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This document has been prepared in accordance

with Article 19, Section 105-317 Paragraph (b) (1),
of the General Statutes of North Carolina.

“In preparation for each revaluation of real property required by General Statutes 105-286, it shall
be the duty of the assessor to see that: Uniform schedules of value, standards and rules to be used
in appraising real property at its true value and its present-use value are prepared and are
sufficiently detailed to enable those making appraisals to adhere to them in appraising real

property”
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STATUTORY REQUIREMENTS
G.S. 105-286. Time for general reappraisal of real property.

(a) Octennial Plan. -Unless the date shall be advanced as provided in subdivision, (a) (2), below,
each county of the State, as of January 1 of the year prescribed in the schedule set out in
subdivision (a)(1), below, and every eighth year thereafter, shall reappraise all real property in
accordance with the provisions of G.S. 105-283 and 105-317.

(1) Schedule of Initial Reappraisals. -
Division One - 1977: --MOORE
Moore County last conducted a countywide reappraisal in 2019. The 'Division One' cycle
established reappraisals to be done at least in the years 1987 1995, 2003, 2007, 2015 and
2019.. The next reappraisal, per cycle, would be in 2023: the effective date of 'this reappraisal.

G.S. 105-296. Powers and duties of assessor:

(b) Within budgeted appropriations, he shall employ listers, appraisers, and clerical assistants
necessary to carry out the listing, appraisal, assessing, and billing functions required by law. The
assessor may allocate responsibility among such employees by territory, by subject matter, or on
any other reasonable basis. Each person employed by the assessor as a real property appraiser or
personal property appraiser shall during the first year of employment and at least every other
year thereafter attend a course of instruction in his area of work. At the end of the first year of
their employment, such persons shall also achieve a passing score on a comprehensive
examination in property tax administration conducted by the Department of Revenue.

GS 105-299. Employment of experts:

The board of county commissioners may employ appraisal firms, mapping firms or other persons
or firms having expertise in one or more of the duties of the assessor to assist him or her in the
performance of such duties. The county may make available to such persons any information it
has that will facilitate the performance of a contract entered into pursuant to this section. Persons
receiving such information shall be subject to the provisions of G.S. 105-289(e) and G.S. 105-
259 regarding the use and disclosure of information provided to them by the county. Any person
employed by an appraisal firm whose duties include the appraisal of property for the county shall
be required to demonstrate that he or she is qualified to carry out such duties by achieving a
passing grade on a comprehensive examination in the appraisal of property administered by the
Department of Revenue. In the employment of such firms, primary consideration shall be given
to the firms registered with the Department of Revenue pursuant to the provisions of G.S. 105-
289(i). A copy of the specifications to be submitted to potential bidders and a copy of the
proposed contract may be sent by the board to the Department of Revenue for review before the
invitation or acceptance of any bids. Contracts for the employment of such firms or persons shall
be deemed to be contracts for personal services and shall not be subject to the provisions of
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Article 8, Chapter 143, of the General Statutes. (1939, c. 310, s. 408; 1971, c. 806, s.1; 1973, c.
476, s. 193; 1975, ¢ 508, s 2; 1983, ¢ 813, s 4; 1985, c. 601, s. 2; 1989, c. 79; 2002-184, s. 7,
2003-416, 5.9)

G.S. 105-317. Appraisal of real property; adoption of schedules, standards and rules.

(a) Whenever any real property is appraised it shall be the duty of the persons making appraisals:

(1) In determining the true value of land, to consider as to each tract, parcel, or lot
separately listed at least its advantages and disadvantages as to location;
zoning; quality of soil; waterpower; water privileges; dedication as a nature
preserve; conservation or preservation agreements; mineral, quarry, or other
valuable deposits; fertility; adaptability for agricultural, timber-producing,
commercial, industrial, or other uses; past income; probable future income;
and any other factors that may affect its value except growing crops of a
seasonal or annual nature.

(2) In determining the true value of a building or other improvement, to consider
at least its location; type of construction; age; replacement cost; cost;
adaptability for residence, commercial, industrial, or other uses; past income;
probable future income; and any other factors that may affect its value.

(3) To appraise partially completed buildings in accordance with the degree of
completion on January 1.

(b) In preparation for each revaluation real property required by G.S. 105-286, it shall be the
duty of the assessor to see that:

(1) Uniform schedules of values, standards, and rules to be used in appraising
real property at its true value and at its present-use value are prepared and are
sufficiently detailed to enable those making appraisals to adhere to them in
appraising real property.

(2) Repealed by Session Laws 1981, c. 678, s. 1.

(3) A separate property record prepared for each tract, parcel, lot, or group of
contiguous lots, which record shall show the information required for
compliance with the provisions of G.S. 105-309 insofar as they deal with real
property, as well as that required by this section. (The purpose of this
subdivision is to require that individual property records be maintained in
sufficient detail to enable property owners to ascertain the method, rules, and
standards of value by which property is appraised.)

(4) The property characteristics considered in appraising each lot, parcel, tract,
building, structure and improvement, in accordance with the schedules of
values, standards, and rules, be accurately recorded on the appropriate
property record.

(5) Upon the request of the owner, the board of equalization and review, or the
board of county commissioners, any particular lot, parcel, tract, building,
structure or improvement be actually visited and observed to verify the
accuracy of property characteristics on record for that property.

(6) Each lot, parcel, tract, building, structure and improvement be separately

appraised by a competent appraiser, either one appointed under the provisions
of G.S. 105-296 or one employed under the provisions of G.S. 105-299.
(7) Notice is given in writing to the owner that he is entitled to have an actual
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visitation and observation of his property to verify the accuracy of property
characteristics on record for that property.

(c) The values, standards, and rules required by subdivision (b) (1) shall be reviewed and
approved by the board of county commissioners before January 1 of the year they are applied.
The board of county commissioners may approve the schedules of values, standards, and rules to
be used in appraising real property at its true value and at its present-use value either separately
or simultaneously. Notice of the receipt and adoption by the board of county commissioners of
either or both the true value and present-use value schedules, standards, and rules, and notice of a
property owner's right to comment on and contest the schedules, standards, and rules shall be
given as follows:

(1) The assessor shall submit the proposed schedules, standards, and rules to the
board of county commissioners not less than 21 days before the meeting at
which they will be considered by the board. On the same day that they are
submitted to the board for its consideration, the assessor shall file a copy of
the proposed schedules, standards, and rules in his office where they shall
remain available for public inspection.

(2) Upon receipt of the proposed schedules, standards, and rules, the board of
commissioners shall publish a statement in a newspaper having general
circulation in the county stating:

a. That the proposed schedules, standards, and rules to be used in
appraising real property in the county have been submitted to the
board of county commissioners and are available for public
inspection in the assessor's office; and

b. The time and place of a public hearing on the proposed schedules,
standards, and rules that shall be held by the board of county
commissioners at least seven days before adopting the final
schedules, standards, and rules.

(3) When the board of county commissioners approves the final schedules,
standards, and rules, it shall issue an order adopting them. Notice of this order
shall be published once a week for four successive weeks in a newspaper
having general circulation in the county, with the last publication being not
less than seven days before the last day for challenging the validity of the
schedules, standards, and rules by appeal to the Property Tax Commission.
The notice shall state:

a. That the schedules, standards, and rules to be used in the next
scheduled reappraisal of real property in the county have been
adopted and are open to examination in the office of the assessor.
and;

b. That a property owner who asserts that the schedules, standards,
and rules are invalid may except to the order and appeal there from
to the Property Tax Commission within 30 days of the date when
the notice of the order adopting the schedules, standards, and rules
was first published.
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(d) Before the board of county commissioners adopts the schedules of values, standards, and
rules, the assessor may collect data needed to apply the schedules, standards, and rules to each
parcel in the county.

G.S. 105-283. Uniform appraisal standards.

All property, real and personal, shall as far as practicable be appraised or valued at its true value
in money. When used in this Subchapter, the words "true value" shall be interpreted as meaning
market value, that is, the price estimated in terms of money at which the property would change
hands between a willing and financially able buyer and a willing seller, neither being under any
compulsion to buy or to sell and both having reasonable knowledge of all the uses to which the
property is adapted and for which it is capable of being used. For the purposes of this section, the
acquisition of an interest in land by an entity having the power of eminent domain with respect to
the interest acquired shall not be considered competent evidence of the true value in money of
comparable land.

§ 105-284. Uniform assessment standard.

(a) Except as otherwise provided in this section, all property, real and personal, shall be assessed
for taxation at its true value or use value as determined under G.S. 105-283 or G.S. 105-277.6,
and taxes levied by all counties and municipalities shall be levied uniformly on assessments
determined in accordance with this section.

(b) The assessed value of public service company system property subject to appraisal by the
Department of Revenue under G.S. 105-335(b)(1) shall be determined by applying to the
allocation of such value to each county a percentage to be established by the Department of
Revenue. The percentage to be applied shall be either:

(1) The median ratio established in sales assessment ratio studies of real property conducted by
the Department of Revenue in the county in the year the county conducts a reappraisal of real
property and in the fourth and seventh years thereafter; or

(2) A weighted average percentage based on the median ratio for real property established by the
Department of Revenue as provided in subdivision (1) and a one hundred percent (100%) ratio
for personal property. No percentage shall be applied in a year in which the median ratio for real
property is ninety percent (90%) or greater. If the median ratio for real property in any county is
below ninety percent (90%) and if the county assessor has provided information satisfactory to
the Department of Revenue that the county follows accepted guidelines and practices in the
assessment of business personal property, the weighted average percentage shall be applied to
public service company property. In calculating the weighted average percentage, the
Department shall use the assessed value figures for real and personal property reported by the
county to the Local Government Commission for the preceding year. In any county which fails
to demonstrate that it follows accepted guidelines and practices, the percentage to be applied
shall be the median ratio for real property. The percentage established in a year in which a sales
assessment ratio study is conducted shall continue to be applied until another study is conducted
by the Department of Revenue.

(c) Notice of the median ratio and the percentage to be applied for each county shall be given by
the Department of Revenue to the chairman of the board of commissioners not later than April
15 of the year for which it is to be effective. Notice shall also be given at the same time to the
public service companies whose property values are subject to adjustment under this section.
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Either the county or an affected public service company may challenge the real property ratio or
the percentage established by the Department of Revenue by giving notice of exception within
30 days after the mailing of the Department's notice. Upon receipt of such notice of exception,
the Department shall arrange a conference with the challenging party or parties to review the
matter. Following the conference, the Department shall notify the challenging party or parties of
its final determination in the matter. Either party may appeal the Department's determination to
the Property Tax Commission by giving notice of appeal within 30 days after the mailing of the
Department's decision.

(d) Property that is in a development financing district and that is subject to an agreement entered
into pursuant to G.S. 159-108 shall be assessed at its true value or at the minimum value set out
in the agreement, whichever is greater.(1939, c. 310, s. 500; 1953, ¢. 970, s. 5; 1955, ¢. 1100, s.
2: 1959, c. 682; 1967, c. 892, 5. 7; 1969, c. 945, s. 1; 1971, c. 806, s. 1; 1973, c. 695, s. 12; 1985,
c. 601, s. 1; 1987 (Reg. Sess., 1988), c. 1052, s. 1; 2003-403, s. 20.)

Note: The Machinery Act of North Carolina is considered an integral part of
these Uniform Schedules of Value, Standards, and Rules. Any applicable law
or standard not recited within this text is hereafter included by reference as
part of the schedules.
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An appraisal, in itself, is nothing more than an opinion of value. This does not imply, however,
that one opinion is necessarily as good as another. There are valid and accurate appraisals, and
there are invalid and inaccurate appraisals. The validity of an appraisal can be measured against
the supporting evidence from which it was derived, and its accuracy against that very thing it is
supposed to predict - the actual behavior of the market. Each is fully contingent upon the ability
of the appraiser to record adequate data and to interpret that data into an indication of value.

Appraising real property, like the solving of any problem, is an exercise in reasoning. It is a
discipline, and, like any discipline, is founded on fundamental economic and social principles.
From these principles evolve certain premises which, when applied to the valuation of property,
serve to explain the reaction of a market. This section concerns itself with those concepts and
principles basic to the property valuation process. One cannot overstate the necessity of having a
workable understanding of them.

BUNDLE OF RIGHTS

Real estate and real property are often used interchangeably. Generally speaking, real estate
pertains to the real or fixed improvements to the land such as structures and other appurtenances,
whereas real property encompasses all the interests, benefits and rights enjoyed by the ownership
of the real estate.

Real property ownership involves the 'Bundle of Rights' Theory, which asserts that the owner has
the right to enter, use, sell, lease, or give it away, as s/he so chooses. Law guarantees these rights,
but they are subject to certain governmental and private restrictions.

Governmental restrictions are found in the government's power to:

® tax property

e take property by condemnation for the benefit of the public, providing that just
compensation is made to the owner (Eminent Domain)

e police property by enforcing any regulations deemed necessary to promote the
safety, health, morals and general welfare of the public

e provide for the reversion of ownership to the state in cases where a competent heir
to the property cannot be ascertained (Escheat)

Private restrictions imposed upon property are often in the form of agreements incorporated into
the deed. The deed also spells out precisely which rights of the total bundle of rights the buyer is
acquiring. Since value is related to each of these rights, the appraiser should know precisely
which rights are involved in his appraisal.

Appraisals for ad valorem tax purposes generally assume the property is owned in the "fee
simple", meaning that the total bundle of rights is considered to be intact.

12
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THE NATURE AND MEANING OF VALUE

An appraisal is an opinion, or estimate, of value. The concept of value is basic to the appraisal
process and calls for a thorough understanding. The American Institute of Real Estate
Appraisers' Appraisal Terminology Handbook, 1981 edition, offers the following definitions of
value:

"The measure of value is the amount (for example, of money) which the potential
purchaser probably will pay for possession of the thing desired."

"The ratio of exchange of one commodity for another, for example, one bushel of wheat
in terms of a given number of bushels of corn; thus the value of one thing may be
expressed in terms of another thing. Money is the common denominator by which

value is measured.”

"It is the power of acquiring commodities in exchange, generally with a comparison of
utilities -the utility of the commodity parted with (money) and that of the commodity
acquired in the exchange (property)."

"Value depends upon the relation of an object to unsatisfied needs; that is, supply and
demand."

"Value is the present worth of future benefits arising out of ownership to typical users
and investors."

With these definitions, one can see that value is not an intrinsic characteristic of the commodity
itself. On the contrary, value is determined by people, and tempered by varying levels of desire.
Throughout the definitions, a relationship between the purchase and the commodity (property) is
implied; this relationship is "value." A purchaser desires a property because it is a commodity
having utility. Utility is a prerequisite to value, but having utility alone does not sufficiently
create value. If a great supply of a useful commodity exists - air, for example - needs would be
easily satisfied, desire would not be aroused, and value would not be created. Therefore, besides
having utility, to effectively arouse desire, the commodity must also be scarce.

One additional factor is necessary to complete the value equation: the ability to buy. A
translation must be made of desire into a unit of exchange; a buyer must have purchasing power.
The relationship is now complete. The commodity has utility and is relatively scarce, it arouses
desire, and the buyer is able to satisfy that desire by trading for it; value is created. The question
is how much value, and therein lies the job of the appraiser.

Numerous definitions of value have been offered, some simple and some complex. It would
seem that any valid definition of value would necessarily embody the elements of utility, desire,
scarcity and purchasing power. Furthermore, the concept of value very rarely stands alone.
Instead, it is generally predicated by a descriptive term that serves to relate it to a specific
appraisal purpose or activity, such as "loan value". Since appraisals are made for a variety of

13
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reasons, it is important for the appraiser to clarify the specific purpose for the appraisal and the
type of value that he seeks to estimate.

For ad valorem tax purposes, the value sought is generally market value. The descriptive term
"market" indicates the activity of buyers and sellers. Market value is the price which an informed
and intelligent buyer, fully aware of the existence of competing properties, and not being
compelled to act, would be justified in paying for a particular property.

VALUE IN USE AS OPPOSED TO VALUE IN EXCHANGE

We have stated that there are a number of qualifying distinctions made in reference to the
meaning of value. One of the most common, and probably the most important, relative to the
purpose of this manual, is the distinction between value in use and value in exchange. We have
defined market value as a justifiable price which buyers, in general, will pay in the market. The
question arises then as to the value of property, which, by nature of its special and highly unique
design, is useful to the present owner, but relatively less useful to buyers in the market. One can
readily see that such a property's utility value may differ greatly from its potential sales price. It
is even possible that no market for such a property exists. Such a property is said to have value
in use, which refers to the actual value of a commodity to a specific person, as opposed to value
in exchange, which aligns itself with market value, referring to the dollar-value of a commodity
to buyers in general.

THE PRINCIPLE OF SUPPLY AND DEMAND

Among the forces, which constantly operate to influence supply and demand, are population
growth, new techniques in transportation, purchasing power, price levels, wage rates, taxation,
governmental controls, and scarcity. A sudden population growth in an area would create an
increase in demand for housing. If the demand increased at a higher rate than the supply, this
could result in a scarcity of housing. If the demand were backed up by purchasing power, rentals
and sale prices would tend to increase and ultimately reach a level, which would tend to
stimulate more builders to compete for the potential profits and thus serve to increase the supply
toward the level of demand. As the supply is increased, demand would be satisfied and begin to
taper off. This would result in a leveling of rental and sale prices. When builders, due to
increases in labor and material rates, are no longer able to build cheaply enough to meet the new
level of prices and rents, competition would tend to taper off and supply would level off. The
cycle is then complete.

Balance occurs when reasonable competition serves to coordinate supply with demand.

When competition continues unchecked to produce a volume that exceeds the demand, the net
returns to investors are no longer adequate to pay all the costs of ownership, resulting in loss
rather that profit, and consequently, a decline in values.

A community may well support two shopping centers, but the addition of a third shopping center
may increase the supply to excess. If this occurs, one of two effects are caused: either the net
dollar return to all the shopping centers will be reduced below that level necessary to support the
investment, or one of the shopping centers will flourish at the others' expense.

14
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THE PRINCIPLE OF HIGHEST AND BEST USE

The highest and best use for a property is that use which will produce the highest net return to
the land for given period of time within the limits of those uses which are economically feasible,
probable, and legally permissible.

On a community-wide basis, the major determining factor in highest and best use is the
maximum quantity of land that can be devoted to a specific use and still yield a satisfactory
return. Once a suitable basic use has been chosen for a specific property, each increment of
capital investment to the existing or planned improvement will increase the net return to the land
only up to a certain point. Once this point is reached, the net return to the land begins to
diminish. This is the point at which the land is at its highest and best use.

For example, in planning a high-rise office building, each additional upper floor represents an
extra capital expenditure that must yield a certain return to the investor. This return will be
dependent upon the levels of economic rent that the market will bear at the time. An optimum
number of floors can be calculated above which the income yield requirements of additional
expenditures will no longer be satisfactorily met. This, notwithstanding the possibility of other
more particular considerations, should determine the number of stories of the building.

Detailed analysis of this type is rarely thrust upon the property tax appraiser. Generally the tax
appraiser will find a more prudent course of action is to consider the present use and follow
development rather than anticipate it.

THE PRINCIPLE OF CHANGE

The impact of change on the value of real property manifests itself in the life cycle of a
neighborhood. The cycle is characterized by three stages of evolution: the development and
growth evidenced by improving values; the ‘leveling off” stage evidenced by static values; and,
finally, the stage of deterioration, evidenced by declining values.

The highest and best use of a particular property today does not necessarily correlate to its
highest and best use tomorrow. The highest and best use of the land often lies in a succession of
uses. A declining single-family residential neighborhood may be ripe for multi-family,
commercial or industrial development. Whether it is or not depends upon the relationship of
present or anticipated future demand with existing supply.

In estimating value, the appraiser is obligated to reasonably anticipate the future benefits, as well
as the present benefits derived from ownership, and to evaluate the property in light of the
quality, quantity, and duration of these benefits based on actual data as opposed to speculative or
potential benefits that may or may not occur.

15
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THE PRINCIPLE OF SUBSTITUTION

As mentioned earlier, value is created by the marketplace. It is the function of translating
demand into a commodity of exchange. When the benefits and advantages derived from two
properties are equal, the lowest priced property receives the greatest demand, and rightfully so.
The informed buyer is not justified in paying anything more for a property than it would cost to
acquire an equally desirable property. That is to say that the value of a property is established as
that amount for which equally desirable comparable properties are being bought and sold in the
market. Herein is an additional approach to value, and the basis of the valuation process.

TRADITIONAL APPROACHES TO VALUE

In the preceding paragraphs, it has been stated that value is an elusive target that occurs in many
different forms, and that the forces and influences which combine to create, sustain, or diminish
value are numerous and varied. It is the appraiser's function to define the type of value sought, to
compile and to analyze all related data, and - giving due consideration to all the factors which
may influence it - to process and translate that data into a final opinion or estimate of value. This
he must do for each property he is to appraise.

The processing of this data into a conclusion of value generally takes the form of three
recognized approaches to value: Cost, Sales Comparison, and Income. Underlying each of the
approaches is the principle that the justifiable price of a property is no more than the cost of
acquiring or reproducing an equally desirable substitute property. The use of one or all three
approaches in the valuation of a property is determined by the quantity, quality, and accuracy of
the data available to the appraiser.

The COST APPROACH involves making an estimate of the depreciated cost of reproducing or
replacing the building and site improvements. "Reproduction” cost refers to the cost at a given
point in time of producing a replica property, whereas "replacement" cost refers to the cost of
producing improvements of equal utility. Depreciation is deducted from this cost (new) for loss
in value caused by physical deterioration and functional or economic obsolescence. To this
depreciated cost is then added the estimated value of the land, resulting in an indication of value
derived by the Cost Approach.

The significance of the Cost Approach lies in its extent of application; it is the one approach that
can be used on all types of construction. It is often a starting point for appraisers, and therefore a
very effective "yardstick” in any equalization program for Ad Valorem taxes. It’s widest
application is in the appraisal of properties where the lack of adequate market and income data
preclude the reasonable application of the other traditional approaches.

The SALES COMPARISON or, MARKET DATA APPROACH involves the compiling of
sales and offerings of properties that are comparable to the property being appraised. These sales
and offerings are then adjusted for any dissimilarity, and a value range obtained by comparison
of these properties. The approach is reliable to the extent that the properties are comparable, and
the appraiser's judgment of proper adjustments is sound. The procedure for using this approach is
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essentially the same for all types of property with the only difference being the elements of
comparison.

The significance of this approach lies in its ability to produce estimates of value, which directly
reflect the attitude of the market. Its application is contingent upon the availability of comparable
sales, and therefore finds its widest range in the appraisal of vacant land and residential
properties.

The INCOME APPROACH measures the present worth of the future benefits of a property by
the capitalization of the net income stream over the remaining economic life of the property. The
approach involves making an estimate of the "effective gross income" of a property, derived by
deducing the appropriate vacant and collection losses from its estimated economic rent, as
evidenced by the yield of comparable properties. From this sum, applicable operating expenses
are deducted, as well as the costs of insurance, and reserve allowances for replacements. The
resulting figure is an estimate of net income, which may then be capitalized into an indication
value.

