0
2" x 8" lengths per 1000 > 6 +06
board feet delivered in
cerload lots. 266,00 13,300 13.300 15.960 15.960
4 No. 1 Common Brick Cost per 1000 delivered, - - - -
125,00
5 Structural Steel Shepes ] Cost per CWI - Base Warehouse - - - -
Price - in 10,000 1b.
lota. 21.67
6 Reinforcing Steel Cost per CWT - Base Warehouse - - - -
Price - in 10,000 1b.
lots.
16.25
PRICE INDEXES ﬂT
7 Steel Mill Products Index from Average Wholesale - - - -
Price. 195.2
8 Non-Metallic Mineral Index - 1967 = 100, .13 .13 .19 19
Products Buresu of Labor Statistics,
United States Department
of Labor 176.1 22,893 22,893 33.459 332459
9 Plumbing Fixtures and - - - -
Bress Fittings
161.2
10 Heating Equipment - - - -
150.3
LABOR
11 Common Labor Rate per Hour 8.40 - - - _
12 Carpenter Labor Rate per Hour 2.22 2,20 2.2
11.70 25,974 25,740 9 | 26,793 121 a6
13 Plumber Labor Rate per Hour - - - —
12,76
1 Electrician Labor Rate per Hour - - - -
13443
15 Ironworker Labor Rate per Hour - — - -
13.35
16 Average of:
Mason 1l.)1 )
Painter 10.40 )
Roofer 11.10 ) 7 Average Rate per Hour 2.09 2.10 2.15 3,20
Sheetmetal Worker) 11.4 11,095 23.189 23,300 23,854, 35,948
gonverlion !I?nd:x 99.986 100.072 100, 066 99.992
onveraion Factor
(Index ¢ 100) 1.00 1.0 1.00 1.0
' ! '
1 ] ] | ] ) ] ] ) ) 1 ] ] 1 1



Collection of Current Labor and Material Prices

To obtain local, current building replacement costs for typieal 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.

Sources of information are material dealers, building supply houses, contractors, builders, and employ-
ment agencies. Labor costs and materisl prices 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
Index. "

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 Statisties and pubhshed 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 multiplier or cost conversion factor. The State
base factor is .00 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 faetor is due primarily to lower
construction labor rates than the average labor rates for the State.

The conversion index, expressed as a faetor, 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 are used for assessment purposes, they are to be applied uniformly to sll 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) 1f a revaluation or reassessment program with 160% values as of 1975 was plaeed on the
books, then all properties appraised after 1975 should have their current values converted back to 1975 values.

[ -1
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