The approach obviously has its basic application in the appraisals of properties universally
bought and sold on their ability to generate and maintain a stream of income for their owners.
The effectiveness of the approach lies in the appraiser's ability to relate to the changing economic
environment and to analyze income yields in terms of their relative quality and durability.
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PROPERTY VALUATION TECHNIQUES
APPLYING THE COST APPROACH

If the highest and best use of a property is its present use, a valid indication of value may be
derived by estimating the value of the land, and adding the land value to the depreciated value of
the structures on the land; the resulting equation being;:

Estimated Land Value
+ Estimated Replacement Cost New of Structures
— Estimated Depreciation

Indication of Property Value

REPLACEMENT COST

Replacement Cost is the current cost of producing an improvement of equal utility to the subject
property; it may or may not be the cost of producing a replica property. The distinction being
drawn is one between replacement cost - which refers to a substitute property of equal utility -
as opposed to reproduction cost, which refers to a substitute replica property. In certain
situations, the two concepts may be interchangeable, but they are not necessarily so. However,
they both have application in the Cost Approach to value, with the difference being reconciled in
the consideration of depreciation allowances.

In actual practice, outside of a few historic type communities in this country, developers and
builders, for obvious economic reasons, replace buildings, not reproduce them. It logically
follows that if an appraiser's job is to measure the actions of knowledgeable persons in the
market place, the use of proper replacement costs should provide an accurate point of beginning
in the valuation of most improvements.

The replacement cost includes the total cost of construction incurred by the builder whether
preliminary to, during the course of, or after completion of the construction of a particular
building. Among these are material, labor, all subcontracts, builders' overhead and profit,
architectural and engineering fees, consultation fees, survey and permit fees, legal fees, taxes,
insurance, and the cost of interim financing.

ESTIMATING REPLACEMENT COST

There are various methods that may be employed to estimate replacement cost new. The methods
widely used in the appraisal field are the quantity-survey method, the unit-in-place or component
part-in-place method, and the model method.

The Quantity-Survey method involves a detailed itemized estimate of the quantities of various
materials used, labor and equipment requirements, architect and engineering fees, contractor's
overhead and profit, and other related costs. This method is primarily employed by contractors
and cost estimators for bidding and budgetary purposes and is much too laborious and costly to
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be effective in everyday appraisal work, especially in the mass appraisal field. The method,
however, does have its place in that it is used to develop certain unit-in-place costs which can be
more readily applied to estimating for appraisal purposes.

The Unit-in-Place method is employed by establishing in-place cost estimates (including
material, labor, overhead and profit) for various structural components. The prices established
for the specified components are related to their most common units of measurement such as cost
per yard of excavation, cost per lineal foot of footings, and cost per square foot of floor covering.
The unit prices can then be multiplied by the respective quantities of each as they are found in
the composition of the subject building to derive the whole dollar component cost, the sum of
which is equal to the estimated cost of the entire building, providing that due consideration is
given to all other indirect costs which may be applicable. This "components" part-in-place
method of using basic units can also be extended to establish prices for larger components in-
place such as complete structural floors (including the finish flooring, sub-floor, joists and
framing), which are likely to occur repeatedly in a number of buildings.

The Model method is still a further extension, in that unit-in-place costs are used to develop base
unit square foot or cubic foot costs for total specified representative structures in place, which
may then serve as "models” to derive the base unit cost of comparable structures to be appraised.
The base unit cost of the model most representative of the subject building is applied to the
subject building and appropriate tables of additions and deductions are used to adjust the base
cost of the subject building to account for any significant variations between it and the model.

Developed and applied properly, these pricing techniques will assist the appraiser in arriving at
valid and accurate estimates of replacement cost new as of a given time. The cost generally
represents the upper limit of value of a structure. The difference between its replacement cost
new and its present value is depreciation. The final step in completing the Cost Approach then is
to estimate the amount of depreciation and deduct said amount from the replacement cost new.

DEPRECIATION

Simply stated, depreciation can be defined as "a loss in value from all causes." As applied to real
estate, it represents the loss in value between market value and the sum of the replacement cost
new of the improvements plus the land value as of a given time.

The causes for the loss in value may be divided into three broad classifications: physical
deterioration, functional obsolescence, and economic obsolescence.

Physical deterioration pertains to the wearing out of the various building components, referring
to both short- and long-life terms, through the action of the elements, age, and use.

The condition may be considered either "curable” or "incurable,” depending upon whether it may

or may not be practical and economically feasible to cure the deficiency by repair or
replacement.
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Functional obsolescence is a condition caused by either inadequacies or over-adequacies in
design, style, composition, or arrangement inherent to the structure itself, which tends to lessen
its usefulness. Like physical deterioration, the condition may be considered either curable or
‘ncurable. Some of the more common examples of functional obsolescence are excessive wall
and ceiling heights, excessive structural construction, surplus capacity, ineffective layouts, and
inadequate buildings services.

Economic obsolescence is a condition caused by factors extraneous to the property itself, such as
changes in population characteristics and economic trends, encroachment of inharmonious land
uses, excessive taxes, and governmental restrictions. The condition is generally incurable in that
the causes lie outside the property owner's realm of control.

ESTIMATING DEPRECIATION

An estimate of depreciation represents an opinion of the appraiser as to the degree that the
present and future appeal of a property has been diminished by deterioration and obsolescence.
Of the three estimates necessary to the cost approach, it is the one most difficult to make. The
accuracy of the estimate will be a product of the appraiser's experience in recognizing the
symptoms of deterioration and obsolescence and the ability to exercise sound judgment in
equating all observations to the proper monetary allowance to be deducted from the replacement
cost new. There are several acceptable methods that may be employed:

Physical deterioration and/or functional obsolescence can be measured by observing and
comparing the physical condition and/or functional deficiencies of the subject property as of a
given time with either an actual or hypothetical, comparable, new and properly planned structure.

Curable physical deterioration and functional obsolescence can be measured by estimating the
cost of restoring each item of depreciation to a physical condition as good as new, or estimating
the cost of eliminating the functional deficiency.

Functional and economic obsolescence can be measured by capitalizing the estimated loss in
rental due to the structural deficiency, or lack of market demand.

Total accrued depreciation may be estimated by first estimating the total useful life of a structure
and then translating its present condition, desirability, and usefulness into an effective age (rather
than an actual age), which would represent that portion of its total life (percentage), which has
been used up.

Total accrued depreciation may also be estimated by deriving the amount of depreciation
recognized by purchasers as evidenced in the prices paid for property in the marketplace; the
loss of value being the difference between the cost of replacing the structure now and its actual
selling price (total property selling price less the estimated value of the land).
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APPLYING THE MARKET DATA APPROACH

An indication of the value of a property can be derived through analysis of the selling prices of
comparable properties. The use of this technique, often referred to as the "comparison approach”
or "comparable sales approach," involves the selection of a sufficient number of valid
comparable sales and the adjustment of each sale to the subject property to account for variations
in time, location, site and structural characteristics.

SELECTING VALID COMPARABLES

Since market value has been defined as the price which an informed and intelligent buyer, fully
aware of the existence of competing properties and not being compelled to act is justified in
paying for a particular property, it follows that if market value is to be derived from analyzing
comparable sales, that the sales must represent valid "arm’s length" transactions. Due
consideration must be given to the conditions and circumstances of each sale before selecting the
sales for analysis. Some examples of sales that do not normally reflect valid market conditions
are as follows:

Sales in connection with foreclosures, bankruptcies, condemnations and other legal
actions

Sales to, or by, federal, state, county and local governmental agencies

Sales to, or by, religious, charitable or benevolent tax exempt agencies

Sales involving family transfers, or "love and affection”

Sales involving intra-corporate affiliations

Sales involving the retention oflife interests

Sales involving cemetery lots

Sales involving mineral or timber rights, and access or drainage rights

Sales involving the transfer of part interest
In addition to selecting valid market transactions, it is equally important to select properties that
are truly comparable to the property under appraisement. For instance, sales involving both real
property and personal property, or chattel, may not be used unless the sale can be adjusted to
reflect only the real property transaction, nor can sales of non-operating or deficient industrial
plants be validly compared with operating plants. The comparable sales and subject properties

must exhibit the same use, and the site and structural characteristics must exhibit an acceptable
degree of comparability.
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PROCESSING COMPARABLE SALES

All comparable sales must be adjusted to the subject property to account for variations of time
and location. The other major elements of comparison will differ depending upon the type of
property being appraised. In selecting these elements, the appraiser must give prime
consideration to the factors that influence prospective buyers of particular types of properties.

The typical homebuyer is interested in the property's capacity to provide the family with a place
to live. A primary concern is with the living area, utility area, number of rooms, number of baths,
age, structural quality and condition, and the presence of a modern kitchen and recreational
conveniences of the house. Equally important is the location and neighborhood, including the
proximity to and the quality of schools, public transportation, and recreational and shopping
facilities.

In addition to the residential amenities, the buyer of agricultural property is primarily interested
in the productive capacity of the land, the accessibility to the market place, and the condition and
functional utility of the farm buildings and structures on the land.

The typical buyer of commercial property, including warehouses and certain light industrial
plants, is primarily concerned with its capability to produce revenue. Of special interest will be
the age, design and structural quality and condition of the improvements, the parking facilities,
and the location relative to transportation, labor markets and trade centers.

In applying the market data approach to commercial/industrial property, the appraiser will
generally find it difficult to locate a sufficient number of comparable sales, especially of
properties that are truly comparable in their entirety. It will, therefore, generally be necessary to
select smaller units of comparison such as price per square foot, per unit, per room, etc. In doing
so, great care must be exercised in selecting a unit of comparison that represents a logical
common denominator for the properties being compared. A unit of comparison that is commonly
used and proven to be fairly effective is the Gross Rent Multiplier, generally referred to as GRM,
which is derived by dividing the gross annual income into the sales price. Using such units of
comparison enables the appraiser to compare two properties that are similar in use and structural
features but differ significantly in size and other characteristics.

Having selected the major factors of comparison, it remains for the appraiser to adjust each of
the factors to the subject property. In comparing the site, adjustments for size, location,
accessibility, and site improvements must be made. In comparing the structures, adjustments for
size, quality, design, condition, and significant structural and mechanical components also must
be made. The adjusted selling prices of the comparable properties will establish a range in value
in which the value of the subject property will fall. Further analysis of the factors should enable
the appraiser to narrow the range down to the value level that is most applicable to the subject

property.
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APPLYING THE INCOME APPROACH

The justified price paid for income producing property is no more than the amount of investment
required to produce a comparably desirable return. Since the market can be analyzed in order to
determine the net-return actually anticipated by investors, it follows that the value of income
producing property can be derived from the income which it is capable of producing. What is
involved is an estimate of income through the collection and analysis of available economic data,
the development of a property capitalization rate, and the processing of the net income into an
indication of value by employing one or more of the acceptable capitalization methods and
techniques.

THE PRINCIPLES OF CAPITALIZATION

Capitalization is the process for converting the net income produced by property into an
indication of value. Through the years of appraisal history, a number of procedures have been
recognized and employed by appraisal authorities in determining the value of real estate by the
income approach. Although present-day practice recommends only certain methods, we will at
least touch on the other approaches to value, even though they may not be accepted in today's
appraisal scene because they do not accurately reflect the current market conditions.

EXPLORING THE RENTAL MARKET

The starting point for the appraiser is an investigation of current economic rent in a specific area
in order to establish a sound basis for estimating the gross income that should be returned from
competitive properties. The appraiser must make a distinction between economic rent (the rent
which property is normally expected to produce on the open market), as opposed to control rent
or the rent which property is actually realizing at the time of the appraisal due to lease terms
established sometime in the past.

The first step then is to obtain specific income and expense data on properties that best typify
normal activity. The data is necessary to develop local guidelines for establishing the economic
rent and related expenses for various types and properties.

The next step is to similarly collect income and expense data on individual properties, and to
evaluate the data against the established guidelines. The collection of income and expense data is
an essential phase in the valuation of commercial properties. The appraiser is primarily
concerned with the potential earning power of the property. The objective is to estimate its
expected net income. Income and Expense Statements of past years are valuable only to the
extent that they serve this end. The statements must not only be complete and accurate but must
also stand the test of market validity. Consideration of the following factors should assist the
appraiser in evaluating the income and expense data in order to arrive at an accurate and realistic
estimate of net income.
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QUESTIONS RELATING TO INCOME DATA

A.

Was the reported income produced entirely by the subject property? Very
often rents will include an amount attributable to one or more additional parcels
of real estate. In this case, it would be necessary to obtain the proper allocations
of rent.

Was the income attributable to the subject property as it physically existed at
the time of the appraisal, or did the appraisal include the value of leasehold
improvements and remodeling for which the tenant paid in addition to rent?
If so, it may be necessary to adjust the income to reflect economic rent.

Does the reported income represent a full year's return? It is often advisable
to obtain both monthly and annual amounts as verification.

Does the income reflect current economic rent? Is either part or all of the
income predicated on old leases? If so, what are the provisions for renewal
options and rates?

Does the reported income reflect 100% occupancy? What percentage of
occupancy does it reflect? Is this percentage typical of this type of property, or is
it due to special non-recurring causes?

Does the income include rental for all marketable space? Does it include an
allowance for space, if any, which is either owner or manager occupied? Is the
allowance realistic?

Is the income attributable directly to the real estate and conventional
amenities? Is some of the income derived from furnishings and appliances?
If so, it will be necessary to adjust the income or make provisions for reserves to
eventually replace them, whichever local custom dictates.

Is the property occupied by the owner? In many properties an actual rental does
not exist because the real estate is owner occupied. In this event it is necessary to
obtain other information to provide a basis to estimate economic rent. The
information required pertains to the business operation using the property. Proper
analysis of the annual operating statements of the business, including gross sales
or receipt, can provide an accurate estimate of economic rent. Information
requirements for a few of the more common property uses are as follows:

Retail Store Annual net gross sales (gross sales less returns)

Hotel & Motel Annual operating statement of the business, If retail or
office space is leased in these properties, obtain the actual
rent paid

Theaters Annual gross receipts (including admissions and

concessions) and seating capacity

Parking Annual gross receipts
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ANALYSIS OF EXPENSE DATA

The appraiser must consider only those expenses that are applicable to the cost of ownership;
that is, those expenses that are normally owner-incurred. Any portion of the expenses incurred
directly or indirectly by the tenant should not be considered. Each expense item must stand the
test of both legitimacy and accuracy. How do they compare with the established guidelines and
norms? Are they consistent with the expenses incurred by comparable properties?

Management refers to the costs of administration. These charges should realistically reflect
what a real estate management company would actually charge to manage the property. If no
management fee is shown on the statement, an allowance should be made by the appraiser.

On the other hand, if excessive management charges are reported, as is often the case, the
appraiser must disregard the reported charges and use an amount that he deems appropriate and
consistent with comparable type properties. The cost of management bears a relationship with
the risk of ownership and will generally range between 4 to 10% of the gross income.

General expenses may include such items as the cost of services and supplies not charged to a
particular category. Unemployment and FICA taxes, Worker's Compensation, and other
employee insurance plans are usually legitimate deductions when employees are a part of the
building operation.

Reimbursed expenses refer to the cost associated with the maintenance of public or common
areas of the commercial property. This expense is passed on to the tenants and should, therefore,
only be considered when the amount of reimbursement is included as income.

Miscellaneous expense is the "catch-all" category for incidentals. This item should reflect a very
nominal percentage of the income. If expenses reported seem to be excessive, the appraiser must
examine the figures carefully in order to determine if they are legitimate expenses and if so, to
allocate them to their proper category.

Cleaning expenses are legitimate charges for such items as general housekeeping and maid
service and include the total cost of labor and related supplies. All or a portion of the cleaning
services may be provided by outside firms working on a "contract” basis. Cleaning expenses
vary considerably and are particularly significant in operation such as offices and hotels. "Rule
of thumb" norms for various operations are made available through national management
associations. The appraiser should have little difficulty in establishing local guidelines.

Utilities are generally legitimate expenses and, if reported accurately, need very little
reconstruction by the appraiser other than to determine if the charges are consistent with
comparable properties. Local utility companies can provide the appraiser with definite
guidelines.

Heat and Air Conditioning costs are often reported separately and in addition to utilities.

The expenses would include the cost of fuel other than the above-mentioned utilities and may
include - especially in large installations -the cost of related supplies, inspection fees, and
maintenance charges. These are generally legitimate costs, and the same precautions prescribed
for "utilities" are in order.
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Elevator expenses, including the cost of repairs and services, are legitimate deductions and are
generally handled through service contracts. These fees can generally be regarded as fairly stable
annual recurring expenses.

Decorating and minor alterations are necessary to maintain the income stream of many
commercial properties. In this respect they are legitimate expenses. However, careful scrutiny of
these figures is required. Owners tend to include the cost of major alterations and remodeling
which are, in fact, capital expenditures, and as such are not legitimate operating expenses.

Repairs and Maintenance expense reported for any given year are not necessarily a true
indication of the average or typical annual expense for these items. For example, a statement
could reflect a substantial expenditure for a specific year (possibly because the roof was replaced
and/or several items of deferred maintenance were corrected); yet the statement for the following
year may indicate that repairs and maintenance charges were practically negligible. It is
necessary for the appraiser to either obtain complete economic history on each property in order
to make a proper judgment as to the average annual expense for these items, or include a proper
allowance based on norms for the type and age of the improvements to cover annual expenses.
Since it is neither possible nor practical to obtain enough economic history on every property, the
latter method is generally used, and the amounts reported for repairs and maintenance are then
estimated by the appraiser.

Insurance - Caution must be used in accepting insurance expense figures. Costs shown may be
for more than one year or may be for blanket policies including more than one building. It is
generally more effective for the appraiser to establish his own guidelines for insurance. He must
also be careful to include only items applicable to the real estate. Fire extended coverage and
owner's liability are the main insurance expense items. Separate coverage on special component
parts of the buildings, such as elevators and plate glass, are also legitimate expenses.

Real Estate Taxes - In making appraisals for tax purposes, the appraiser must exclude the actual
amount reported for real estate taxes. Since future taxes will be based on his appraised value, the
appraiser must express the taxes as a factor of the estimated value. This can be done by including
an additional percentage in the capitalization rate to account for real estate taxes.

Depreciation -The figure shown for depreciation on an operating statement is a "bookkeeping
figure" which the owner uses for Internal Revenue purposes and should not be considered in the
income approach. This reflects a tax advantage that is one of the benefits of ownership.

Interest - Although interest is considered a legitimate expense, it is always included in the
Capitalization Rate. Most property is appraised as if it were "free and clear;" however, the
appraiser does consider the interest of a current mortgage in the Capitalization Rate build-up.

Land Rent - When appraising for real estate tax purposes, only the sum of the leasehold and the
leased fee is usually considered. Land rent is not deducted as an expense. Considered separately,
rent from a ground lease would be an expense to the leasehold interest and an income to the
leased fee. However, if land were rented from another property to supply additional parking for
example, that land rent would be an allowable expense.
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It is obvious that there are some expense items encountered on operating statements that the
appraiser should not consider as allowable. This is because he is interested in legitimate cash
expenses only. Income statements are usually designed for income tax purposes where credit can
be taken for borrowing costs and theoretical depreciation losses.

It is virtually impossible and certainly not always practical to obtain a complete economic history
on every commercial property being appraised. On many properties, however, detailed economic
information can be obtained through the use of Income and Expense forms. One must
realistically recognize the fact that the data obtainable on some properties is definitely limited.

In some cases, the gross income and a list of the services and amenities furnished can be
obtained during the data gathering operation. However, in order to ensure a sound appraisal, it
may be necessary to estimate the fixed and operating expenses. This is best accomplished by
setting guidelines for expenses, based on a percent of Effective Gross Income or a cost per
square foot of leased area. These percentages or costs will vary depending on the services
supplied and the type of property.

CAPITALIZATION METHODS

The most prominent methods of capitalization are direct, straight line, sinking fund, and annuity.
Each of these is a valid method for capitalizing income into an indication of value. The basis for
their validity lies in the action of the market, which indicates that the value of income producing
property can be derived by equating the net income with the net return anticipated by informed
investors. This can be expressed in terms of a simple equation:

Value = Net Income divided by Capitalization Rate

The straight line and sinking fund methods are both actual forms of straight capitalization, with
one using straight line recapture and the other using sinking fund recapture. Both methods follow
the same basic principles as direct capitalization, differing only in that they provide for separate
capitalization rates for land and buildings; the building rate differing from the land rate in that it
includes an allowance for recapture.

Straight line capitalization allows for "recapture" based on remaining economic life of the
building - implying that at the end of that period of time, there would be a zero-improvement
value. There are three fallacies in this thinking. First, the potential buyer (investor) has no
intention of holding the property that long. The average investment period might average ten
years. Second, the investor anticipates that at the end of that period he will

either get all his money back or will make a profit. And third is the depreciation allowance
possible in connection with federal income taxes.

Depreciation allowances begin to "run out" between seven and ten years, so the advantages of
owning the property are reduced considerably. A prudent owner may choose to sell the property
at this point and re-invest in another property so that he may begin the depreciation cycle again
and continue to take full advantage of the favorable tax laws.
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For these reasons, the straight-line capitalization method does not usually follow what the market
indicates. Straight line recapture calls for the return of investment capital in equal increments or
percentage allowances spread over the estimated remaining economic life of the building.

Sinking fund recapture calls for the return of invested capital in one lump sum at the termination
of the estimated remaining economic life of the building. This is accomplished by providing for
the annual return of a sufficient amount needed to invest and annually reinvest in "safe" interest-
bearing accounts, such as government bonds or certificates of deposit, which will ultimately
yield the entire capital investment during the course of the building's economic life.

Annuity capitalization lends itself to the valuation of long-term leases. In this method the
appraiser determines, by the use of annuity tables, the present value of the right to receive a
certain specified income over stipulated duration of the lease. In addition to the value of the
income stream, the appraiser must also consider the value that the property will have once it
reverts back to the owner at the termination of the lease. This reversion is valued by discounting
its anticipated value against its present-day worth. The total property value then is the sum of the
capitalized income stream plus the present worth of the reversion value.

CURRENT TECHNIQUES

There are two methods that do lend themselves to an accurate measure of market value based on
potential income. These are direct capitalization, utilizing the direct comparison method of rate
selection, and mortgage equity capitalization.

In direct capitalization, the appraiser determines a single "overall" capitalization rate. This is
done through analysis of actual market sales of similar types of properties. He develops the net
income of each property and divides the net income by the sales price to arrive at an overall rate
to provide an indication of value.

Mortgage equity capitalization is a form of direct capitalization with the major difference in the
two approaches being the development of the overall capitalization rate. In this method, equity
yields, and mortgage terms are considered influencing factors in construction of the interest rate.
In addition, a plus or minus adjustment can be related to the recapture provisions used in other
capitalization methods and techniques.

RESIDUAL TECHNIQUES

It can readily be seen that any one of the factors of the capitalization equation (value=net income
divided by capitalization rate) can be determined if the other two factors are known.

Furthermore, since the value of property is the sum of the land value plus the building value, it
holds that either of these can be determined if the other is known. The uses of these mathematical
formulas in capitalizing income into an indication of value are referred to as the residual
techniques, or more specifically, the property residual, the building residual, and the land
residual techniques.
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The property residual technique is an application of direct capitalization. In this technique, the
total net income is divided by an overall capitalization rate (which provided for the return on the
total investment) to arrive at an indicated value for the property. This technique has received
more popular support in recent years because it closely reflects the market. With this technique,
the capitalization rate may be developed by either "direct comparison” in the market or by the
mortgage equity method.

The building residual technique requires the value of the land to be a known factor. The amount
of net income required to earn an appropriate rate of return on the land investment is deducted
from the total net income. The remainder of the net income (residual) is divided by the building
capitalization rate (which is composed of a percentage for the return on the investment, plus a
percentage for the recapture of the investment) to arrive at an indicated value for the building.

The land residual technique requires the value of the building to be a known factor. The amount
of net income required to provide both a proper return on, and the recapture of, the investment is
deducted from the total net income. The remainder of the net income (residual) is then divided
by the land capitalization rate (which is composed of a percentage for the return on the
investment) to arrive at an indicated value for the land.

MORTGAGE EQUITY METHOD EXAMPLE

For purposes of illustration, assume an investment financed with a 70% loan at 14.0% interest.
The term of the mortgage is 20 years, paid off in level monthly payments. The total annual cost
for principal and interest on such a loan can be determined by referring to the mortgage equity
tables. Select the Constant Annual percent for an interest rate of 14.0% and a term of 20 years.
Note that the constant is 14.92% of the amount borrowed, or .92% more than the interest rate
alone.

Assume that the equity investor will not be satisfied with less than an 18% yield. The income
necessary to satisfy both Lender and Equity can now be shown. The product of the percent
portion and the rate equal the weighted rate. The sum of the weighted rates equals the weighted
average.

PORTION RATE WEIGHTED RATE
Mortgage loan (principal interest) 70% 1492 = .1044
Equity (down payment) 30% 18 = .0540
Weighted Average 100% .1584

Note that the "constant annual percent” is used for the rate of the loan

Since there is a gain in equity's position through the years by the loan being paid off little by
little, it is necessary to calculate the credit for "Equity Build-Up." Assume that the investor plans
to hold the property for ten years. Since the mortgage is for 20 years, only a portion of the
principal will be paid off and this amount must be discounted, as it won't be received for ten
years. From the Table of Loan Balance and Debt Reduction, at the end of ten years for a 20-year
mortgage at 14%, the figure is .199108. Consulting the sinking fund tables indicates that the
discount factor for 18% at 10 years is .0425.
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The credit for Equity Build-Up can now be deducted from the basic rate, thus

.199108 70% .0425 = .0059
(% of loan paid in 10 yrs.) X (loantate) x (sinking fund 18% for 10 yrs.)

Resulting Net Rate

1525

LAND VALUATION TECHNIQUES

In making appraisals for Ad Valorem Tax purposes, it is generally necessary to estimate separate
values for the land and the improvements on the land. In actuality, the two are not separated and
the final estimate of the property as a single unit must be prime consideration. However, in
arriving at that final estimate of value, aside from the requirements for property tax appraisals,
there are certain other reasons for making a separate estimate of value for land:

An estimate of land value is required in the application of the Cost Approach.

An estimate of land value is required to be deducted, from the total property sales price in
order to derive indications of depreciation through market-data analysis. (Depreciation
being equal to the difference between the replacement cost new of a structure and the
actual price paid in the marketplace for the structure.)

As land is not a depreciable item, a separate estimate of land value is required for
bookkeeping and accounting purposes; likewise, the total capitalization rate applicable to
land will differ from the rate applicable to the improvements on the land.

Since land may or may not be used to its highest potential, the value of land may be
completely independent of the existing improvements on the land.

Real Estate is valued in terms of its highest and best use. The highest and best use of the
land (or site), if vacant and available for use, may be different from the highest and best
use of the improved property. This will be true when the improvement is not an
appropriate use and yet makes a contribution to total property value in excess of the value
of the site. Highest and Best Use (Highest and Most Profitable Use; Optimum Use) is that
reasonable and probable use which will support the highest present value as of the date of
the appraisal. Alternatively, it is the most profitable likely use to which a property can be
put. It may be measured in terms of the present worth of the highest net return that the
property can be expected to produce over a stipulated long run period of time. (American
Institute of Real Estate Appraisers' Appraisal Terminology Handbook, 1981 edition).

As appraisers' opinions are based on data derived from the market, it is necessary to study
and adapt, if possible, procedures used by those closest to everyday transactions.
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COMPARABLE SALES METHOD

The most frequently used method in estimating the value of land is the comparable sales method,
in which land values are derived from analyzing the selling prices of similar sites. This method is
in essence the application of the market data approach to value and all the considerations
pertaining there to are equally applicable here.

The appraiser must select comparable and valid market transactions and must weigh and give
due consideration to all the factors significant to value, adjusting each to the subject property.
The comparable sites must be used in the same way as is the subject property and subjected to
the same zoning regulations and restrictions. It is also preferable, whenever possible, to select
comparable sales from the same or a similar neighborhood. The major adjustments will be to
account for variations in time, location, and physical characteristics to include size, shape,
topography, landscaping, access, as well as other factors which may significantly influence the
selling price, such as the productivity of farmland.

Although it is always preferable to use sales of unimproved lots for comparison, it is not always
possible to do so. Older neighborhoods are not likely to yield a sufficient number of
representative sales of unimproved lots to permit a valid analysis. In such cases, in order to arrive
at an estimate of land values using the comparable sales approach, it is necessary to consider
improved property sales and to estimate the portion of the selling price applicable to the
structure. The procedure would be to estimate the replacement cost of the buildings as of the date
of sale, estimate the accrued depreciation and deduct that amount from the replacement cost
resulting in the estimated selling price of the buildings, which can be deducted from the total
selling price of the property to derive the portion of the selling price which can be allocated to
the land. The equation is as follows:

Selling Price of Property
— Estimated Depreciated Value of Building
= Indication of Land Value

In some of these older neighborhoods, vacant lots will exist often as a result of fire or normal
deterioration. Since the desirability as a new building site is restricted, value is generally
determined by adjoining property owners who have a desire for additional land area.

In order to apply the comparable sales method, it is first necessary to establish a common unit of
comparison. The units generally used in the valuation of land are price per front foot, price per
square foot, price per acre, price per lot, or site, or home site, price per apartment unit, and price
per motel unit. The selection of any one particular unit depends upon the type of property being
appraised, with frontage being commonly used for platted, uniform type residential lots, and
square footage and acreage for larger tracts, as well as irregularly shaped lots lacking in
uniformity. Use of square footage is especially desirable in Central Business Districts where

the entire lot maintains the same level of value (depth factor adjustments have a tendency to
distort this concept). Commercial arteries are also best valued on a square foot basis.
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The utility of a site will vary with the frontage, width, depth, and overall area. Similarly, the unit
land values should be adjusted to account for differences in size and shape between the
comparable and the subject property. Since such an adjustment is generally necessary for each
lot, it is beneficial that the appraiser adopts and/or develops standardized procedures for
adjusting the lot size and the unit values to account for the variations. It is not uncommon for all
lots within a development to market at the same price. Should data indicate this, it is necessary to
make alterations or adjustments to maintain this value level. In some cases, a "site value"
concept has advantages. Site value tables provide for uniform pricing of standard sized lots
within homogenous neighborhoods or subdivisions. Some of the techniques commonly
employed are as follows:

Standard lot sizing techniques provide for the adjustment of the frontage, width, and
depth of irregular shaped lots to make the units of measurement more comparable with
uniform rectangular lots. Incremental and decremented adjustments can be applied to
account for size differences.

Standard Depth Tables provide for the adjustment of front foot unit values to account for
variations in depth from a predetermined norm.

Frontage Tables provide for the adjustment of front footage unit values to account for
variations in the relative utility value of excessive or insufficient frontage as compared to
a predetermined norm.

Acreage or Square Footage Tables provide for the adjustment of unit values to account
for variations in the relative utility value of excessive or insufficient land sizes as
compared to a predetermined norm.

During the process of adjusting the comparable sales to account for variations between them and
the subject property, the appraiser must exercise great care to include all significant factors and
to properly consider the impact of each of the factors upon the total value. If done properly, the
adjusted selling prices of the comparable properties will establish a range in value in which the
value of the subject property will fall. Further analysis of the factors should enable the appraiser
to narrow the range down to the value level that is most applicable to the subject property.

THE SOIL PRODUCTIVITY METHOD

This method involves the classification of agricultural tracts according to a productivity index
and establishing corresponding unit land values either by the analysis of comparable sales or the
capitalization of income yields. The method requires a great deal of data and time, and its
application, for Ad Valorem tax purposes, is generally limited to the appraisal of predominantly
agricultural jurisdictions, in which soil productivity is either the primary influence to buyers and
sellers, or in which soil productivity is the legal basis for the assessment of farm land.

There is a second condition, which presupposes the use of the soil productivity method, the

availability of current soil maps and related data. Soil productivity refers to the capacity of a soil
to produce crops. Its productive capacity is basically dependent upon characteristics inherent in
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the soil; the prevailing environmental and climatic conditions; and the level of management
input. Since the appraiser, for tax purposes, generally is neither provided with the time nor the
resources to survey, analyze, and classify the varied numbers of soils, the use of this method is
solely contingent upon the availability of reliable soil maps and data compiled from scientific
soil surveys.

Providing then, that the value of the farmland as evidenced in the market place, or as mandated
by law, is directly related to its capacity to produce, and that current soil maps and related data
are available, it follows that soil productivity should be given prime consideration in the
valuation of farm land.

The following is a suggested procedure for establishing unit land values based upon the relative
productivity of the soil. Whereas precise terminology may differ from state to state, the general
procedure should prove to be fairly applicable to any region.

1. Obtain soil maps. Soil maps prepared by soil surveyors should provide an
accurate inventory of the soil resources of an area. The soil mapping units
delineated on the maps provide a basis for soil-use suggestions and for crop-yield
and for soil productivity estimates.

2 Obtain or develop soil productivity index ratings for each soil mapping unit.
Soil productivity is generally expressed in terms of yield per acre. In developing
a soil productivity approach to value, it is necessary to compare the productivity
of different soils and different yields. A productivity index provides the statistical
means of expressing the productivity of different soils in relative units of
comparison.

Table 1 shows the calculation of a productivity index for Muscatine silt loam at a
high management level. The yield estimates are related to a base yield. The same
base yield is used for all soils, but the crop-yield estimates, and acreage ratio will
vary with each soil. The acreage ratio is an expression of the percentage of the
time that a particular crop is grown. Management level is held constant. Thus, the
soil productivity index provides a measure of the soil contribution in crop
production. Such ratings may be prepared for cropland, pasture, and timber.

TABLE 1. EXAMPLE CALCULATION OF SOIL PRODUCTMTY INDEX

1) 2 &) ) )

CROP Average Base Relative Acreage Cost
Yield Yield Yield Ratio Contribution
(Per Acre) (Index-100) (1)(2) (3)x(4)

Corn 145 Bu 90 Bu 161% S5 88

Soybeans 46 Bu 30 Bu 153% 30 46

Wheat 56 Bu 30 Bu 186% .08 15

Oats 86 Bu 60 Bu 143% 07 10

Soil Productivity Index (Sum of Crop Contribution) = 159
Rounded to the nearest multiple of 5 =160
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3.

9.

Determine appropriate soil-use categories. Separate soil-use categories may be
established for each significant use. However, in many areas, it is often more practical
to consider only cropland, and to establish the necessary guidelines for adjusting land
in timber, brush, or pasture accordingly.

Compile data on the selling prices and or income yields or agricultural land in
representative soil areas.

Obtain or measure and record the acreage of each soil-use mapping unit category for
each tract of land in the sampling compiled in Step 4. If measured, a planimeter, grid,
or electric area calculator should be used.

Calculate a tract-productivity index for each tract of land in the sampling. A tract-
productivity index may be calculated by using the acreage and soil-productivity index
for each soil-mapping unit in a tract. The acreage is multiplied by the soil-
productivity index to obtain a soil contribution for each mapping unit. The soil
contributions are added together, and the resulting sum is divided by the number of
acres in the tract. The result is a weighted index of the soil productivity of the tract.

Table 2 shows an example calculation.

TABLE 2 EXAMPLE CALCULATION OF TRACT PRODUCTIVITY INDEX

1) 2) 3 @ &)

Soil Mapping Soil Soil Unit (from
Acreage Productivity Contribution Seil Map)
Index (3)x(4)

Stable 68 A0 14 150 2100
Denny 45 A0 2 110 220
Muscatine 41 A0 17 160 2720
Tams 36 C2 7 130 910

Totals - 40 - 5950

Tract Productivity Index =Sum of (5) /Sum of (3) = 5950/14 = 149

Determine the relationship of productivity and selling price and/or income yields
per acre for each of the tracts included in the sampling. A curve (or graph) may
be prepared by plotting the measure of dollar value along the vertical axis, and the
productivity along the horizontal axis.

Obtain or measure and record the acreage of each soil-use mapping unit category
for each tract of agricultural land to be appraised.

Calculate a tract productivity index for each tract of agricultural land to be
appraised and determine an estimate of its value from the graph generated in Step
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10.  Once the productivity of the tract is known, the base value of the tract can be
determined from such a graph, or if preferred, a table can be prepared from the
graph showing the tract productivity in one column and the estimated
corresponding base unit level values in an adjoining column.

Note: the base unit land values obtained in Step 9 will often require adjustments to account for
factors such as location, accessibility, special soil conditions, etc., which influence land value,
but which cannot be measured by productivity.

In such cases where soil productivity is a prime factor in determining the value of the land, the
procedural steps outlined above should provide a sound basis for establishing equitable values.

It should be noted, however, that the procedure is not a formula for appraising farmland, but only
a method of establishing unit values based upon a soil productivity index. Soil productivity is but
one value-influencing factor to be considered and depending upon the area in which the farmland
is located, it may or may not have significant bearing upon the market value of the property.

In the final analysis, each farm appraisal must stand the test of comparison with competing
properties. Intelligent buyers may be assumed to know of the existence of similar properties as
well as the bidding prices or asking prices for such properties. It is also reasonable to assume that
well informed buyers of competing properties have examined the characteristics of the property,
in a practical, if not scientific way before establishing the value of the property to them as
investors.

Similarly, the appraiser must rely heavily upon the comparison process in determining the
relationship of a farm property of unknown value, but of known characteristics (subject farm) to
comparable farms of known value as well as known characteristics (bench-mark farms). Each
value-influencing factor must be analyzed in order to determine its individual contribution to the
overall value. In the process, consideration must be given to such factors as the time and
condition of the sale, the size of the property, the suitability and productivity of the soil, the
value of the buildings, the location of the property in relation to market accessibility, and the
location of the property in relation to its suitability for higher land uses.

Only after determining the contribution value of each of these factors can the appraiser determine
the proper basis or criteria for establishing unit land values, which will accurately reflect the
action of the market.
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THE LAND RESIDUAL TECHNIQUE

In the absence of sufficient market data, income-producing land may be valued by determining
the portion of the net income attributable to the land and capitalizing the net income into an
indication of value. The procedure is as follows:

1. Determine the highest and best use of the land, which may be either its present
use or hypothetical use.

2 Estimate the net income, which the property can be expected to yield.
3. Estimate the replacement cost new of the improvements.
4. If the case involves the present use, estimate the proper allowance for

depreciation, and deduct that amount from the replacement cost new of the
improvements to arrive at an estimate of their depreciated value.

S. Develop appropriate capitalization rates.

6. Calculate the income requirements of the improvements and deduct the amount
from the total net income to derive that portion of the income that can be said to
be attributable to the land.

7. Capitalize the residual income attributable to the land to an indication of value.

RATIO METHOD

A technique useful for establishing broad indications of land values is a "typical" allocation or
ratio method. In this technique, the ratio of the land value to the total value of improved
properties is observed in situations where there is good market and/or cost evidence to support
both the land values and total values. This market-abstracted ratio is then applied to similar
properties where the total values are known, but the allocation of values between land and
improvements are not known. The ratio is usually expressed as a percentage that represents the
portion of the total improved value that is land value, or as a formula:

(Total Land Value / Total Property Value) x 100%= % Land Is of Total Property Value

This technique can be used on most types of improved properties, with important exceptions
being farms and recreational facilities, provided that the necessary market and/or cost
information is available. In actual practice, available market information limits this technique
primarily to residential properties, and to a much lesser extent, commercial and industrial
properties such as apartments, offices, shopping centers, and warehouses. The ratio technique
cannot give exact indications of land values. It is nevertheless useful, especially when used in
conjunction with other techniques of estimating land values because it provides an indication of
the reasonableness of the final estimate of land value.
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The ratio should be extracted from available market information and applied to closely similar
properties. It should be noted that any factor that affects the value could also affect the ratio of
values. Zoning is particularly important because it may require more or less improvements be
made to the land, or may require a larger or smaller minimum size. This tends to have a bearing
on the land values, and may influence the ratio of values considerably, from community to
community.

The following is an example of a residential land valuation situation:

Market information derived from an active new subdivision:

Typical Lot Sale Price (most lots equivalent) $30,000

Improved Lot Sales (range) $125,000 to $150,000

Indicated Ratio: 30.000 to 30,000 x 100% = 20% to 24%
150,000 125,000

Similar subdivision, but 100% developed:

Typical Lot Sale Price (most lots equivalent) Unavailable

Improved Lot Sales (range) $100,000 to $150,000

Broadest Indicated Range of Lot Values $20,000 to $36,000
(20% x $100,000 to 24% x 150,000)

Narrowest Indicated Range of Lot Values $24,000 to $30,000

(24% x $85,000 to 20% x $105,000)

If both lots and improvements vary considerably, the broadest range is most appropriate. If most
lots vary little and are judged equivalent, but the improvements vary somewhat, the narrowest
range is appropriate. Most subdivisions exhibit a combination of the two ranges, showing a
narrow typical range, but a wider actual range of land values.

MASS APPRAISING

In preceding sections, we have outlined the fundamental concepts, principles, and valuation
techniques underlying the Appraisal Process, We will now approach the problem at hand: the
reappraisal of certain specified real property within a total taxing jurisdiction, be it an entire
county or any subdivision thereof, and to structure a systematic mass appraisal program to effect
the appraisal of said properties in such a way as to yield valid, accurate, and equitable property
valuations at a reasonable cost dictated by budgetary limitations, and within a time span totally
compatible with assessing administration needs.

The key elements of the program are validity, accuracy, equity, economy, and efficiency.
To be effective, the program must:

- incorporate the application of proven and professionally acceptable techniques
and procedures;
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- provide for the compilation of complete and accurate data and the processing of
that data into an indication of value approximating the prices actually being paid
in the market place;

- provide the necessary standardization measures and quality controls essential to
promoting and maintaining uniformity throughout the jurisdiction;

- provide the appropriate production controls necessary to execute each phase of
the operation in accordance with a carefully planned budget and work schedule;

- provide techniques especially designed to streamline each phase of the operation,
eliminating superfluous functions, and reducing the complexities inherent in the
appraisal process to more simplified but equally effective procedures.

In summary, the objective of an individual appraisal is to arrive at an opinion of value, the key
elements being the validity of the approach and the accuracy of the estimate. The objective of a
mass appraisal for tax purposes is essentially the same. However, in addition to being valid and
accurate, the value of each property must be equitable to that of each other property, and what's
more, these valid, accurate, and equitable valuations must be generated as economically and
efficiently as possible.

OVERVIEW

The prime objective of mass appraisals for tax purposes is to equalize property values. Not only
must the value of one residential property be equalized with another, but it must also be
equalized with each agricultural, commercial, and industrial property within the political unit.

The common denominator or the basis for equalization is market value; that price which an
informed and intelligent person, fully aware of the existence of competing properties and not
being compelled to act, is justified in paying for a particular property.

The job of the appraiser is to arrive at a reasonable estimate of that justified price. To accomplish
this, the coordination of approaches to the valuation of the various classes of property must be
made so that they are related one to another in such a way as to reflect the motives of the
prospective purchasers of each type of property.

A prospective purchaser of a residential property is primarily interested in its capacity to render
service to the family as a place to live. Its location, size, quality, design, age, condition,
desirability and usefulness are the primary factors to be considered in making a selection. By
relying heavily upon powers of observation and inherent intelligence, knowing what could be
afforded and simply comparing what is available, one property will eventually stand out to be
more appealing than another. So it is likewise the job of the appraisers to evaluate the relative
degree of appeal of one property to another for tax purposes.

The prospective purchaser of agricultural property will be motivated somewhat differently. The
primary interest will be in the productive capabilities of the land. It is reasonable to assume that
the purchaser will be familiar, at least in a general way, with the productive capacity of the farm.
It might be expected that the prudent investor will have compared one farm’s capabilities against
another. Accordingly, the appraiser for local tax equalization purposes must rely heavily upon
prices being paid for comparable farmland in the community.
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The prospective purchaser of commercial property is primarily interested in the potential net
return and tax shelter the property will provide. That price which is justified to pay for the
property is a measure of the prospects for a net return from the investment. Real estate, as an
investment then, must not only compete with other real estate, but also with stocks, bonds,
annuities, and other similar investment areas. The commercial appraiser must explore the rental
market and compare the income-producing capabilities of one property to another.

The prospective purchaser of industrial property is primarily interested in the overall utility value
of the property. Of course, in evaluating the overall utility, individual consideration must be
given to the land and each improvement thereon. Industrial buildings are generally of special
purpose design, and as such, cannot readily be divorced from the operation for which they were
built. As long as the operation remains effective, the building will hold its value; if the operation
becomes obsolete, the building likewise becomes obsolete. The upper limit of its value is its
replacement cost new, and its present-day value is some measure of its present day usefulness in
relation to the purpose for which it was originally designed.

Any effective approach to valuations for tax purposes must be patterned in such a way as to
reflect the "modus operandi" of buyers in the marketplace. As indicated above, the motives
influencing prospective buyers tend to differ depending upon the type of property involved. It
follows that the appraiser's approach to value must differ accordingly.

The residential appraiser must rely heavily upon the market data approach to value, analyzing the
selling prices of comparable properties and considering the very same factors of location, size,
quality, design, age, condition, desirability, and usefulness, which were considered by the buyer.

The commercial appraiser will find that since commercial property is not bought and sold as
frequently as is residential property, the sales market cannot be readily established. By relying
heavily on the income approach to value, the net economic rent that the property is capable of
yielding can be determined, and the amount of investment required to affect that net return at a
rate commensurate with that normally expected by investors could also be determined. This can
only be achieved through a comprehensive study of the income producing capabilities of
comparable properties and an analysis of present-day investment practices.

The industrial appraiser will not be able to rely on the market data approach because of the
absence of comparable sales, each sale generally reflecting different circumstances and
conditions. Also, it is not possible to rely upon the income approach because of the absence of
comparable investments, and because of the inability to accurately determine the contribution of
each unit of production to the overall income produced. Therefore, by relying heavily on the cost
approach to value, a determination must be made of the upper limit or replacement cost new of
each improvement and the subsequent loss of value resulting overall from physical, functional
and economic factors.

The fact that there are different approaches to value, some of which are more applicable to one
class of property than to another, does not, by any means, preclude equalization between classes.
The objective in each approach is to arrive at a price, which an informed and intelligent person,
fully aware of the existence of competing properties and not being compelled to act, is justified
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in paying for any one particular property. Underlying, and fundamental to each of the

approaches is the comparison process. Regardless of whether the principal criteria are actual
selling prices, income-producing capabilities, or functional usefulness, like properties must be
treated alike. The primary objective is equalization. The various approaches to value, although
valid in themselves, must nevertheless be coordinated one to the other in such a way as to
produce values that are not only valid and accurate, but are also equitable. The same "yardstick"
of values must be applied to all properties and must be applied by systematic and uniform
procedures.

Tt is obvious that sales on all properties are not required to effectively apply the market data
approach. The same is true regarding any other approach. What is needed is a comprehensive
record of all the significant physical and economic characteristics of each property in order to
compare the properties of "unknown" values with the properties of "known" values. All
significant differences between properties must in some measure, either positively or negatively,
be reflected in the final estimate of value.

Each property must be given individual treatment, but the treatment must be uniform and
standardized, and essentially no different than that given to any other property. All the factors
affecting value must be analyzed and evaluated for each and every property within the entire
political unit. It is only by doing this that equalization between properties and between classes of
properties can be ultimately affected. All this, at best, is an oversimplification of the equalization
process underlying the entire mass appraisal program. The program itself consists of various
operational phases, and its success depends primarily upon the systematic coordination of
collecting and recording data, analyzing the data, and processing the data to an indication of
value.

DATA INVENTORY

Basic to the appraisal process is the collecting and recording of pertinent data. The data will
consist of general supporting data, referring to the data required to develop the elements essential
to the valuation process; neighborhood data, referring to information regarding pre-delineated
neighborhood units; and specific property data, referring to the data compiled for each parcel of
property to be processed into an indication of value by the cost, market and/or income approach.

The data must be comprehensive enough to allow for the adequate consideration of all factors
that significantly affect property values. In keeping with the economics of a mass appraisal
program, it is costly and impractical to collect, maintain, and process data of no or marginal
contribution to the desired objectives. The axiom "too much data is better than insufficient data"
does not apply. What does apply is the proper amount of data, no more or no less, which is
necessary to provide the database necessary to generate the desired output.

Cost data must be sufficient enough to develop or select and validate the pricing

schedules and cost tables required to compute the replacement cost new of
improvements needed to apply the cost approach to value.
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All data pertaining to the cost of total buildings in place should include the parcel
identification number, property address, date of completion, construction costs,
name of builder, source of information, structural characteristics, and other
information pertinent to analysis.

Cost information may be recorded on the same form (unassigned property record
card) used to record specific property data.

The principal sources for obtaining cost data are builders, suppliers, and
developers, and it is generally advisable to collect cost data in conjunction with
new construction pick-ups.

Sales data must be sufficient enough to provide a representative sampling of
comparable sales needed to apply the market data approach, to derive unit land
values and depreciation indicators needed to apply the cost approach, and to
derive gross rent multipliers and elements of the capitalization rate needed to
apply the income approach.

All sales data should include the parcel identification number, property
qualification code, month and year of sale, selling price, source of information,
i.e., buyer, seller, agent, or fee, and a reliable judgment as to whether or not the
sale is representative of a true arm's length transaction.

Sales data should be recorded on the same form (assigned property record card)
used to record specific property data and verified during the property listing
phase.

The principal source for obtaining sales data is the county register of deeds office,
MLS, sales letters, fee appraisers and the real estate transfer returns.

Other sources may include developers, realtors, lending institutions, and
individual owners during the listing phase of the operation.

Income and expense data must be sufficient enough to derive capitalization rates
and accurate estimates of net income needed to apply the income approach.
Income and expense data should include both general data regarding existing

financial attitudes and practices, and specific data regarding the actual incomes
and expenses realized by specific properties.

The general data should include such information as equity return expectations,

gross rentals, vacancy and operating cost expectations and trends, prevailing
property management costs, and prevailing mortgage costs.
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Specific data should include the parcel identification number, property address (or
building ID), source of information, the amount of equity, the mortgage and lease
terms, and itemized account of the annual gross income, vacancy loss, and
operating expenses for the most recent two-year period.

The general data should be documented in conjunction with the development of
capitalization procedural guidelines. The specific data, since it is often considered
confidential and not subject to public access, should be recorded on special forms,
designed in such a way as to accommodate the property owner or agent thereof in
submitting the required information. The forms should also have space reserved
for the appraiser's analysis and calculations.

The principal sources for obtaining the general financial data are investors,
lending institutions, fee appraisers and property managers. The primary sources
for obtaining specific data are the individual property owners and/or tenants
during the listing phase of the operation.

Neighborhood data. At the earliest feasible time during the data inventory phase
of the operation, and after a thorough consideration of the living environment and
economic characteristics of the overall county, or any political subdivision
thereof, the appraisal staff should delineate the larger jurisdictions into smaller
"neighborhood units," each exhibiting a high degree of homogeneity in residential
amenities, land use, economic trends, and housing characteristics such as
structural quality, age, and condition. The neighborhood delineation should be
outlined on an index (or comparable) map and each assigned an arbitrary
neighborhood identification code, which when combined with the parcel
identification numbering system, will serve to uniquely identify it from other
neighborhoods.

Neighborhood data must be comprehensive enough to permit the adequate
consideration of value-influencing factors to determine the variations in selling
prices and income yields attributable to benefits arising from the location of one
specific property as compared to another. The data should include the taxing
district, the school district, the neighborhood identification code, special reasons
for delineation (other than obvious physical and economic boundaries), and
various neighborhood characteristics such as the type (urban, suburban, etc.,), the
predominant class (residential, commercial, etc.), the trend (whether it is
declining, improving, or relatively stable), its accessibility to the central business
district, shopping centers, interstate highways and primary transportation
terminals, its housing characteristics, the estimated range of selling prices for
residentially improved properties, and a rating of its relative durability.

All neighborhood data should be recorded on a specially designed form during the
delineation phase.
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Specific proper data must be comprehensive enough to provide the data base
needed to process each parcel of property to an indication of value, to generate the
tax roll requirements, to generate other specified output, and to provide the
assessing officials with a permanent record to facilitate maintenance functions and
to administer taxpayer assistance and grievance proceedings.

The data should include the parcel identification number, ownership and mailing
address, legal description, property address, property classification code, local
zoning code, neighborhood identification code, site characteristics, and structural
characteristics.

All the data should be recorded on a single, specially designed property record
card customized to meet individual assessing needs. Each card should be designed
and formatted in such a way as to accommodate the listing of information and to
facilitate data processing. In addition to the property data items noted above,
space must be provided for a building sketch, land and building computations,
summarization, and memoranda. In keeping with the economy and efficiency ofa
mass appraisal program, the card should be formatted to minimize writing by
including a sufficient amount of site and structural descriptive data that can be
checked and/or circled. The descriptive data should be comprehensive enough to
be suitable for listing any type of land and improvement data regardless of class,
with the possible exception of large industrial, institutional, and utility complexes
that require lengthy descriptions. In these cases, it will generally be necessary to
use a specially- designed supplemental property record document, keyed and
indexed to the corresponding property record card. The property record card
should be made a permanent part of the assessing system, and used not only in
conjunction with the revaluation, but also to update the property records for
subsequent assessments.

The specific property data should be compiled from existing assessing records
and field inspections. The parcel identification number, ownership, mailing
address, and legal description may be obtained from existing tax rolls. Property
classification codes may also be obtained from existing tax records (whenever
available) and verified in the field. Local zoning codes may be obtained from
existing zoning maps. Neighborhood identification codes may be obtained from
the neighborhood delineation maps. Lot sizes and acreage may be obtained from
existing tax maps. The property address and the site and structural characteristics
may be obtained by making a physical inspection of each property.

In transferring lot sizes from the tax maps to the property record cards, the
personnel performing the tasks must be specially trained in the use of
standardized lot sizing techniques and depth tables, which may be used to adjust
irregular shaped lots and abnormal depths to account for variations from
predetermined norms. In regard to acreage, the total acreage may be transferred,
but the acreage breakdowns required affecting the valuation of agricultural,
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residential, forestry, commercial, and industrial properties must be obtained in the
field from the property owner and verified by personal observation and aerial
photographs, if available.

Field inspections must be conducted by qualified lister under the close
supervision of the appraisal staff. During this phase of the operation, the lister
must visit each property and attempt personal contact with the occupant. In the
course of the inspection, the following procedures must be adhered to:

Identification of the property.
Recording the property address.

Interviewing the occupant of the building and recording all pertinent
data.

Inspection, when possible, of the interior of the building and recording of
all pertinent physical data.

Measuring and inspecting the exterior of the building, as well as all other
improvements on the property, and recording the story height, and the
dimensions and/or size of each.

Recording a sketch of the principal building(s), consisting of a plan view
showing the main portion of the structure along with any significant
attached exterior features, such as porches, etc. All components must be
identified, and the exterior dimensions shown for each.

Selection of and recording the proper quality grade of the improvement.

Selection of and recording the proper adjustments for all field-priced
items.

Reviewing the property record card for completeness and accuracy.
After the field inspection is completed, the property record cards must be
submitted to clerical personnel to review the cards for completeness, calculate the
areas, and make any necessary mathematical extensions.
Complete and accurate data are essential to the program. Definite standardized

data collection and recording procedures must be followed if these objectives are
to be met.
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PROCESSING THE DATA

This phase of the operation involves the analysis of data compiled during the data inventory
phase and the processing of that data to an indication of value through the use of the cost,
market, and income approaches to value.

During the analytical phase, it will be necessary to analyze cost, market, and income data in
order to provide a basis for validating the appropriate cost schedules and tables required to
compute the replacement cost new of all buildings and structures; for establishing comparative
unit land values for each class of property; for establishing the appropriate depreciation tables
and guidelines for each class of property; and for developing gross rent multipliers, economic
rent and operating expense norms, capitalization rate tables and other related standards and
norms required to effect the mass appraisal of all the property within an entire political unit on an
equitable basis.

After establishing the appropriate standards and norms, it remains to analyze the specific data
compiled for each property by giving due consideration to the factors influencing the value of
that particular property as compared to another, and then to process the data into an indication of
value by employing the techniques described in the section of the manual dealing with the
application of the traditional approaches to value.

Any one, or all three of the approaches, if applied properly, should lead to an indication of
market value. Of primary concern is applying the approaches on an equitable basis. This will
require the coordinated effort of a number of individual appraisers, each appraiser acting as a
member of a team, with the team effort directed toward a valid, accurate and equitable appraisal
of each property within the political unit. Each property must be physically reviewed, during
which time the following procedures must be adhered to:

- Verification of the characteristics recorded on the property record card.

- Certification that the proper schedules and cost tables were used in computing the
replacement cost of each building and structure.

- Determination of the proper quality grade and design factor to be applied to each
building to account for variations from the base specifications.

- Making a judgment of the overall condition, desirability, and usefulness of each
improvement in order to arrive at a sound allowance for depreciation.

- Capitalization of net income capabilities into an indication of value in order to
determine the loss of value attributable to functional and economic obsolescence.

- Addition of the depreciated value of all improvements to the land value and

reviewing the total property value in relation to the value of comparable
properties.
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At the completion of the review phase, the property record cards must be, once again, submitted
to clerical personnel for final mathematical calculations and extensions, as well as a final check
for completeness and accuracy.

Once the final values have been established for each property, the entire program should be
evaluated in terms of its primary objectives: Do the values approximate a satisfactory level of
market value? Are the values equitable? Satisfactory answers to these questions can best be
obtained through a statistical analysis of recent sales in an appraisal-to-sale ratio study, if
sufficient sales are available.

To perform the study, it is necessary to take a representative sampling of recent valid sales and
compute the appraisal-to-sale ratio for each of the sales. If the sample is representative, the
computed median appraisal-to-sale ratio will give an indication of how close the appraisals
within each district approximate market value. This is providing, of course, that the sales
included represent true market transactions. It is then necessary to determine the deviation of
each individual appraisal-to-sale ratio from the median ratio, and to compute either the average
or the standard deviation, which will give an indication of the degree of equity within each
individual district. What remains then is to compare the statistical measures across property
classes in order to determine those areas, if any, which need to be further investigated, revising
the appraisal, if necessary, to attain a satisfactory level of value and equity throughout the entire
jurisdiction.

The techniques and procedures set forth herein, if applied skillfully, should yield highly accurate
and equitable property valuations, and should provide a sound property tax base. It should be
noted, however, that no program, regardless of how skillfully administered, can ever be expected
to be error-free. The appraisal must be fine-tuned, and this can best be done by giving the
taxpayer an opportunity to question the value placed upon his property and to produce evidence
that the value is inaccurate or inequitable. During this time, the significant errors will be brought
to light, and taking the proper corrective action will serve to further the objectives of the
program. What's important in the final analysis is to use all these measures as well as any other
resources available to affect the highest degree of accuracy and equity possible.
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ESTIMATING REPLACEMENT COST NEW

The informed buyer is not justified in paying anything more for a property than what it would
cost him to acquire an equally desirable substitute property. Likewise, the upper limit of value of
most improvements is the cost of reproducing an equally desirable substitute improvement. It
follows, then, that a uniform starting point for an equalization program is to determine the
replacement cost new of each and every improvement.

REPLACEMENT COST

Replacement Cost is the current cost of producing an improvement of equal utility to the subject
property; it may or may not be the cost of reproducing a replica property. The distinction being
drawn is one between replacement cost, which refers to a substitute property of equal utility, as
opposed to reproduction cost, which refers to a substitute replica property.

The replacement cost of an improvement includes the total cost of construction incurred by the
builder, whether preliminary to, during the course of, or after completion of its construction.
Among these are materials, labor, all subcontracts, builder's overhead and profit, architectural
and engineering fees, consultation fees, survey and permit fees, legal fees, taxes, insurance and
the cost of interim financing.

PRICING SCHEDULES

Pricing schedules and related cost tables are included in this manual to assist the appraiser in
arriving at accurate estimation of replacement cost new. They have been developed by applying
unit-in-place costs to the construction of specified hypothetical or model buildings. Application
of the schedules involves the selection of the model, which most nearly resembles the subject
building and adjusting its price to compensate for all significant variations.

Pricing schedules are included for various types of residential, agricultural, institutional,
commercial and industrial structures.

Cost adjustments for the variations which are most frequently encountered in a particular type
building are included. Adjustments for other variations may be made by using either the
‘ Adjustments to Base Rates' tables or other appropriate schedules.

SELECTING THE PROPER QUALITY GRADE

The quality of materials and workmanship is the one most significant variable to be considered
in estimating the replacement cost of a structure. Two buildings may be built from the same
general plan, each offering exactly the same facilities and with the same specific features, but
with widely different costs due entirely to the quality of materials and workmanship used in their
construction. For instance, the cost of a dwelling constructed of high-quality materials and with
the best of workmanship throughout can be more than twice that of one built from the same floor
plan, but with inferior materials and workmanship.
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The schedules included in this manual have been developed to provide the appraiser with a range
of grades comprehensive enough to distinguish all significant variations in the quality of
materials and workmanship, which may be encountered. The basic specifications for each grade
as to the type of facility furnished remain relatively consistent throughout, and the primary
criterion for establishing the grade being the overall quality of materials and workmanship.

The majority of buildings erected fall within a definite class of construction, involving the use of
average quality of materials with average quality of workmanship. This type of construction
being the most common, it can readily be distinguished by the layman as well as the professional
appraiser. Consequently, better or inferior quality of construction can be comparatively observed.
The quality grading system and pricing schedules in this manual are keyed to this obvious
condition; the basic grade being representative of that cost of construction using average quality
of materials with average quality workmanship. The principal Quality Grade classifications are
as follows:

Grade S Superior Quality
Grade X Excellent Quality
Grade A Very Good Quality
Grade B Good Quality

Grade C Average Quality
Grade D Fair Quality

Grade E Inferior Quality
Grade M Manufactured Home

The seven grades listed above will cover the entire range of construction quality, from the
poorest to the finest quality.

The general quality specifications for each grade are as follows:

Grade S Buildings generally having an superior architectural style and design,
constructed with excellent quality materials and custom workmanship.
Superior quality interior finish, built-in features, deluxe heating system,
plumbing, and lighting fixtures.

Grade X Buildings generally having an exceptional architectural style and design,
constructed with excellent quality materials and custom workmanship.
Superior quality interior finish, built-in features, deluxe heating system,
plumbing, and lighting fixtures.

Grade A Architecturally attractive buildings constructed with excellent quality
materials and workmanship throughout, featuring very good quality
interior finish and built-in features. Deluxe grade heating and cooling
systems, and very good grade plumbing and lighting fixtures.
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Grade B

Grade C

Grade D

Grade E

Grade M

Buildings constructed with good quality materials and above average
workmanship throughout, having moderate architectural treatment.
Good quality interior finish and built-in features. Good grade heating,
plumbing, and lighting fixtures.

Buildings constructed with average quality materials and workmanship
throughout, conforming to the base specifications used to develop the
schedule. Minimal architectural treatment, with average quality interior
finish and built-in features. Standard grade heating, plumbing, and lighting
fixtures.

Buildings constructed with inexpensive quality materials and little or no
attention to detail. Void of architectural treatment. Fair quality interior
finish and built-in features, with low-grade heating, plumbing, and lighting
fixtures.

Buildings constructed with a substandard grade of materials, usually
“culls” and “seconds” and very poor-quality workmanship resulting from
unskilled, inexperienced, "do-it-yourself-type labor. Low-grade heating,
plumbing, and lighting fixtures.

Manufactured homes built to HUD standards

In order to facilitate using this grading system, and again to promote and maintain
uniformity in approach, the value relationship of grade to grade as just described has been
incorporated into the development of the base specifications relating to each schedule
used in the manual.

Note: The appraiser must exercise extreme caution not to confuse the concepts of
"quality" and "condition" when selecting the proper grade.

APPLYING THE PROPER GRADE FACTOR

Grading would be a relatively simple process if all buildings were built to conform to the quality
grade specifications outlined above. The fact is, however, that this ideal condition does not exist.
It is not unusual for any conventional building to be built incorporating construction qualities
that fall between the established grade levels. The grading system in this manual has been
designed in such a way as to provide the appraiser with a method for accounting for such
variations by establishing intermediate grades.

If the Subject building is judged to be of a better or inferior quality than the actual grade levels, a
grade factor of plus (+) (++) or minus (-) (--) should be applied, i.e., C+ would be better than a
straight "C" Grade, B-, poorer than a straight "B" Grade, etc.
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There is rarely a clear-cut designation of a specific grade factor. The appraiser will generally
select a range, such as C+ to B-, and then weigh the various quality factors exhibited in the

construction in order to select the proper factor.

Following the above procedures results in the full range of quality grade factors, examples of
these factors are listed below.

Grade *++

3.60
2.50
1.80
1.35
1.10
90
.60
.90

ZWMO QWP X

4+

3.40
2.30
1.70
1.30
1.05
.85
D
.85

Grade Only

3.10
2.10
1.55
1.25
1.00
.80
.50
75

2.80
1.90
1.45
1.20
95
75
40
.65

2023 Schedule of Values

2.65
1.85
1.40
1.15
92
.70
.30
.50

Note: the quality factor ultimately selected should represent a composite judgment
of the overall quality grade. Generally, the quality of materials and workmanship

is fairly consistent throughout the construction of a specific building; however,

since this is not always the case, it is frequently necessary to weight the quality of

each major component in order to arrive at the proper "overall" quality grade.

Equal consideration must also be given to any " Additions" which are constructed
of materials and workmanship inconsistent with the quality of the main building.

PRICING SCHEDULES AND COST TABLES

The pricing schedules and cost tables in this manual are provided to assist the appraiser in

arriving at accurate and uniform valuations. Used properly, they should prove to be an invaluable

tool. Quality valuations, however, are not the product of schedules and tables themselves, but
rather of the appraiser's ability to use them effectively. In order to bring this about, a thorough
understanding of the make-up and the capabilities and limitations of each schedule is essential.
The appraiser must know the specifications, from which the base prices were derived, the
composition of the prices, and the proper techniques and procedures for applying the prices.
What's more important, the appraiser must be able to exercise good common sense and sound
judgment in selecting and using them.
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It should also be noted that the schedules and tables in the manual have been developed primarily
for mass appraisal and tax equalization purposes. They have, therefore, been designed to provide
the appraiser with an uncomplicated, fast, and effective method of arriving at an accurate
estimate of replacement costs. In order to maintain simplicity in the schedules, techniques, and
procedures, it is often necessary to make certain compromises from a strictly technical and
engineering point of view. Extensive effort has been made in developing the schedules to
minimize these compromises and limit them to variables that have minimal influence on the final
value of the building. The schedules have been designed to reflect actual building costs and
practices. Field tests have proven them to be both accurate and reliable, and when applied
properly, highly effective in arriving at realistic replacement costs.
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RESIDENTIAL CLASSIFICATION STANDARDS
QUALITY GRADE OR CLASS

The quality grade of materials and workmanship is the one most significant variable to be
considered in estimating the replacement cost of a structure. Two buildings may be built from the
same general plan, each offering exactly the same facilities and with the same specific features,
but with widely different cost due entirely to the quality of materials and workmanship used in
their construction. For instance, the cost of a dwelling constructed of high-quality materials and
with the best of workmanship throughout can be more than twice that of one built from the same
floor plan, but with inferior materials and workmanship prevailing.

The following schedule has been developed to distinguish between variations in cost. This
schedule represents the full range of conventional dwelling construction. The basic specifications
for each grade as to type of facilities furnished is relatively constant; that is, each has a specific
type of heating system, two bathrooms, kitchen unit, and other typical living facilities, but with
variable quality of materials and workmanship prevailing.

The basic grade represents cost of construction using average quality materials, with average
workmanship. The majority of dwellings erected fall within two classes above and two classes
below the base grade of ‘C.” The layman or professional appraiser can readily distinguish
between these classes. The three classes of grade of quality for this group of dwelling have been
established as follows:

Grade C++  Above Average Quality 110%
Grade C+ Above Average Quality 105%

Grade C Average Quality 100%
Grade C- Below Average Quality 95%
Grade C-- Below Average Quality 92%

In order to justify variation in cost, maintain uniformity and retain complete control throughout
the cost range, we have established these base grades. The pricing spread between each grade is
based upon the use of better grade materials and higher quality workmanship. For example,
Grade 'B' dwellings are found to have better individual features and interior finish, which reflects
approximately 25% higher costs than Grade 'C." Likewise, the Grade 'D' dwelling would be
constructed of approximately 15% less cost than Grade 'C,' due to the type of materials used and
workmanship. Consequently, better quality of construction or construction of cheaper quality can
be comparatively observed.

To cover the entire range of dwelling construction, four additional classes of dwellings above the

base grade dwelling must be considered along with two grade classes of dwelling below the base
grade.
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The four base grades above are:

Grade S Superior Quality 310%
Grade X Excellent Quality 210%
Grade A Very Good Quality 155%
Grade B Good Quality 125%

The ¢S, 'X' and 'A’ Grade dwellings incorporate the best quality of materials and workmanship.
Construction costs of some Grade S dwellings can run as high as 360% higher than the cost of
Grade C dwellings. The prestige-type and the mansion, or country estate-type homes, are usually
in this classification. Grade B dwellings boast moderate architectural style and design, generally
include the custom-built homes, and can run as high as 35% higher in overall construction costs
than the Grade C dwellings. The Grade A dwellings having outstanding architectural style and
design are generally custom-built homes and are 40-80% better in overall construction than the
Grade C dwellings.

The dwelling of the cheapest quality construction built of inferior grade materials and
workmanship is the Grade E quality.

These seven (7) established base grades or classes of quality will cover the entire range of
dwelling construction, from the cheapest to the finest in quality.

USE OF INTERMEDIATE GRADES

As stated earlier, the grading method is based on Grade C as the base standard of quality and
design. A factor of the highest grade level to the lowest grade level is established by means of
grade factor multipliers. Since not all dwellings are constructed to fall into one of the precise
grade levels with no adjustments, it becomes necessary to further refine our grading system. It is
not unusual for conventional houses to be built incorporating qualities that fall above or below
these established grades. If the house that is being appraised does not fall exactly on a specific
grade, but should be classified within that grade, the use of grade factor symbols (++, + or -, --)
will accomplish this adjustment in the Grade S, X, A, B, C, D and E classes.

For a grading increase in the Grade X category, a plus factor can be used, which will result in
each factor being higher than the last.

For example: Grade X dwelling with outstanding architectural style and design, constructed with
the finest quality materials and workmanship throughout, and featuring superior quality interior
finish with extensive built-in features, a deluxe heating system and high-grade lighting and
plumbing fixtures may be graded X+. The X+ grade places this house in the superior quality
range. The '+ part of the X+ grade places this house a level above the standard Grade X
category. Grade X+ homes have a multiplier of 230%. Thus, once you have priced this house to
the base level of 'C, a multiplier of 230% would be applied to adjust the Grade C base level up to
the X+ grade level you desired.

55



Moore County, North Carolina 2023 Schedule of Values

The same approach would apply should you have a house constructed with a very cheap grade of
materials, usually culls and seconds, and very poor-quality workmanship resulting from
unskilled, inexperienced, "do-it-yourself-type” labor. Minimal code, low-grade mechanical
features and fixtures may be graded 'E." The E Grade places this house in the inferior quality
range. Grade E has a multiplier of 50%. Thus, once you have priced this house to the base level
of 'C,' a multiplier of 50% would be applied to adjust the 'C' grade base level down to the Grade
E level you intended.

NOTE: The quality factor ultimately selected is to represent a composite judgment of the
overall quality grade. Generally, the quality of materials and workmanship is fairly
consistent throughout the construction of a specific building; however, since this is not
always the case, it is frequently necessary to weigh the quality of each major component
in order to arrive at the proper overall quality grade. Equal consideration must also be
given to any additions, which are constructed of materials and workmanship inconsistent
with the quality of the main building.

The appraiser must use extreme caution not to confuse quality and condition when
establishing grades for older houses in which a deteriorated condition may have a
noticeable effect on their appearance. Grades should be based on the initial quality when
new, and not influenced by physical condition. Proper grading must reflect replacement
cost of new buildings. A house should always retain its initial grade of construction,
regardless of its present deteriorated condition.
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Grade S Quality Dwellings

These homes are unique, architecturally designed and custom built by contractors who specialize
in superior quality construction, Extensive detail is given to ornamentation with the use of
superior grade materials and skilled craftsmanship. Homes of this type are located in areas that
are specifically developed for this level of quality. They are not typically found in conventional
subdivisions.

BASE SPECIFICATIONS

FOUNDATION: Brick or reinforced concrete foundation walls on concrete footings with
interior piers.

EXTERIOR WALLS: Stone, brick veneer, stucco, log, or frame siding. All exterior walls
will be of superior quality and constructed with much detail and workmanship. Ample
insulation and adequate openings for windows and doors is typical.

ROOF: Slate, tile, cedar shake, or architecture asphalt shingles on quality sheathing with
well-braced rafters having various slopes and ridges.

INTERIOR FINISH: The interior of these homes is of the highest custom design and
superior construction with much attention given to fine detail and craftsmanship.

FLOORS: Heavy construction utilizing wood or steel joists and sub floor with the best
quality combination of hardwoods, ceramic tile, terrazzo, marble or granite tile, vinyl, or
luxurious carpeting.

PLUMBING: A combination of high-quality fixtures, good quality materials, and skilled
workmanship. Generally, the number of fixtures considered typical and adequate for the
type of construction is in excess of twelve.

CLIMATE CONTROL: A heating system equal to forced air with ample capacity and
insulated ductwork throughout. Air conditioning is included as a part of the

specifications.

ELECTRICAL: Good quality wiring, maximum electrical outlets and expensive light
fixtures.
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Grade X Quality Dwellings

These homes are unique, architecturally designed and custom built by contractors who specialize
in excellent quality construction, Extensive detail is given to ornamentation with the use of
excellent grade materials and skilled craftsmanship. Homes of this type are located in areas that
are specifically developed for this level of quality. They are not typically found in conventional
subdivisions.

BASE SPECIFICATIONS

FOUNDATION: Brick or reinforced concrete foundation walls on concrete footings with
interior piers.

EXTERIOR WALLS: Stone, brick veneer, stucco, log, or frame siding. All exterior walls
will be of excellent quality and constructed with much detail and workmanship. Ample
insulation and adequate openings for windows and doors is typical.

ROOF: Slate, tile, cedar shake, or architecture asphalt shingles on quality sheathing with
well-braced rafters having various slopes and ridges.

INTERIOR FINISH: The interior of these homes is of the highest custom design and
excellent construction with much attention given to fine detail and craftsmanship.

FLOORS: Heavy construction utilizing wood or steel joists and sub floor with the best
quality combination of hardwoods, ceramic tile, terrazzo, marble or granite tile, vinyl, or
luxurious carpeting.

PLUMBING: A combination of high-quality fixtures, good quality materials, and skilled
workmanship. Generally, the number of fixtures considered typical and adequate for the
type of construction is in excess of twelve.

CLIMATE CONTROL: A heating system equal to forced air with ample capacity and
insulated ductwork throughout. Air conditioning is included as a part of the

specifications.

ELECTRICAL: Good quality wiring, maximum electrical outlets and expensive light
fixtures.
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Grade A Quality Dwellings

These homes are architecturally designed, and custom built by contractors who specialize in very
good quality construction. Extensive detail is given to ornamentation with the use of good grade
materials and skilled craftsmanship. Homes of this type are located in areas that are specifically
developed for this level of quality, including more exclusive neighborhoods.

BASE SPECIFICATIONS

FOUNDATION: Brick or reinforced concrete foundation walls on concrete footings with
interior piers.

EXTERIOR WALLS: Stone, brick veneer, stucco, log, or frame siding. All exterior walls
will be of superior quality and constructed with detail and workmanship. Ample
insulation and adequate openings for windows and doors is typical.

ROOF: Slate, tile, cedar shake, or architecture asphalt shingles on quality sheathing with
well-braced rafters having various slopes and ridges.

INTERIOR FINISH: The interior of these homes is of good design and good construction
with much attention given to detail and good quality craftsmanship.

FLOORS: Heavy construction utilizing wood or steel joists and sub floor with a good
quality combination of hardwoods, ceramic tile, terrazzo, marble or granite tile,
vinyl, or luxurious carpeting.

PLUMBING: A combination of good quality fixtures, good quality materials, and skilled
workmanship. Generally, the number of fixtures considered typical and adequate for the
type of construction is in excess of twelve.

CLIMATE CONTROL: A heating system equal to forced air with ample capacity and
insulated ductwork throughout. Air conditioning is included as a part of the

specifications.

ELECTRICAL: Good quality wiring, maximum electrical outlets and expensive light
fixtures.
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Grade B Quality Dwellings

These homes are architecturally designed and built by contractors who specialize in good quality
construction. Much detail is given to ornamentation with the use of good grade materials and
skilled workmanship. Custom-built homes normally fall into this category.

BASE SPECIFICATIONS

FOUNDATION: Brick or reinforced concrete foundation walls on concrete footings with
interior piers.

EXTERIOR WALLS: Stone, brick veneer, stucco, log, or frame siding. All exterior walls

will be of good quality and constructed with good detail and workmanship. Ample
insulation and adequate openings for windows and doors is typical.

ROOF: Slate, tile, cedar shake, or architecture asphalt shingles on quality sheathing with
well-braced rafters having various slopes and ridges.

INTERIOR FINISH: The interior of these homes is of good design and good construction
and good quality workmanship.

FLOORS: Moderate construction utilizing wood or steel joists and sub floor with a good
combination of hardwoods, ceramic tile, vinyl, or good quality carpeting.

PLUMBING: A combination of good quality fixtures and materials, with skilled
workmanship; generally, not exceeding a total of twelve fixtures.

CLIMATE CONTROL: A heating system equal to forced air with ample capacity and
insulated ductwork throughout. Air conditioning is included as a part of the

specifications.

ELECTRICAL: Good quality wiring, maximum electrical outlets and good light fixtures.
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Grade C Quality Dwellings

These homes are designed and built by contractors who specialize in average quality
construction. Adequate detail is given to ornamentation with the use of average grade materials
and typical workmanship. Homes of this type are generally located in areas that are specifically
developed for this level of quality. These homes represent the prevalent quality.

BASE SPECIFICATIONS

FOUNDATION: Brick or reinforced concrete foundation walls on concrete footings with
interior piers.

EXTERIOR WALLS: Stone, brick veneer, stucco, log, or frame siding. All exterior walls
will be average quality and constructed with average detail and workmanship. Ample
insulation and adequate openings for windows and doors is typical.

ROOF: Tile, cedar shake, or asphalt shingles on average quality sheathing with frame
trusses and having typical slopes.

INTERIOR FINISH: The interior of these homes is of average design and average
construction with adequate attention given to detail and average quality workmanship.

FLOORS: Moderate construction utilizing wood or steel joists and sub floor with an
average combination of hardwoods, ceramic tile, vinyl, or average quality carpeting.

PLUMBING: A combination of average quality fixtures, average quality materials, and
workmanship. Generally, there are no more than twelve fixtures for this type of
construction.

CLIMATE CONTROL: A heating system equal to forced air with ample capacity and
insulated ductwork throughout. Air conditioning is included as a part of the

specifications.

ELECTRICAL: Average quality wiring, adequate electrical outlets and average light
fixtures.
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Grade D Quality Dwellings

These homes are usually mass-produced and built of lower quality materials with expense-saving
construction. Limited detail is given to ornamentation with the use of below-average materials
and workmanship. Economy built homes would normally fall into this classification.

BASE SPECIFICATIONS
FOUNDATION: Brick or concrete block walls on concrete footings.

EXTERIOR WALLS: Stone, brick veneer, stucco, log, or frame siding. All exterior walls
are average quality or less and constructed with minimal detail and workmanship.
Insulation is minimal and openings for windows and doors are typical.

ROOF: Lightweight asphalt shingles on adequate sheathing and frame trusses with
minimal slope.

INTERIOR FINISH: The interior of these homes is below average design and
construction with limited attention given to detail and quality workmanship.

FLOORS: Low-cost construction utilizing wood or steel joists and sub floor with some
hardwoods, vinyl, and/or low-quality carpeting.

PLUMBING: A combination of fair quality fixtures and typical quality materials and
workmanship. Considered typical and adequate for this type of construction, normally

has eight fixtures or less.

CLIMATE CONTROL: A heating system equal to forced air with minimal capacity and
ductwork throughout. Air conditioning is considered to be a part of the specifications.

ELECTRICAL: Adequate quality wiring, minimal electrical outlets and low-cost light
fixtures.
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Grade E Quality Dwellings

These homes are constructed of low-quality materials and usually designed not to exceed
minimal building code. Little detail is given to interior or exterior finish. They are usually built
for functional use only. Homes of this type are not specifically located within developments but
may be built as in-fill housing.

BASE SPECIFICATIONS

FOUNDATION: Brick or concrete block foundation walls on concrete footings, piers, or
concrete slab.

EXTERIOR WALLS: Stone, brick veneer, stucco, log, frame siding, or concrete block.
All walls are cheaply constructed with minimal detail and workmanship. Little or no

insulation and minimal windows and doors are typical.

ROOF: Light weight asphalt shingles, roll roofing, or metal on plywood sheathing and
frame trusses with minimal slope.

INTERIOR FINISH: The interior of these homes is of inferior design and construction
with low-cost materials. Little attention is given to detail and quality workmanship.

FLOORS: Low-cost construction utilizing wood or steel joists and sub floor with some
hardwoods, vinyl, and/or low-quality carpeting.

PLUMBING: A combination of inferior quality fixtures, typical quality materials, and
workmanship. A total of five fixtures are generally considered adequate for this type of

construction.

CLIMATE CONTROL: A heating system equal to forced air with minimal capacity and
ductwork throughout. Air conditioning is a part of the specifications.

ELECTRICAL: Minimal quality wiring, with limited electrical outlets and inexpensive
lighting.

Grade M Manufactured Homes

These homes are built to conform with HUD specifications and standards.

BASE SPECIFICATIONS

FOUNDATION: Placed on a permanent foundation as defined by NC building code

ALL OTHER FACTORS: Must be compliant to HUD Safety and construction Standards.
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Story Heights
One-Story

The one-story dwelling has all regular living space on one level. These structures may have
basement and/or attic areas depending on location and preference of prospective owners.

Some advantages of the one-story dwellings include: the ability to add patios, porches and decks
to virtually any room; the absence of stairs where no basement or attic exists; the easy
maintenance of usually low-pitched roofs and short exterior walls. Most one-story dwellings
have a low and long appearance, which is pleasing to a large number of potential owners.

One-and One-Half, and One-and Three-Quarter Story

The one-and-one-half and One-and three-quarter story dwelling is essentially one-story with a
steeper roof allowing for expansion of the attic. Dormers are usually added to provide additional
interior wall height, light and ventilation. This has two distinct advantages: economy in cost per
unit of habitable living space and built-in expandability.

Two-Story and Above

The two-story dwelling is the most economically built of the basic residential structure styles.
The structure may be built with or without basement and/or attic areas. It requires smaller site
space and has a smaller roof and foundation. Heating and cooling the two-story dwelling is
simple and comparatively economical.

The desirability of the two-story dwelling increases as cost and availability of land becomes
more of a concern.

Split-Level / Bi-Level
The split-level dwelling is a variation of the one-story dwelling with basement area. It was
designed for the sloping or hilly site and takes advantage of what might otherwise be a

troublesome difference in elevation.

The split-level makes efficient use of space. The general arrangement of the structure separates
sleeping, living and recreation areas on different levels.

The bi-level with the split-foyer dwelling is a popular variation of the split-level and is generally
constructed with full basement area.
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Manufactured Housing

While many site-built homes are constructed according to a specific building code to ensure
proper design and safety, all manufactured homes are constructed in accordance with the Federal
Manufactured Home Construction and Safety Standards, in effect since June 15, 1976. This
building code, administered by the United States Department of Housing and Urban

Development (HUD) and known as the HUD Code, regulates manufactured home design and
construction, strength and durability, fire resistance, and energy efficiency. In the early 1990s,
this building code was revised to enhance energy efficiency and ventilation standards and to
improve the wind resistance of manufactured homes in areas prone to winds of hurricane force.
Every manufactured home has a red and silver label certifying that it was built and inspected in
compliance with the HUD Code. No manufactured home may be shipped from the factory unless
it complies with the HUD Code and receives the certification label from an independent, third-
party inspection agency.

Manufactured Home Classification Standards

Any manufactured home will be considered real property and will be valued in accordance with
the schedule of values if the owner of the land and the owner of home placed upon the land are
the same, the towing hitch and axle assembly are removed, and placed upon a permanent
foundation as required by the Moore County Building Department.

If the owner of the manufactured home does not own the land it occupies, the home will be
considered personal property. If the manufactured home is considered a personal item, it will be
noted on the property record card.

RESIDENTIAL COST SCHEDULES

The Cost Approach to value lends itself best to property valuation for tax purposes for two
principle reasons:

1) Appraisals for Ad Valorem purposes require separate land value estimates.
2) The Cost Approach can be applied to all classes of property.

The use of one approach to the exclusion of others is contrary to the appraisal process. The
approach outlined in this manual includes cost schedules, which have been developed and are
supported through analysis and incorporation of economic factors indicated by all three
approaches to value: Cost, Income and Market. The following Cost Schedules are based on a
model residence constructed using typical components, average quality workmanship and
materials, consisting of fifteen hundred (1500) square feet, two full baths (eight fixtures), central
heating system and a crawl space. All adjustments from base specifications are included in the
following schedules.
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DWELLING PRICING SCHEDULE

The 'Dwelling Pricing Schedule' is to be used for computing the replacement cost new of all
single-family dwellings, and certain multiple-family dwellings not exceeding four living units.
'C' Grade base prices are provided for Istory, 1.5 story, 1.75 story, 2 story, 2.5 story, 2.75 story
and 3story dwellings off frame exterior wall construction, along with tables of base price
adjustments, additions and other features.

General Application

The general application of the pricing schedule is to select the base price that is most
representative of the subject dwelling, and to adjust that base price to account for any variations
between the subject dwelling and the model. The procedure is as follows:

To calculate the proper base price on the basis of exterior wall construction, story height, and
ground floor area of the main portion of the dwelling, the following formula applies:

a) (Base Area of Subject x 0.00043) + 0.34 + (square root of base sqft x .00044) = Area Factor
Example: Base Price for 1600 square feet
(1600 x .00043) + .34 + (Square root of 1600 x .00044) = 1.04

b) Base Price x Area Factor = Base Replacement Cost

Example: $175,000 x 1.04 = $182,000

Make the necessary base price adjustments to account for the following variations from the base
specifications:

a) Basement - The base price includes a crawl space. (An adjustment must be made if the
dwelling is constructed on anything other than a crawl space.) An additional adjustment
must be made for a dwelling with a basement. The additional adjustment for basement
utility will differ depending upon whether the dwelling has a full or partial basement.

b) Heating and Air Conditioning -The base price includes a central HVAC system.
Adjustments must be made for any non-central systems.

¢) Plumbing - The base price includes two three-fixture bathrooms, a kitchen sink, and a
water heater. An addition or deduction must be made for variations in the number of
plumbing fixtures.

d) Attic - The base price does not include an attic. An additional adjustment must be
made for unfinished or finished attic area based upon the percentage of such area in
relation to the GFLA.
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RESIDENTIAL DWELLING PRICE

SCHEDULES

Model | Factor Name Variable Costed Description Rate for Valuation
1 AIRCODE 4 CENTRAL A/C 1
1 AREA COEFF AREA FACTOR=AREA*COEF1+CONST 0.00043
1 AREA CONST AREA FACTOR=AREA*COEFF+CONST 0.34
1 AREA SQRT SQRT FACTOR 0.00044
1 ATTIC 1 NONE
1 ATTIC 2 UNFINISHED 6650
1 ATTIC 3 20% ATTIC GFA 21600
1 ATTIC 4 30% ATTIC GFA 32400
1 ATTIC 5 40% ATTIC GFA 43200
1 ATTIC 6 55% ATTIC GFA 59400
1 ATTIC 7 65% ATTIC GFA 70200
1 ATTIC 8 85% ATTIC GFA 91800
1 ATTIC 9 95% ATTIC GFA 102600
1 ATTICSF 1 NO ATTIC
1 ATTICSF 2 NO ATTIC SF
1 ATTICSF 3 20% ATTIC SFLA 0.2
1 ATTICSF 4 30% ATTIC SFLA 0.3
1 ATTICSF 5 40% ATTIC SFLA 0.4
1 ATTICSF 6 55% ATTIC SFLA 0.55
1 ATTICSF 7 65% ATTIC SFLA 0.65
1 ATTICSF 8 85% ATTIC SFLA 0.85
1 ATTICSF 9 95% ATTIC SFLA 0.95
1 BGAR 0 NO BASEMENT GARAGE 0
1 BGAR 1 1 CAR BASEMENT GARAGE 2400
1 BGAR 2 2 CAR BASEMENT GARAGE 3300
1 BGAR 3 3 CAR BASEMENT GARAGE 4000
1 BSMT 1 NONE -4500
1 BSMT 2 CRAWL 0
1 BSMT 3 PART 6600
1 BSMT 4 FULL 13200
1 COMAREA A ATTIC AREA ADJ 0.4
1 COMLVL C CRAWL SPACE ADJ 0.2
1 COMLVL E ENCLOSURE ADIJ 0
1 COST BASE BASE COST VALUE 175000
1 COST VALYR VALUATION YEAR 2023
1 EXTWALL 1 WOOD FRAME
1 EXTWALL 10 CONC.FIBER BD 0
1 EXTWALL 2 BLOCK 0
1 EXTWALL 3 STUCCO
1 EXTWALL 4 ALUM/VINYL/STEEL 0
1 EXTWALL 5 CONCRETE
1 EXTWALL 6 LOG 0
1 EXTWALL 7 BRICK 2
1 EXTWALL 8 STONE 2
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RESIDENTIAL DWELLING PRICE SCHEDULES

Model | Factor Name Variable Costed Description Rate for Valuation
1 EXTWALL 9 MASONRY/FRAME 1
1 FUEL 1 GAS 1
1 FUEL 2 ELEC 1
1 FUEL 3 OIL 1
1 FUEL 4 COAL 1
1 FUEL 5 SOLAR 1
1 FUEL 6 NONE 1
1 GRADE A HIGH QUALITY A 1.55
1 GRADE A+ HIGH QUALITY A+ 1.7
1 GRADE A+t HIGH QUALITY A++ 1.8
1 GRADE A- HIGH QUALITY A- 1.45
1 GRADE A-- HIGH QUALITY A- - 1.4
1 GRADE B GOODB 1.25
1 GRADE B+ GOOD B+ 1.3
1 GRADE B++ GOOD B++ 1.35
1 GRADE B- GOOD B- 1.2
1 GRADE B-- GOOD B-- 1.15
1 GRADE C AVERAGE C 1
1 GRADE Cc+ AVERAGE C+ 1.05
1 GRADE C++ AVERAGE C++ 1.1
1 GRADE C- AVERAGE C- 0.95
1 GRADE C-- AVERAGE C-- 0.92
1 GRADE CA HIGH QUALITY A 1.55
1 GRADE CA+ HIGH QUALITY A+ 1.67
1 GRADE CA- HIGH QUALITY A- 1.45
1 GRADE CB GOODB 1.26
1 GRADE CB+ GOOD B+ 1.35
1 GRADE CB- GOOD B- 1.17
1 GRADE cC AVERAGE C 1
1 GRADE CC+ AVERAGE C+ 1.08
1 GRADE CC- AVERAGE C- 0.92
1 GRADE CcD BELOW AVERAGE D 0.78
1 GRADE CD+ BELOW AVERAGE D+ 0.85
1 GRADE CD- BELOW AVERAGE D- 0.7
1 GRADE CE POOR 0.5
1 GRADE CE+ POOR E+ 0.6
1 GRADE CE- POOR E- 04
1 GRADE cX EXCEPTIONAL X 2.1
1 GRADE CX+ EXCEPTIONAL X+ 2.5
1 GRADE CX- EXCEPTIONAL X- 1.85
1 GRADE D BELOW AVERAGE D 0.8
1 GRADE D+ BELOW AVERAGE D+ 0.85
1 GRADE D++ BELOW AVERAGE D++ 0.9
1 GRADE D- BELOW AVERAGE D- 0.75
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RESIDENTIAL DWELLING PRICE SCHEDULES

Model | Factor Name Variable Costed Description Rate for Valuation
1 GRADE D-- BELOW AVERAGE D- 0.7
1 GRADE E POOR 0.5
1 GRADE E+ POOR E+ 0.55
1 GRADE E++ POOR E++ 0.6
1 GRADE E- POOR E- 0.4
1 GRADE E-- POOR E-- 03
1 GRADE M MOBILE HOME M 0.75
1 GRADE M+ MOBILE HOME M+ 0.85
1 GRADE M++ MOBILE HOME M++ 0.9
1 GRADE M- MOBILE HOME M- 0.65
1 GRADE M-- MOBILE HOME M-- 0.5
1 GRADE S SUPERIOR S 31
1 GRADE S+ SUPERIOR S+ 34
1 GRADE S++ SUPERIOR S++ 3.6
1 GRADE S- SUPERIOR S- 2.8
1 GRADE S-- SUPERIOR S- - 2.65
1 GRADE X EXCEPTIONAL X 2.1
1 GRADE X+ EXCEPTIONAL X+ 2.3
1 GRADE X++ EXCEPTIONAL X++ 2.5
1 GRADE X- EXCEPTIONAL X- 1.9
1 GRADE X-- EXCEPTIONAL X- - 1.85
1 HEAT 1 NO HEAT, NO AC -6000
1 HEAT 2 NON-CENTRAL -3500
1 HEAT 3 CENTRAL HEAT -1750
1 HEAT 4 CENTRAL HEAT & AC
1 HEATCODE 1 HEAT ADJ
1 HEATCODE 2 HEAT ADJ 0
1 HEATCODE 3 HEAT AD)J 0
1 HEATCODE 4 HEAT ADJ 1
1 HEATSYS 1 CENTRAL HEAT / AC 1
1 LEVEL COM COMM LEVEL 100
1 LEVEL oBY OBY LEVEL 100
1 LEVEL RES RES LEVEL 100
1 MISC E2 ELEVATOR, RES 23000
1 MISC F1 SINGLE FIREPLACE 4500
1 MISC F2 DOUBLE FIREPLACE 6000
1 MISC G1 GAZEBO 2000
1 MISC H1 HOT TUB / SPA 2500
1 OTH-FEAT BLIV FIN-BASEMENT LIVING AREA 40
1 OTH-FEAT BLIVA FIN-BASEMENT LIVING AREA 65
1 OTH-FEAT BREC FIN-BASEMENT REC ROOM 35
i OTH-FEAT BRECA FIN-BASEMENT REC ROOM 37
1 OTH-FEAT FBPCT FIN BSMT SFLA % 1
1 OTH-FEAT METFP METAL FIREPLACES 2500
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RESIDENTIAL DWELLING PRICE SCHEDULES

Model | Factor Name Variable Costed Description Rate for Valuation
1 OTH-FEAT TRIMB BRICK TRIM 7.3
1 OTH-FEAT TRIMS STONE TRIM 7.3
1 OTH-FEAT UNFIN UNFINISHED AREA -15
1 OTH-FEAT WBFP1 WBFP-ONE STACK, ONE OPENING 4700
1 OTH-FEAT WBFP2 ADDITIONAL OPENINGS 2350
1 OTH-FEAT WHEAT CENTRAL WOOD HEATING
1 PLUMB ADDFX BASE # FIXTURES
1 PLUMB COUNT NORMAL # FIXTURES 8
1 PLUMB FIXT PRICE PER PLUMBING FIXTURE 1650
1 REVEDIT BLDG REVIEWERS BLDG % 0
1 REVEDIT LAND REVIEWERS LAND % 0
1 ROUND APRTT ROUND APR TOTALS -2
1 SH-BRICK 10 1 STORY MASONRY 0.03
1 SH-BRICK 15 1 1/2 STORY MASONRY 0.0315
1 SH-BRICK 17.5 1.75 STORY MASONRY 0.0325
1 SH-BRICK 20 2 STORY MASONRY 0.035
1 SH-BRICK 25 2 1/2 STORY MASONRY 0.0365
1 SH-BRICK 27.5 2.75 STORY MASONRY 0.0375
1 SH-BRICK 30 3 STORY MASONRY 0.04
1 SH-FACT 10 1 STORY 1
1 SH-FACT 15 1.5 STORY 13
1 SH-FACT 17.5 1.75 STORY 1.45
1 SH-FACT 20 2 STORY 1.6
1 SH-FACT 25 2.5 STORY 1.95
1 SH-FACT 27.5 2.75 STORY 2.05
1 SH-FACT 30 3 STORY 2.2
1 STDFIX 2 # ADD FIXTURES
1 STORYSF 1 1 STORY SFLA FACT 1
1 STORYSF 15 1.50 STORY SFLA FACTOR 15
1 STORYSF 1.75 1.75 STORY SFLA FACTOR 1.75
1 STORYSF 2 2 STORY SFLA FACT 2
1 STORYSF 25 2.50 STORY SFLA FACTOR 2.5
1 STORYSF 2.75 2.75 STORY SFLA FACTOR 2.75
1 STORYSF 3 3 STORY SFLA FACT 3
2 AIRCODE 4 CENTRAL A/C 1
2 AREA COEFF AREA FACTOR=AREA*COEF1+CONST 0.00043
2 AREA CONST AREA FACTOR=AREA*COEFF+CONST 0.34
2 AREA SQRT SQRT FACTOR 0.00044
2 ATTIC 1 NONE
2 ATTIC 2 UNFINISHED 6650
2 ATTIC 3 20% ATTIC GFA 21600
2 ATTIC 4 30% ATTIC GFA 32400
2 ATTIC 5 40% ATTIC GFA 43200
2 ATTIC 6 55% ATTIC GFA 59400
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RESIDENTIAL DWELLING PRICE SCHEDULES

Model | Factor Name Variable Costed Description Rate for Valuation
2 ATTIC 7 65% ATTIC GFA 70200
2 ATTIC 8 85% ATTIC GFA 91800
2 ATTIC 9 95% ATTIC GFA 102600
2 ATTICSF 1 NO ATTIC
2 ATTICSF 2 NO ATTIC SF 0
2 ATTICSF 3 20% ATTIC SFLA 0.2
2 ATTICSF 4 30% ATTIC SFLA 0.3
2 ATTICSF 5 40% ATTIC SFLA 0.4
2 ATTICSF 6 55% ATTIC SFLA 0.55
2 ATTICSF 7 65% ATTIC SFLA 0.65
2 ATTICSF 8 85% ATTIC SFLA 0.85
2 ATTICSF 9 95% ATTIC SFLA 0.95
2 BGAR 0 NO BASEMENT GARAGE 0
2 BGAR 1 1 CAR BASEMENT GARAGE 2400
2 BGAR 2 2 CAR BASEMENT GARAGE 3300
2 BGAR 3 3 CAR BASEMENT GARAGE 4000
2 BSMT 1 NONE/VINYL/METAL -4500
2 BSMT 2 CRAWL/BRICK/BLOCK 0
2 BSMT 3 PART 6600
2 BSMT 4 FULL 13200
2 COMAREA A ATTIC AREA ADJ 0.4
2 COMLVL C CRAWL SPACE ADJ 0.2
2 COMLVL E ENCLOSURE ADJ 0
2 COST BASE BASE COST VALUE 175000
2 COST VALYR VALUATION YEAR 2023
2 DEPRT 01 DEPRECIATION TABLE 1
2 EXTWALL 1 WOOD FRAME
2 EXTWALL 2 BLOCK 0
2 EXTWALL 3 STUCCO
2 EXTWALL 4 ALUM/VINYL/STEEL 0
2 EXTWALL 5 CONCRETE
2 EXTWALL 6 LOG 0
2 EXTWALL 7 BRICK 2
2 EXTWALL 8 STONE 2
2 EXTWALL 9 MASONRY/FRAME 1
2 FUEL 1 GAS 1
2 FUEL 2 ELEC 1
2 FUEL 3 OlL 1
2 FUEL 4 COAL 1
2 FUEL 5 | SOLAR 1
2 FUEL 6 NONE 1
2 GRADE A HIGH QUALITY A 1.55
2 GRADE A+ HIGH QUALITY A+ 1.7
2 GRADE A++ HIGH QUALITY A++ 1.8
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RESIDENTIAL DWELLING PRICE SCHEDULES

Model | Factor Name Variable Costed Description Rate for Valuation
2 GRADE A- HIGH QUALITY A- 1.45
2 GRADE A-- HIGH QUALITY A- - 14
2 GRADE B GOOD B 1.25
2 GRADE B+ GOOD B+ 1.3
2 GRADE B++ GOOD B++ 1.35
2 GRADE B- GOOD B- 1.2
2 GRADE B-- GOOD B- - 1.15
2 GRADE C AVERAGE C 1
2 GRADE C+ AVERAGE C+ 1.05
2 GRADE C++ AVERAGE C++ 1.1
2 GRADE C- AVERAGE C- 0.95
2 GRADE C-- AVERAGE C-- 0.92
2 GRADE CA HIGH QUALITY A 1.55
2 GRADE CA+ HIGH QUALITY A+ 1.67
2 GRADE CA- HIGH QUALITY A- 1.45
2 GRADE CB GOODB 1.26
2 GRADE CB+ GOOD B+ 1.35
2 GRADE CB- GOOD B- 1.17
2 GRADE CcC AVERAGE C 1
2 GRADE CC+ AVERAGE C+ 1.08
2 GRADE CcC- AVERAGE C- 0.92
2 GRADE CD BELOW AVERAGE D 0.78
2 GRADE CD+ BELOW AVERAGE D+ 0.85
2 GRADE CD- BELOW AVERAGE D- 0.7
2 GRADE CE POOR 0.5
2 GRADE CE+ POOR E+ 0.6
2 GRADE CE- POOR E- 04
2 GRADE CX EXCEPTIONAL X 2.1
2 GRADE CX+ EXCEPTIONAL X+ 2.5
2 GRADE CX- EXCEPTIONAL X- 1.85
2 GRADE D BELOW AVERAGE D 0.8
2 GRADE D+ BELOW AVERAGE D+ 0.85
2 GRADE D++ BELOW AVERAGE D++ 0.9
2 GRADE D- BELOW AVERAGE D- 0.75
2 GRADE D-- BELOW AVERAGE D-- 0.7
2 GRADE E POOR 0.5
2 GRADE E+ POOR E+ 0.55
2 GRADE E++ POOR E++ 0.6
2 GRADE E- POOR E- 0.4
2 GRADE E-- POOR E-- 0.3
2 GRADE M MOBILE HOME M 0.75
2 GRADE M+ MOBILE HOME M+ 0.85
2 GRADE M++ MOBILE HOME M++ 0.9
2 GRADE M- MOBILE HOME M- 0.65
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RESIDENTIAL DWELLING PRICE SCHEDULES

Model | Factor Name | Variable Costed Description Rate for Valuation
2 GRADE M-- MOBILE HOME M-- 0.5
2 GRADE S SUPERIOR S 3.1
2 GRADE S+ SUPERIOR S+ 34
2 GRADE S++ SUPERIOR S++ 3.6
2 GRADE S- SUPERIOR S- 2.8
2 GRADE S-- SUPERIOR S- - 2.65
2 GRADE X EXCEPTIONAL X 2.1
2 GRADE X+ EXCEPTIONAL X+ 2.3
2 GRADE X++ EXCEPTIONAL X++ 2.5
2 GRADE X- EXCEPTIONAL X- 1.9
2 GRADE X-- EXCEPTIONAL X- - 1.85
2 HEAT 1 NO HEAT, NO AC -6000
2 HEAT 2 NON-CENTRAL -3500
2 HEAT 3 CENTRAL HEAT -1750
2 HEAT 4 CENTRAL HEAT & AC
2 HEATCODE 1 HEAT ADJ
2 HEATCODE 2 HEAT ADJ 0
2 HEATCODE 3 HEAT ADJ 0
2 HEATCODE 4 HEAT ADI 1
2 HEATSYS 1 CENTRAL HEAT / AC 1
2 LEVEL COM COMM LEVEL 100
2 LEVEL OBY OBY LEVEL 100
2 LEVEL RES RES LEVEL 100
2 MISC E2 ELEVATOR, RES 23000
2 MISC F1 SINGLE FIREPLACE 4500
2 MISC F2 DOUBLE FIREPLACE 6000
2 MISC G1 GAZEBO 2000
2 MISC H1 HOT TUB / SPA 2500
2 OTH-FEAT BLIV FIN-BASEMENT LIVING AREA 40
2 OTH-FEAT BLIVA FIN-BASEMENT LIVING AREA 65
2 OTH-FEAT BREC FIN-BASEMENT REC ROOM 35
2 OTH-FEAT BRECA FIN-BASEMENT REC ROOM 37
2 OTH-FEAT FBPCT FIN BSMT SFLA % 1
2 OTH-FEAT METFP METAL FIREPLACES 2500
2 OTH-FEAT TRIMB BRICK TRIM 7.3
2 OTH-FEAT TRIMS STONE TRIM 7.3
2 OTH-FEAT UNFIN UNFINISHED AREA -15
2 OTH-FEAT WBFP1 WBFP-ONE STACK, ONE OPENING 4700
2 OTH-FEAT WBFP2 ADDITIONAL OPENINGS 2350
2 OTH-FEAT WHEAT CENTRAL WOOD HEATING
2 PLUMB ADDFX BASE # FIXTURES
2 PLUMB COUNT NORMAL # FIXTURES 8
2 PLUMB FIXT PRICE PER PLUMBING FIXTURE 1650
2 REVEDIT BLDG REVIEWERS BLDG % 0
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Model | Factor Name | Variable Costed Description Rate for Valuation

2 REVEDIT LAND REVIEWERS LAND % 0
2 ROUND APRTT ROUND APR TOTALS -2
2 SH-BRICK 10 1 STORY MASONRY 0.03
2 SH-BRICK 15 1 1/2 STORY MASONRY 0.0315
2 SH-BRICK 17.5 1.75 STORY MASONRY 0.0325
2 SH-BRICK 20 2 STORY MASONRY 0.035
2 SH-BRICK 25 2 1/2 STORY MASONRY 0.0365
2 SH-BRICK 27.5 2.75 STORY MASONRY 0.0375
2 SH-BRICK 30 3 STORY MASONRY 0.04
2 SH-FACT 10 1 STORY 1
2 SH-FACT 15 1.5 STORY 1.3
2 SH-FACT 17.5 1.75 STORY 1.45
2 SH-FACT 20 2 STORY 1.6
2 SH-FACT 25 2.5 STORY 1.95
2 SH-FACT 27.5 2.75 STORY 2.05
2 SH-FACT 30 3 STORY 2.2
2 STDFIX 2 # ADD FIXTURES
2 STORYSF 1 1 STORY SFLA FACT 1
2 STORYSF 1.50 1.50 STORY SFLA FACTOR 15
2 STORYSF 1.75 1.75 STORY SFLA FACTOR 1.75
2 STORYSF 2 2 STORY SFLA FACT 2
2 STORYSF 2.50 2.75 STORY SFLA FACTOR 2.75
2 STORYSF 3 3 STORY SFLA FACT 3
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RESIDENTIAL ADDITION TABLE
Addn | Description FIr | Low | 1st | 2nd | 3rd | Ac 1st 1st | 1st Up Up Up | Part | Model
Code Adj Adj | const | rate | sqrt | const | rate | sqrt | sfla
10 1S FRAME Y N Y Y Y 3 500 73 110 54.5 110 1 1
10D 1S FRAME UPPER-DET. e N Y Y Y 3 100 33 115 100 28 115 1
10U 1S FRAME UPPER Y N Y Y Y 3 62 62 1 1
11 OPEN FR PORCH i Y Y Y Y 0 60 31 105 60 31 105 1
12 ENCLS FR PORCH Y Y Y Y Y 300 41 110 | 300 30 110 1
13 ATCH FR GARAGE Y Y Y N N 0 13.5 | 350 13.5 | 350 i
14 FR UTILITY BLD Y Y Y Y Y 0 12.5 | 300 12.5 | 300 1
15 FR BAY Y Y Y Y Y 35 35 1
16 FR OVERHANG Y N Y Y Y 3 60 60 1 1
17 ATTIC-FINISHED-75% Y N Y Y Y 3 52.5 52.5 0.8 1
18 ATTIC-UNFNSHED N Y Y Y Y 0 8 8 1
19 ATTIC-FINISHED-40% N Y Y Y Y 3 28 28 0.4 1
20 1S MASONRY Y Y Y Y Y 3 550 76 » 110 | 450 57 110 1
20U 1S MASONRY UPPER Y Y Y Y Y 3 65 65 1
21 OPEN MSN PORCH Y Y Y Y M 0 60 32 105 60 32 105 1
22 ENCLS MSN PORC Y Y Y Y N 0 300 42 110 | 300 42 110 1
23 ATCH MSN GARAG Y Y Y N N 15.5 | 350 15.5 | 350 1
24 MSN UTLY BLDG i Y Y Y Y 0 13 300 13 300 1
25 MSN BAY Y Y Y Y Y 35 35 i
26 MSN OVERHANG Y N Y Y Y 60 60 1 1
27 ATTIC-FIN.MASONRY-75% Y N Y Y Y 54.8 54.75 0.8 1
30 CARPORT N Y Y N N 10 200 10 200 1
31 WOOD DECKS N Y Y Y Y 400 10 110 | 400 10 110 1
32 CANOPY N Y Y i Y 0 7.5 | 150 7.5 150 1
33 CRT/BRIK PATIO N Y Y Y Y 6 12 6 12 1
34 FGST/TILE PATI N Y Y N Y 0 12 6 12 1
35 MSN STOOP/TERR N Y Y Y Y 0 8 12 8 12 1
ATCH GREENHSE/SOLAR
36 RM Y Y Y Y Y 0 800 40 120 | 500 33 120 1
37 FR.GAR EXT/SHOP N Y N Y Y 0 4 300 4 300 1
38 BR.GAR EXT/SHOP N Y Y N N 0 4.24 | 300 4.24 | 300 1
39 STABLE N Y Y N N 0 24 525 24 525 1
40 ATTIC-FINISHED-55% N Y Y Y Y 3 38.5 38.5 0.6 1
50 BASEMENT-UNF N Y N N N 0 32 1
55 BASEMENT-FIN N Y N N N 3 65 1
55B BASEMENT-FIN no AC N Y N N N 65 1
99 MISC BLDG TOTA N Y Y Y Y 0 0 0 1
10 1S FRAME Y N Y Y Y 3 500 73 110 54.5 | 110 1 2
10D 1S FRAME UPPER-DET. Y N Y Y Y 3 100 33 115 100 28 115 2
10U 1S FRAME UPPER Y N Y Y e 3 62 62 1 2
11 OPEN FR PORCH Y Y Y Y Y 0 60 31 105 60 31 105 2
12 ENCLS FR PORCH Y Y Y Y Y 0 300 41 110 | 300 30 110 2
i3 ATCH FR GARAGE Y Y Y N N 0 13.5 | 350 13.5 | 350 2
14 FR UTILITY BLD i Y Y Y N 0 12.5 | 300 12.5 | 300 2
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Addn | Description FIr } Low | 1st | 2nd | 3rd | Ac 1st I1st | 1st Up Up Up | Part | Model

Code Adj Adj | const | rate | sqrt | const | rate | sqrt | sfla
15 FR BAY WINDOW Y Y Y Y Y 35 35 2
16 FR OVERHANG Y N Y Y Y 3 60 60 1 2
17 ATTIC-FINISHED-75% Y N Y Y Y 3 52.5 52.5 0.8 2
18 ATTIC-UNFNSHED N Y Y Y Y 0 8 8 2
19 ATTIC-FINISHED-40% N Y Y Y Y 3 28 28 0.4 2
20 1S MASONRY Y Y Y Y Y 3 550 76 110 | 450 57 110 i 2
20U 1S MASONRY UPPER Y Y Y Y Y 3 65 65 1 2
21 OPEN MSN PORCH Y Y Y Y Y 60 32 105 60 32 105 2
22 ENCLS MSN PORC Y Y Y Y Y 0 300 42 110 | 300 42 110 2
23 ATCH MSN GARAG Y Y Y N N 15.5 | 350 15.5 | 350 2
24 MSN UTLY BLDG Y Y Y Y Y 0 13 | 300 13 300 2
25 MSN BAY Y Y Y Y Y 35 35 2
26 MSN OVERHANG Y N Y Y i 3 60 60 1 2
27 ATTIC-FIN.MASONRY-75% Y N Y Y Y 3 54.8 54.75 0.8 2
30 CARPORT N Y Y N N 0 10 | 200 10 200 2
31 WOOD DECKS N Y Y Y Y 0 400 10 110 | 400 10 110 2
32 CANOPY N Y Y Y Y 0 7.5 | 150 7.5 150 2
33 CRT/BRIK PATIO N Y Y N N 0 6 12 6 12 2
34 FGST/TILE PATI N Y Y Y Y 0 6 12 12 2
35 MSN STOOP/TERR N Y Y Y Y 0 8 12 8 12 2
36 ATCH GREENHOUS Y Y Y Y Y 0 800 40 120 | 500 33 120 2
37 FR.GAR EXT/SHOP N Y Y Y Y 0 4 300 4 300 2
38 BR.GAR EXT/SHOP N Y Y N N 4.24 | 300 4.24 | 300 2
39 STABLE N Y Y N N 0 24 | 525 24 525 2
40 ATTIC-FINISHED-55% N Y Y Y Y 3 38.5 38.5 0.6 2
50 BASEMENT-UNF N Y N N N 0 32 2
55 BASEMENT-FIN N Y N N N 3 65 1 2
55B BASEMENT-FIN no AC N Y N N N 65 1 2
99 MISC BLDG TOTA N Y Y Y Y 0 0 0 2
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COMMERCIAL & INDUSTRIAL SCHEDULES

Commercial and Industrial pricing schedules are provided for a variety of buildings based on the use
of the property. The General Commercial Schedule is to be used as a guide for computing the
replacement cost of mercantile type buildings, offices, and similar type structures. The
Hotel/Motel/Apartment Schedule is to be used to compute the replacement cost of commercial living
accommodations and associated support structures. The Industrial Schedule is to be used for
computing the replacement cost of manufacturing and warehouse storage type structures. The
general application of all the schedules is essentially the same; selecting the base price (per square
foot) which is most representative of the subject building and adjusting the base price to account for
any significant variation.

SCHEDULE FORMAT FOR BASE PRICES

The schedules designate base prices by use type for a series of perimeter-area ratios and wall types.
"C" Grade base prices are provided for various finish types at different floor levels with specified
floor-to-floor heights, for fire resistant construction with brick (or equal), frame (or equal), and metal
superstructure walls and reinforced concrete basement walls.

Pricing adjustments for variations in both wall height and construction type (i.e., wood joist or
reinforced concrete), together with prices for the various exterior walls are included. This makes it
possible to select the proper base price which is representative of the actual, floor-to-floor heights of
the subject buildings for either: wood joist, fire resistant, fire proof, or pre-engineered steel
construction.

The base prices are determined by selecting the appropriate square foot price for fire resistant steel
frame construction by exterior wall type and use, adjusting it for variations in wall height, and
making the proper deduction or addition for wood joist or fire proof construction, if necessary.

The base prices for each floor level use type include the exterior walls with normal openings, interior
finish, mechanical features, and other features for that particular floor. In addition to these, each
respective floor level includes the following features:

First Floor - site preparation and normal foundation construction for a building at grade level,
normal parapets and coping, ground floor slab including base and cement finish, normal roof
construction consisting of insulation, decking, framing, and utility service.

Basement - excavation and backfill and structural floor (for first floor) construction
consisting of sub floor and framing.

Note: The cost of the basement exterior wall construction and spread footings exclude
an allowance for the normal foundation construction included with the first floor.

Upper Floors - structural floor construction consisting of sub-floor and framing for each
respective floor.

Normal partitions, plumbing, and lighting are included for each floor level based on use type.

Adjustments may be made for the various base price components, if the quantity or quality of
components is greater or less than what is considered normal for the use type.
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Example: For general retail, normal is considered a cross partition (separating the sales area from the
stock area) and partitions for two toilet rooms. If the store would be divided into several sales areas,
an addition for excessive partitions would be applicable.

Stairways (with enclosures in the finished use types) are included in the basement and upper floor
prices.

COMMERCIAL BASE RATE TABLE

This table is provided to identify the cost associated with the various horizontal components
included in the base price components for variations in the construction features of the floor level.
This table is also provided to adjust the base price components for variations in the construction
features of the floor level. The adjustments are listed for variations most frequently encountered in
the particular type buildings included with the schedule. Adjustments for other variations should be
made by using the Commercial Interior Rate Table or the Base Structure Codes Tables.

Note: In making adjustments for variations, it is important to consider only those items,
which are significant to value. The replacement cost of a building represents the cost of
replacing it with a building of equal utility.

CONSTRUCTION TYPES

Wood joist construction refers to non-fireproof structural floor and roof components consisting of
wood sub-flooring and decking on wood joists, rafters, or purlins, and supported by either load
bearing walls, timber, or steel framing.

Fire resistant construction refers to fire resistive structural floor and roof components consisting of
formed concrete on steel framing; or light concrete, metal deck, flexicore, gypsum, and similar
materials on steel joists and steel framing.

Fireproof construction refers to fireproof structural floor and roof components consisting of either
formed or pre-cast reinforced concrete on either reinforced concrete, or fireproof structural steel
framing. In a fireproof structural steel building, the fireproofing may be masonry, poured concrete,
plaster, sprayed asbestos, or any similar material, which yields a high fire-resistant rating.

Pre-engineered steel construction refers to a prefabricated steel structural frame and roof
components. This type of construction usually consists of concrete foundation and flooring.

QUALITY GRADE SPECIFICATIONS
The base prices are for normal "C" Grade buildings erected with average quality materials and

workmanship. A Table of Quality Factors is provided to adjust the "C" Grade prices in order to
account for variations in construction quality.
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Grade X Buildings generally having an outstanding architectural style and design, constructed
with the finest quality materials and workmanship. Superior quality interior finish,
built-in features, heating system, and very good grade plumbing and lighting fixtures.

Grade A Architecturally attractive buildings constructed with excellent quality materials and
workmanship; features high-quality interior finishing, built-in features, heating
system, and superior grade plumbing and lighting fixtures.

Grade B Buildings constructed with good quality materials and above-average workmanship,
with moderate architectural treatment. Good quality interior finish, built-in features,
heating, plumbing, and lighting fixtures.

Grade C Buildings constructed with average quality materials and workmanship conforming to
the base specifications used to develop the pricing schedule. Minimal architectural
treatment. Average quality interior finish and built-in features. Standard quality
heating system, plumbing, and lighting fixtures.

Grade D Buildings constructed with economy quality materials and fair workmanship. Void of
architectural treatment. Cheap-quality interior finish and built-in features. Low grade
heating, plumbing, and lighting fixtures.

Grade E Buildings constructed with a very cheap grade of materials, usually "seconds" and
very poor quality workmanship resulting from unskilled, inexperienced, "do-it-
yourself-type labor. Inferior grade heating, plumbing, and lighting fixtures.

QUALITY GRADE FACTORS

X+ 250 B+ 135 D+ 0.85

X 2.10 B 1.26 D 0.78

X- 1.85 B- 1.17 D- 0.70

A+ 1.67 Cc+ 108 E+ 0.60

A 1.55 C 1.00 B 0.50

A- 1.45 C- 1.92 E- 0.40

Note: The quality factor selected is to represent a composite judgment of the overall grade.
Generally, the quality of materials and workmanship is consistent throughout the construction of a
specific building. However, since this is not always the case, it is necessary to weigh the quality of
each major component in order to arrive at the proper "overall” quality grade. Particular
consideration must be given to “special features" such as elevators and banking features, since
variations for quality are already considered in the respective pricing tables. Equal consideration
must also be given to those "additions"” which are constructed of materials and workmanship
inconsistent with the quality of the main building.
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COMMERCIAL / INDUSTRIAL / EXEMPT / INSTITUTIONAL BUILDINGS
There are four distinct divisions of the form to be completed:

General Building Data

Interior / Exterior Data

Building Other Features & Attached Improvements
Yard Improvements & Secondary Buildings

bl

A building is broken down into sections. Building sections are separate due to differing story height
or major differences in type or quality of construction. A section can share a common wall or part of
a common wall with another section or sections, but otherwise could stand alone as a separate
building.

Building sections are broken down into interior/exterior lines. An interior/exterior line is defined as
that portion of a building section having all identical characteristics found in the interior/exterior
data category of the data collection form. In other words, an interior/exterior section line consists of
those stories in a building section having the following identical characteristics:

1. Dimensions (width x length, or square feet)
2. Perimeter

3. Use Type Code

4. Wall Height

5. Exterior Wall Material
6. Construction Type

7. Interior Finish Percent
8. Partitions

9. Heating System Type
10. Air Conditioning Type
11. Plumbing

12. Physical Condition

13. Functional Utility
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GENERAL BUILDING DATA

The information for the general building data portion of the form must be completed for every
building structure type described.

Building
Space is provided to enter a three-digit number denoting the 'building code' to be described. All
character positions must be filled in (using leading zeros, if necessary).

Year Built
Space is provided to enter the year in which the building structure began.

Note: If the owner does not know the actual year, the best estimate possible should be
entered based upon known years of similar properties in the immediate area or using aerial
photography. A 'year built' must be entered for each structure type.

Number of Units
Space is provided to enter a two-digit number denoting a distinctive type of measurable unit to

describe certain structure type codes. All character positions must be filled in. Use leading zeros if
necessary.

Structure Type Codes :
Space is provided to enter the three-digit numeric structure type code that denotes the purpose of
construction. See the following page for three-digit numeric codes that should be utilized.

Note: When a building has been constructed for multiple purposes of use, the predominant
structure type code should be chosen.

Grade
This field will be completed during the value review phase of the project.

Number of Identical Units

Space is provided to enter the total number of identical buildings and structure type units. Enter 01 -
99.
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MAIN BUILDING STRUCTURE
TYPE CODE TABLE
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MAIN BUILDING STRUCTURE TYPE CODE TABLE

Lost

Structure

Expected Life

Structure Code Code DEPR
Version Code Description Basic Struct Code 1&4 28&3 Table

23 101 RESIDENTIAL 1 FAM. 10 C40 C40 1
23 102 RESIDENTIAL 2 FAM. 10 C40 Cc40 1
23 103 RESIDENTIAL 3 FAM. 10 C40 Cc40 1
23 104 RESIDENTIAL 4 FAM. 10 C40 C40 1
23 105 MIXED RESID/COMM 10 C40 C40 1
23 106 COND/(COMMON ELE) 10 C40 C40 1
23 107 CONDO (FEE SIMPLE) 10 C40 C40 1
23 201 RES STRCT ON APT VAL 10 Ca0 C40 1
23 211 APARTMENTS - GARDEN 02 C40 C50 1
23 212 APARTMENTS HIGH RISE 01 C50 C50 1
23 301 RES ON COMM LAND 10 C40 C40 1
23 314 HOTEL/MOTEL HI RISE 01 C40 C40 1
23 315 HOTEL/MOTEL LO RISE 02 C30 Cc40 1
23 316 NURSING HOME 02 C40 C50 1
23 318 BRDING-ROOMING HOUSE 10 C40 C50 1
23 319 MIXED RES/COMM 03 C40 C50 1
23 321 RESTAURANT 03 C40 C50 1
23 323 FOOD STAND 03 C30 C30 1
325 FRANCHISE FOOD 09 C30 C30 1

23 327 BAR/LOUNGE 03 C40 C50 1
23 328 NIGHT CLUB/DNR THEAT 03 C40 C50 1
23 331 AUTO DEALER/F-SERVIC 05 C40 C50 1
23 332 AUTO SERVICE GARAGE 04 C40 €50 i
23 333 SERVICE STATION-FULL 03 C30 C30 1
23 334 SERVICE STATION-SELF 03 C30 C30 1
23 335 TRUCK STOP 04 c40 C50 1
23 336 CAR WASH - MANUAL 07 C30 C30 1
23 337 CAR WASH - AUTOMATIC 04 C30 C30 1
23 338 PARKING GARAGE/DECK 04 C40 c40 1
23 340 SUPER REG SHOPMALL 03 C40 C50 1
23 341 REGIONAL SHPMALL/CNT 03 C40 C50 1
23 342 COMM SHOPPING CENTER 03 Ca0 C50 1
23 343 NBHD SHOPPING CENTER 03 C40 C50 1
23 344 STRIP SHOPPING CNTR 03 C40 C50 1
23 345 DISCOUNT DEPT STORE 03 C40 C50 1
23 346 DEPARTMENT STORES 03 C40 C50 1
23 347 SUPERMARKET 03 €40 C50 1
23 348 CONVENIENCE FOOD MKT 03 C40 C50 1
23 349 MEDICAL OFFICE BLDG 05 C40 C50 1
) 351 BANK 05 C50 C60 1
23 352 SAVINGS INSTITUTION 05 C50 C60 1




MAIN BUILDING STRUCTURE TYPE CODE TABLE

Expected Life

..ot Structure Structure Code Code DEPR
Version Code Description Basic Struct Code 1&4 | 28&3 Table
23 353 OFFICE BLDG L/R 1-4S 05 c40 C50 1
23 354 OFFICE BLDG H/R 55T 08 C60 Ce60 1
23 355 OFFICE CONDOMINIUM 05 c40 C50 1
23 356 RETAIL CONDOMINIUM 05 C40 C50 1
23 359 MEGA WAREHSE STORE 09 C40 C50 1
23 361 FUNERAL HOME 10 c40 C50 1
23 362 VETERINARY CLINIC 03 C30 C40 1
23 363 LEGITIMATE THEATER 06 C50 C50 1
23 364 MOTION PICTURE THEAT 06 C40 C50 1
23 365 CINEMA/THEATER 06 C40 C50 1
23 366 RADIO/TV/MIN PIC STU 05 C40 C50 il
23 367 SOCIAL/FRATERNAL HAL 03 C30 C40 1
23 368 HANGAR 04 C30 C40 1
23 369 DAY CARE CENTER 03 C30 C40 1
23 370 GREENHOUSE/FLORIST 03 C30 Ca0 1
23 371 DOWNTOWN ROW TYPE 03 C40 C50 1
23 373 RETAIL SINGLE OCCUP 03 C40 C50 1
23 374 RETAIL MULTI OCCUP 03 C40 C50 1
A 375 RETAIL DRIVE-UP 03 Ca0 C50 1
5 381 BOWLING ALLEY 04 C30 C40 1
23 382 SKATING RINK 04 C30 C40 1
23 383 HEALTH SPA 05 c40 C50 1
23 384 SWIMMING-INDOOR PCOL 04 C20 C30 1
23 385 TENNIS CLUB - INDOOR 04 C30 C40 1
23 386 RACQUET CLUB INDOOR 03 C30 C40 1
23 387 COUNTRY CLUB 05 C40 C50 1
23 388 CLUB HOUSE 03 C40 C50 1
23 389 COUNTRY CLUB/W CRSE 05 C40 C50 1
23 391 COLD STORAGE 04 C30 C40 1
23 392 LUMBER STORAGE 07 C30 C30 1
23 395 TRUCK TERMINAL 04 Ca0 C50 1
23 396 MINI WAREHOUSE 04 C30 C30 1
23 397 OFFICE/WAREHOUSE 04 C40 C50 1
23 398 WAREHOUSE 04 C30 C40 1
23 399 PREFAB WAREHOUSE 07 C30 C30 1
23 401 MFG/PROCESSING 04 C40 C50 1
23 405 RESEARCH + DEVELOPMT 05 C40 C50 1
23 610 RECREATIONAL/HEALTH 05 Ca0 C50 1
23 611 LIBRARY 05 C50 C60 1
"3 612 SCHOOL 05 C50 C60 1
=3 613 COLLEGES + UNIVERSTY 05 C50 C60 1



MAIN BUILDING STRUCTURE TYPE CODE TABLE

Expected Life

i Structure Structure e IGaTE Code DEPR
Version Code Description Basic Struct Code 0 ) ) Table
23 620 RELIGIOUS ‘ 05 - C50 c60 1
23 630 AUDITORIUM 06 SN O C50 co60 1
23 640 HOSPITALS 05 S C50 c60 1
23 - 660 POLICE/FIRE STATIONS . - 05 I C50 Cce0 1.
23 670 CORRECTIONAL 05.- .« C50 ce0 1
23 680 CULTURAL FACILITIES 05 : C50 C60 1
23 690 RAIL/BUS/AIR TERMINL 05 - Loy C50 ce0 1.
23 710 TELEPHONE EQUIP BLDG 0 =04 ; C50 ce0 i
23 715 TELE SRV GAR FACIL 04 E - C40 C50 1
23 720 RADIO/TV TRNSMTR BLD 04 > . Cc40 C50 1
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INTERIOR / EXTERIOR DATA

In describing the various portions of a building section, the concept of interior / exterior lines should
be used. For example, a portion of a building section several stories high is considered to be an
interior / exterior line if all of the following variables have the same content:

Dimensions (width x length, or square feet)
Partitions

Perimeter

Heating System Type
Use Type

Air Conditioning Type
Wall Height

Plumbing

Exterior Wall Material
Physical Condition
Construction Type
Functional Utility
Interior Finish Percent

Section Number
Space is provided to enter a two-digit number denoting the 'section number' of the building being
described. Section numbers should begin with ' 1 ' and a sequential order followed.

Levels (From & To)
Space is provided to enter a two-digit alpha/numeric code. This field may be used in conjunction
with the next field for interior / exterior lines consisting of several stories.

Enter Bl to indicate first basement
Enter 01-01 to indicate first story
Enter 02-99 to indicate second through ninety-ninth story.

Size
Enter either the dimensions (width and length) or square footage area by traversing the perimeter of

the exterior walls as measured.

Use Type
Space is provided to enter a three-digit numeric code denoting the current use of the interior/exterior
line. The current use may differ from the structure type.
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EXTERIOR
WALL EXTERIOR WALL COST BY BASIC STRUCTURE CODE
TYPE DESCRIPTION 1 2 3 4 5 6 7 8 9 10
0 NONE 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
1 BRICK VENEER 20.00 | 18.00 | 20.00 | 19.00 | 21.00 | 21.00 | 17.00 | 20.00 0.00 | 20.00
2 FRAME 16.50 | 1550 | 17.00 | 16.50 | 17.00 | 15.00 | 18.00 | 17.00 0.00 | 16.50
3 CONCRETE BLOCK 18.50 | 18.00 | 18.50 | 18.00 | 19.00 | 19.00 | 15.50 | 19.00 0.00 | 19.00
4 BRICK ON BLOCK 19.00 | 1850 | 19.00 | 19.00 | 20.00 | 20.00 | 17.00 | 20.00 0.00 | 19.00
5 TILE TILT UP PANELS 2250 | 22.00 | 2250 | 21.50 | 22.00 | 22.00 | 16.50 | 22.00 0.00 | 22.00
6 MASONRY & FRAME 1850 | 18.00 | 18.50 | 18.50 | 19.00 | 19.00 | 16.50 | 19.00 0.00 | 18.50
7 LIGHT METAL 6.50 6.50 6.50 6.50 6.50 6.50 6.50 6.50 0.00 6.50
8 METAL SANDWICH 2000 | 18.00 | 20.00 | 19.50 | 20.00 | 20.00 | 17.50 | 19.50 0.00 | 20.00
9 CONCRETE LOAD BEARING 1950 | 19.00 | 19.50 | 19.00 | 21.50 | 21.50 | 17.50 | 21.50 0.00 | 20.50
10 CONC NON-LOAD BEARING 19.00 | 18.00 | 19.00 | 19.00 | 20.50 | 20.50 | 17.00 | 20.50 0.00 { 19.50
11 GLASS 2500 | 24.00 | 25.00 | 24.00 | 26.00 | 26.00 | 21.50 | 26.00 0.00 | 25.00
12 GLASS & MASONRY 2400 | 23.00 | 24.00 | 23.00 | 25.00 | 25.00 | 20.50 | 20.50 0.00 { 19.50
13 ENCLOSURE 0.00 0.00 0.00 2.20 0.00 0.00 2.30 0.00 0.00 0.00
14 CONCRETE TILT UP 23.00 | 22.00 | 23.00| 22.00 | 24.00 | 24.00 | 19.50 | 24.00 0.00 | 23.00
15 SOLAR GLASS 23.00 | 22.00 | 23.00 | 22.00 | 24.00 | 24.00 | 19.50 | 24.00 0.00 [ 23.00
16 CORRUGAED ASBESTOS | 15.50 | 14.50 | 15.50 | 15.00 | 15.50 15,50 | 13.50 | 16.00 0.00 | 15.00
17 NATIVE STONE 2200 | 20.00 | 22.00 | 21.00 | 23.00 | 23.00 | 19.00 | 22.00 0.00 | 22.00
18 MASONRY & METAL 19.00 | 17.00 | 19.00 | 19.50 | 19.00 | 19.50 | 17.50 | 19.50 0.00 | 19.50
19 STUCCO 1850 | 1750 | 18.50 | 18.00 | 19.50 | 19.50 | 16.50 | 19.50 0.00 | 18.50
20 WOOD SHINGLES 2200 | 20.00 | 22.00 | 21.00 | 23.00 | 23.00 | 19.00 | 22.00 0.00 | 22.00
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MAIN BUILDING CONSTRUCTION TYPE COST TABLE

BASIC BASEMENT FIRST FLOOR UPPER FLOOR
Fire Fire Pre Fire Fire Pre Fire Fire Pre
STRUCTURE Res. Proof LIGHT Res. Proof LIGHT Res. Proof LIGHT
CODE WOO0D STEEL CONC STEEL WOoOD STEEL CONC STEEL WOOoD STEEL CONC STEEL
1 20.00 | 21.00 | 21.00 | 0.00 | 18.00 | 21.00 | 25.00 0.00 16.60 | 19.50 | 24.00 0.00
2 16.00 | 17.50 | 17.50 | 0.00 | 17.00 | 19.50 | 24.00 0.00 16.00 | 18.00 | 23.00 0.00
3 2050 | 21.50 | 21.50 | 20.50 | 18.00 | 29.00 | 26.00 | 19.00 | 17.00 | 21.00 | 24.50 | 18.00
4 18.00 | 19.00 | 19.00 | 17.00 | 18.00 | 19.00 | 21.50 | 17.00 | 17.00 | 18.00 | 20.50 | 16.50
5 18.00 | 22.00 | 22.00 | 19.50 | 20.50 | 25.00 | 29.00 | 19.00 | 19.00 | 23.50 | 28.00 | 19.00
6 20.00 | 22.50 | 22.50 | 19.00 | 20.00 | 26.00 | 32.00 | 20.00 | 19.00 | 25.00 | 29.50 | 19.00
7 18.00 | 19.50 | 19.50 | 17.00 | 17.50 | 18.00 | 21.00 | 16.50 | 16.50 | 17.00 | 19.00 | 15.00
8 22.00 | 23.50 | 23.50 | 0.00 | 21.00 | 27.00 | 32.00 0.00 19.00 | 25.50 | 28.50 0.00
9 0.00 | 0.00 | 0.00 | 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
10 12.00 | 13.50 | 0.00 | 0.00 | 17.00 | 18.00 0.00 0.00 16.00 | 17.00 0.00 0.00
Wall Height

Space is provided to enter a two-digit number denoting the height of an interior/exterior line story to
the nearest foot. Both character positions must be filled in. Use leading zeros if necessary. This
measurement should be made from floor to floor and not from floor to ceiling.

Note 1: Parapets should not be included in this measurement.

Note 2: Gable-type roofs should be measured to the eaves. Other roof types, such as
shed or saw-tooth, should be averaged to compute the wall height to the
roofline.

Exterior Wall Material
Space is provided to enter a two-digit numeric code denoting the exterior wall material of an interior
/ exterior line. Enter 01 - 18

Enter 01 Brick Veneer to indicate a brick or stone veneer

Enter 02 Frame to indicate an exterior wall of wood, aluminum siding,
composition siding, or shingles on siding

Enter 03 Concrete Block to indicate a masonry wall consisting of concrete

compressed into the shape of a block and allowed to harden

Enter 04 Brick /Concrete Block to indicate that at least one-third of the
exterior walls are of a brick or concrete material, and the rest of the exterior
walls are of the other material

Enter 05 Tile to indicate a hard earthenware block that has been hard burned and
molded, such as terra cotta

Enter 06 Masonry and Frame to indicate at least one-third of the exterior
walls are of a frame or masonry (brick or stone) material, and the remainder of
the exterior walls are of the other material

Enter 07 Metal (Light) to indicate walls constructed of metal panels on
wood or steel frame

Enter 08 Metal (Heavy) to indicate walls constructed of a core of insulation
covered on both sides by metal panels
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Enter 09

Enter

Enter

Enter

Enter

Enter

Enter

Enter

Enter

Enter

Construction Type

10

11

12

13

14

15

16

17

18

Concrete, Load-Bearing to indicate concrete walls which support
a part of the building; usually a floor or roof

Concrete, Non Load-Bearing to indicate a concrete curtain wall

that does not support the roof or floor

Glass to indicate walls of non-supporting glass panels set in metal
frame

Glass & Masonry to indicate walls of non-supporting glass set in
brick or concrete back-up

Enclosure to indicate a wood stud or concrete block office or sales
enclosure wall within the interior of a building

Concrete Tilt-Up to indicate concrete wall sections that are cast

horizontally and tilted or lifted into position

Solar Glass to indicate a high quality tinted, heat-absorbent glass
set in metal frame

Asbestos Corrugated Rigid to indicate a rigid corrugated asbestos
sheet on wood or steel frame

Masonry and Metal to indicate that at least one-third of the exterior

walls are of a masonry (brick or stone) material and the remainder are
of the other material.

Native Stone to indicate a locally quarried stone used as a load-

bearing wall. The stone can be irregular shaped rubble or cut blocks
set in place with mortar.

Space is provided to enter a one-digit numeric code denoting the type of construction of an

interior/exterior line.

Enter 1

Enter 2

Enter 3

Enter 4

Wood Frame I Joist / Beam to indicate construction that incorporates wood
stud, balloon or platform framing or wood post and beam framing (mill
construction). This category also includes masonry structures that incorporate
wood joist or plank floor systems, or wood joist, truss or rafter roof systems.
Fire Resistant to indicate buildings with exposed structural steel, or
reinforced concrete columns and beams. Multiple story structures will have
steel floor joists with concrete plank or a reinforced concrete floor system.
Exterior walls will typically be masonry or metal and glass panels.
Fireproof to indicate typically high-rise buildings with fabricated, heavy
structural steel column and beam framing which has been enveloped in a
fireproof material such as concrete or gypsum. Floors will be reinforced
concrete or pre-cast concrete plank on steel joists protected by a gypsum-
vermiculite plaster on metal lath ceiling. Exterior walls will be masonry or
metal and glass panels.

Pre-Engineered Steel to indicate buildings framed with prefabricated steel
members. The structure will incorporate metal beams, girders, columns and
purlins, or light-gauge steel joists manufactured from cold-formed shapes of
steel or strip steel. Multiple story buildings may have floors of wood, steel or
concrete. Exterior walls will typically be pre-finished metal siding or
sandwich panels.
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Interior Finish Percent

Space is provided to enter the extent of interior finish expressed in percent of the base floor area.
Consideration should be given to the floors, ceilings and walls. All character positions must be filled
in. Use leading zeros if necessary.

Note: Consideration should be given to the structure type code previously entered.
For example, you would not expect to find the same extent of interior finish in a
warehouse that you would find in a professional building.

Partitions
Space is provided to enter a one-digit numeric code denoting the extent or partitioning of walls
within the interior / exterior building line.

Enter 0 None to indicate no partitions.

Enter 1 Below Normal to indicate that only a few partitions have been
constructed and that most similar structures feature more partitions than the
subject.

Enter 2 Normal to indicate that subject structure has about the same extent

of partitioning that is found in similar structures.

Enter 3 Above Normal to indicate that the subject structure has rather
extensive partitioning when compared to similar structures having the same

purpose or utility.

Note: The extent of partitioning should always be compared to what could be
considered normal for structures having the same use. The use type code should be
considered. For example, a structure that was constructed as a hotel but is now used
as an office building will probably have more extensive partitions (3 -Above Normal)
than a structure built as an office building and used as an office building.

Note: Partitions should be recorded based upon whether the amount of partitioning is
normal or not normal for the particular section use type. In the event that partitioning
for a particular use type is considered above or below normal, all the data collector
needs to do is record the difference by use of a code symbol indicating the above or
below status. The pricing tables are set up to appropriately cost out 'normal,’ 'below
normal,' 'above normal,' or 'none' for each use type. Normal partitions for a retail store
would be one partition separating the sales area from the storage area and one small
office. In the event that there were more partitions, the data collector would record
'above normal.'

Heating System Type
Space is provided to enter a one-digit numeric code denoting the predominant heating system type
utilized within the interior/exterior line.

Enter 0 to indicate NONE.

Enter 1 to indicate BELOW NORMAL FOR BUILDING TYPE
Enter 2 to indicate NORMAL FOR BUILDING TYPE

Enter 3 to indicate ABOVE NORMAL FOR BUIDING TYPE
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Air Conditioning Type
Space is provided to enter a one-digit numeric code denoting the type of air conditioning existing
within the interior/exterior line.

Enter 0 to indicate NONE
Enter 1 to indicate CENTRAL
Enter 2 to indicate UNIT (real property)

Note: Window air conditioners are not considered real property and should be
considered as '0 -None.'

Plumbing
Space is provided to enter a one-digit numeric code denoting the extent and adequacy of the
plumbing and piping system within the interior/exterior line.

Enter 0 to indicate NONE

Enter 1 to indicate BELOW NORMAL
Enter 2 to indicate NORMAL

Enter 3 to indicate ABOVE NORMAL

Note: Consideration must be given to the structural use. For example, motels
naturally have more extensive plumbing systems than retail stores.

Physical Condition / Functional Condition

Space is provided to enter an alphabetical code denoting the physical condition of the
interior/exterior line in relation to its age of completion. Consideration should include foundation,
frame, exterior walls, roof, heating, air conditioning, lighting, electrical systems, plumbing, internal
walls and floor finish.

Enter U UNSOUND, building is unsound and practically unfit for use. Cost to cure is
not practical.

Enter P POOR, definite deterioration is obvious, undesirable and barely useable.

Enter F FAIR, marked wear and deterioration but the property is usable for
commercial or industrial purposes; could be characterized as "needing work."

Enter A AVERAGE, shows only minor signs of physical deterioration due to normal

wear and tear. There are few indications of deferred maintenance and no
significant repairs or replacements necessary.

Enter G GOOD, shows new or 'like new' condition. There are no deficiencies in
material or construction, and no signs of deferred maintenance.

Enter E EXCELLENT, building is in perfect condition. Very attractive and highly
desirable.

COMMERCIAL/INDUSTRIAL COMMON CAUSES OF OBSOLESCENCE

In the final analysis an estimate of depreciation or value loss represents an opinion of the appraiser
as to the degree that the present and future appeal of a property has been diminished by deterioration
and obsolescence. The accuracy of the estimate will be a product of the appraiser’s experience in
recognizing the symptoms of deterioration and obsolescence and his ability to exercise sound
judgment in equating his observations to the proper monetary allowance to be deducted from the
replacement cost new. The following tables have been
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provided as guidelines to assist the appraiser in arriving at the resultant estimate of the diminishing
value of

improvements after subtracting all forms of depreciation. Following is a listing of some of the most
common sources of functional and economic obsolescence which should further assist him in
arriving at a reasonable estimate of obsolescence.

Common Causes of Functional Obsolescence

Effects of corrosion created by manufacturing, processing, or storing of chemicals

Poor ratio of land area to building area

Inadequate parking, and/or truck and railroad loading and unloading facilities

High maintenance cost resulting from mixed building constructions and/or the use of
obsolescent building materials

Insufficient and inadequate elevator service

Excessive or deficient floor load capacity

An unattractive appearance that is inconsistent with present use and surrounding properties
Foundational and structural failures due to poor soil conditions, poor design, excessive
loading, poor maintenance, excessive vibration of building and process equipment
Inadequate power distribution, heating, ventilation, air condition, or lighting systems
Inadequate or unsuitable utility space

Poor proportion of office, rental, or manufacturing, and warehouse space

Limited use and excessive material and product handling costs caused by irregular and
inefficient floor plans, varying floor elevations, inadequate clearance, and cut up interiors
with small bays and excessive number of walls, post and columns

Multi-story design when single-story would be more efficient and economical

Common Causes of Economic Obsolescence

Zoning laws or other regulations which affect the usage and operation of the property
Building code requirements which set current acceptable construction standards

Market acceptability of the product or services for which the property was constructed or is
currently used

Profitability of the operation of the property and the justifiable investment which the business
would support

Termination of the need for the property due to actual or probable changes in economic or
social conditions
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OUTBUILDINGS, YARD IMPROVEMENTS & SECONDARY BUILDINGS

There are numerous types of yard improvements and secondary buildings which may be
encountered on commercial and industrial properties. All of these have been coded and included in
the schedule of values.

Structure Code
Space is provided to enter a three-digit alpha/numeric structure code denoting the type of yard
improvement or secondary improvement being described (see following pages).

Size

Enter either the dimensions (width and length) or square footage area of the item being described. To
enter the dimensions, character positions are provided for eight characters: three numeric characters
denoting the width, one multiplication (x) symbol, and four # numeric characters denoting the length.
The multiplication symbol must always be entered in the fourth character position from the left
(within the two vertical hash marks). All character positions must be filled in. Use leading zeros if
necessary.

To enter the square footage of an area, character positions are provided to enter eight numeric
characters (up to 99,999,999 square feet). Utilize the character positions to the right. Leading zeros
are not necessary.

Number Identical Units
Space is provided to enter the total number of identical yard improvements or secondary buildings.
Both character positions must be filled in (use leading zeros if necessary).

Physical / Functional Condition
Space is provided to enter an alphabetic code denoting the physical/ functional condition of the yard
improvement or secondary building being described.

Enter U UNSOUND, building is unsound and practically unfit for use. Cost to cure is
not practical.

Enter P POOR, definite deterioration is obvious, undesirable and barely useable.

Enter F FAIR, marked wear and deterioration but the property is usable for
commercial or industrial purposes; could be characterized as "needing work."

Enter A AVERAGE, shows only minor signs of physical deterioration due to normal

wear and tear. There are few indications of deferred maintenance and no
significant repairs or replacements necessary.

Enter G GOOD, shows new or 'like new' condition. There are no deficiencies in
material or construction, and no signs of deferred maintenance.

Enter E EXCELLENT, building is in perfect condition. Very attractive and highly
desirable.

Year Built or Installed
Space is provided to enter the four-digit year in which the yard improvement or secondary building
was constructed or installed.
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Percent Good

Optional entry: space is provided to enter the appraiser's judgment of remaining percent good for the
yard improvement or secondary building being described. Percent good and depreciation are

complements of each other. Therefore, an improvement that is estimated to have 35% depreciation
as of a given time is said to be

65% good (condition). In this way, the calculated percent good can be overridden by entering the
appraiser's

estimate of the percent good. However, the year built, physical condition, and the functional utility
factors must still be entered.

The purpose of this entry is for override use only.

OUT-BUILDING AND YARD IMPROVEMENT FORMULAS AND SAMPLE CALCULATION:

UNIT: DETERMINES WHICH FORMULA IS TO BE USED TO CALCULATE THE
IMPROVEMENT VALUE. THIS IS ASSIGNED TO THE RESIDENTIAL LIBRARY LIST.

C1: CONSTANT ONE
C2: CONSTANT TWO
C3: CONSTANT THREE

FORMULAS FOR EACH UNIT TYPE

ONIT
CODE DESCRIPTION FORMULA
7 AREA CTTC : T
2 LINEAR FEET C1°L
3 CYLINDER AREA 1+C2*D*H + C3(D2)
Z QUANTITY {
5 LINEAR AREA C1(0) + C2(D)(L)
6 CYLINDER VOLUMN |1 + C2(H)(D2) + C3(D2)
[D27S THE DIAMETER SQUARED
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SAMPLE CALCULATION:

The sample out building, and yard improvement is a 40 x 500 single-story poultry house (AH1).
The jurisdiction index is 1.000; it has a unit code of 1 according to the schedule of values and has
been given a C grade with average condition, no modification codes, and has been determined to

have 10% depreciation. The constants are: C1=2000; C2=167; C3=13.75; and the area is calculated

to be 20,000 square feet.

AH1: Use formula 1 to determine the base value.
20 + (167) (square root of 20,000) + 13.75 (20,000) =
2000 + 23,617 + 275,000 = $300,617 (Rounded to nearest $10.00 would be $300,620)

There are no modification codes to apply, and the grade and condition factors are 1.00

The unadjusted RCN is calculated next.
UNADJUSTED RCN = $300,620 x Grade Factor x Condition Factor =
UNADJUSTED RCN = $300,620 X (1.00) X (1.00) = $300,620

The Accessory Structure Rate is calculated next.
ACCESSORY STRUCTURE RATE = UNADJUSTED RCN / AREA
ACCESSORY STRUCTURE RATE = $300,620 / 20,000 = $15.03

The RCN (Replacement Cost New) is calculated next
RCN = JURISDICTION INDEX X UNADJUSTED RCN =
RCN =1.000 X $300,620 = $300,620

The Replacement Cost New Less Depreciation (RCNLD) is calculated next
RCNLD =RCN X DEPRECIATION =
RCNLD = $300,620 X .90 = $270,560 (Rounded)
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OUTBUILDINGS, YARD IMPR,
& SECONDARY BUILDINGS COST
TABLE
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Moore County, North Carolina

2023 Schedule of Values

OBY COST
MODIFIERS
Mod
Version Code Code Description Rate | Value
23 AB1 1 Wood Loft Floor 2.35
23 AB1 2 Gambrel/Arch Roof 1.65
23 AB1 3 Tie Stalls/Excess. Part 0.5
23 AB1 4 Earth Floor 0
23 AB1 5 No Lighting 0
23 AB2 1 Wood Loft Floor 2.35
23 AB2 2 Gambrel/Arch Roof 1.65
23 AB2 3 Tie Stalls/Excess. Part 0.5
23 AB2 4 Earth Floor 0
23 AB2 5 No Lighting 0
23 AB3 1 Wood Loft Floor 3.57
23 AB3 2 Gambrel/Arch Roof 1.6
23 AB3 3 Tie Stalls/Excess. Part 0.5
23 AB3 4 Earth Floor -1.8
23 AB3 5 No Lighting -1.5
23 AB4 1 Wood Loft Floor 4.5
23 AB4 2 Gambrel/Arch Roof 7
23 AB4 3 Tie Stalls/Excess. Part 0.5
23 AB4 4 Earth Floor -2
23 AB4 5 No Lighting -1.75
23 AC1 1 Wood Stor. Bin Over 3.2
23 AC1 2 Wire Stor. Bin Over 2.05
23 AC1 3 Lighting 0.75
23 AC2 1 Wood Stor. Bin Over 3.2
23 AC2 2 Wire Stor. Bin Over 2.05
23 AC2 3 Lighting 0.75
23 AC3 1 No Concrete Slab -470
23 AC3 2 No Roof #5 g Wire -470
23 AC3 3 No Roof, #2 g Wire -630
23 AC4 1 No Concrete Slab -470
23 AC4 2 No Roof #5 g Wire -470
23 AC4 3 No Roof, #2 g Wire -630
23 AC5 1 No Concrete Slab -470
23 AC5 2 No Roof #5 g Wire -470
23 AC5 3 No Roof, #2 g Wire -630
23 AC6 1 No Concrete Slab -470
23 AC6 2 No Roof #5 g Wire -470
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Moore County, North Carolina

2023 Schedule of Values

OBY COST
MODIFIERS

Mod
Version Code Code Description Rate | Value
23 AC6 3 No Roof, #2 g Wire -630
23 AD1 1 Earth floor -1.84
23 AD1 2 No Lighting -0.5
23 AG1 1 Conical Hopper Floor 0.29
23 AH1 1 Insulation: First Floor 0
23 AH1 2 Insulation: Second Fl. 0
23 AH1 3 Insulation: Third Floor 0
23 AH1 4 Earth Floor 0
23 AH1 5 Single Pitch Roof -0.46
23 AH2 1 Insulation: First Floor 0
23 AH2 2 Insulation: Second FI. 0
23 AH2 3 Insulation: Third Floor 0
23 AH2 4 Earth Floor 0
23 AH2 5 Single Pitch Roof -0.46
23 AH3 1 Insulation: First Floor 0
23 AH3 2 Insulation: Second FI. 0
23 AH3 3 Insulation: Third Floor 0
23 AH3 4 Earth Floor 0
23 AH3 5 Single Pitch Roof -0.46
23 AH4 1 Insulation: First Floor 0
23 AH4 2 Insulation: Second FI. 0
23 AH4 3 Insulation: Third Floor 0
23 AH4 4 Earth Floor 0
23 AH4 5 Single Pitch Roof -0.46
23 AH5 1 Insulation: First Floor 0
23 AH5 2 Insulation: Second Fl. 0
23 AH5 3 Insulation: Third Floor 0
23 AH5 4 Earth Floor 0
23 AH5 5 Single Pitch Roof -0.46
23 AH6 1 Insulation: First Floor 0
23 AH6 2 Insulation: Second Fl. 0
23 AH6 3 Insulation: Third Floor 0
23 AH6 4 Earth Floor 0
23 AH6 5 Single Pitch Roof -0.46
23 AHS8 1 INSULATION: FIRST FLOOR 0
23 AHS8 2 INSULATION: SECOND FLR 0
23 AHS8 3 INSULATION: THIRD FLOOR 0
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Moore County, North Carolina 2023 Schedule of Values

OBY COST
MODIFIERS

Mod
Version Code Code Description Rate | Value
23 AH8 4 EARTH FLOOR 0
23 AH8 5 SINGLE PITCH FLOOR -0.46
23 AM1 1 Metal Roof 0.86
23 AM1 2 Wood Shingle Roof 0.75
23 AM1 3 Composition Roof -0.75
23 AM1 4 No Heating -2.47
23 AM?2 1 Metal Roof 0.86
23 AM2 2 Wood Shingle Roof 0.75
23 AM?2 3 Composition Roof -0.75
23 AM2 4 No Heating -2.47
23 AM3 1 Metal Roof 0.86
23 AM3 2 Wood Shingle Roof 0.75
23 AM3 3 Composition Roof -0.75
23 AM3 4 No Heating -2.47
23 AMA 1 Metal Roof 0.86
23 AM4 2 Wood Shingle Roof 0.75
23 AMA4 3 Composition Roof -0.75
23 AM4 4 No Heating -2.47
23 AM5 1 Metal Roof 0.86
23 AMS5 2 Wood Shingle Roof 0.75
23 AM5 3 Composition Roof -0.75
23 AM5 4 No Heating -2.47
23 AM6 1 Metal Roof 0.86
23 AM6 2 Wood Shingle Roof 0.75
23 AM6 3 Composition Roof -0.75
23 AM6 4 No Heating -2.47
23 AO1 1 No Lighting -0.75
23 AO1 2 Concrete Floor 1.78
23 AO2 1 No Lighting -0.75
23 AO2 2 Concrete Floor 1.78
23 AO3 1 No Lighting -0.75
23 AO3 2 Concrete Floor 1.78
23 AO4 1 No Lighting -0.75
23 AO4 2 Concrete Floor 1.78
23 AO5 1 No Lighting -0.75
23 AOS 2 Concrete Floor 1.78
23 AP1 1 Trus Span to 50' 0.5
23 AP1 2 Concrete Floor 5
23 AP1 3 insulation 0.5
23 AP1 4 Wood Lining 2
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Moore County, North Carolina 2023 Schedule of Values
OBY COST
MODIFIERS
Mod
Version Code | Code Description Rate | Value
23 AP2 1 Trus Span to 50' 0.5
23 AP2 2 Concrete Floor 5
23 AP2 3 Insulation 0.5
23 AP2 4 Wood Lining 2
23 AP3 1 Trus Span to 50' 0.5
23 AP3 2 Concrete Floor 5
23 AP3 3 Insulation 0.5
23 AP3 4 Wood Lining 2
23 AP4 1 Trus Span to 50 0.5
23 AP4 2 Concrete Floor 5
23 AP4 3 Insulation 0.5
23 AP4 4 Wood Lining 2
23 AP5 1 Trus Span to 50 0.5
23 AP5 2 Concrete Floor 5
23 AP5 3 Insulation 0.5
23 AP5 4 Wood Lining 2
23 AP6 1 Trus Span to 50' 0.5
23 AP6 2 Concrete Floor 5
23 AP6 3 Insulation 0.5
23 AP6 4 Wood Lining 2
23 AQ1 1 Lighting 0.81
23 AQ1 2 Asphalt Floor 0.81
23 AQ1 3 Lighting 1.78
23 AQl 4 CONCRETE 2.5
23 AR1 1 Wood Storage Bins 3.22
23 AR1 2 Metal Walls 0.75
23 AR1 3 Metal Roof 0.23
23 AR1 4 Wood Vent. Ducts 1.61
23 AR1 5 No Lighting -0.75
23 ARl 6 Pier Foundation -1.21
23 AS1 1 17' Automatic Unloader 14000
23 AS1 2 20' Automatic Unloader 14200
23 AS1 3 25' Automatic Unloader 19900
23 AS1 4 17' Raised Arm Auger 5000
23 AS1 5 20' Raised Arm Auger 5400
23 AS1 6 25' Raised Arm Auger 5750
23 AS2 1 17' Automatic Unloader 14000
23 AS2 2 20" Automatic Unloader 14200
23 AS2 3 25' Automatic Unloader 19900
23 AS2 4 17' Raised Arm Auger 5000
23 AS2 5 20' Raised Arm Auger 5400
23 AS2 6 25' Raised Arm Auger 3750
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Moore County, North Carolina

2023 Schedule of Values

OBY COST
MODIFIERS

Mod
Version Code | Code Description Rate | Value
23 AS3 1 17' Automatic Unloader 14000
23 AS3 2 20' Automatic Unloader 14200
23 AS3 3 25' Automatic Unloader 19900
23 AS3 4 17' Raised Arm Auger 5000
23 AS3 5 20' Raised Arm Auger 5400
23 AS3 6 25' Raised Arm Auger 5750
23 AS4 1 17' Automatic Unloader 14000
23 AS4 2 20' Automatic Unloader 14200
23 AS4 3 25" Automatic Unloader 19900
23 AS4 4 17' Raised Arm Auger 5000
23 AS4 5 20' Raised Arm Auger 5400
23 AS4 6 25' Raised Arm Auger 5750
23 AS5 1 17' Automatic Unloader 14000
23 AS5 2 20" Automatic Unloader 14200
23 AS5 3 25' Automatic Unloader 19900
23 AS5 4 17' Raised Arm Auger 5000
23 AS5 5 20' Raised Arm Auger 5400
23 AS5 6 25' Raised Arm Auger 5750
23 AS6 1 17' Automatic Unloader 14000
23 AS6 2 20" Automatic Unloader 14200
23 AS6 3 25' Automatic Unloader 19900
23 AS6 4 17' Raised Arm Auger 5000
23 AS6 5 20' Raised Arm Auger 5400
23 AS6 6 25' Raised Arm Auger 5750
23 AVl 1 25% Conc Pit Area 2.36
23 AV1 2 100% Conc Pit Area 4.95
23 AW1 1 25% Conc Pit Area 2.36
23 AW1 2 100% Conc Pit Area 4.95
23 AW2 1 25% Conc Pit Area 2.36
23 AW2 2 100% Conc Pit Area 4.95
23 AX1 1 NO ELECTRICAL -0.8
23 AX1 2 Asphalt Floor -1
23 AX1 3 Earth Floor -2.5
23 AX1 4 Slanted Side Walls -0.98
23 AX1 5 < 10" Ft. Height -0.78
23 AX1 6 16-20 Ft. Height 0.78
23 CAP1 1 ADD FOR 3 STRD.BARB.WIRE 35
23 CAP1 2 ADD FOR BARBED COIL 10.5
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Moore County, North Carolina

2023 Schedule of Values

OBY COST
MODIFIERS
Mod
Version Code | Code Description Rate | Value
23 CAX1 1 NO ELECTRICAL -0.8
23 CAX1 2 Asphalt Floor -1.5
23 CAX1 3 Earth Floor =3
23 CAX1 4 Slanted Side Walls -0.98
23 CAX1 5 < 10" Ft. Height -0.78
23 CAX1 6 16-20 Ft. Height 0.78
23 CRR1 1 ADD FOR SWITCH&TURNOUT 25000
23 CRR2 1 ADD FOR SWITCH&TURNOUT 31000
23 CRR3 1 ADD FOR SWITCH&TURNOUT 35000
23 CRR4 1 ADD FOR SWITCH&TURNOUT 46000
23 EA1 1 53.13
23 EA1 2 14.15
23 EA2 1 32.8
23 EA2 2 8.7
23 EC1 1 433
23 EC1 2 12
23 EC2 1 55.3
23 EC2 2 15.5
23 ED1 1 38.1
23 ED1I 2 104
23 EF1 1 42.6
23 EF1 2 12.3
23 EG1 1 35.3
23 EG1 2 9.4
23 EG2 1 47.3
23 EG2 2 12.6
23 EH1 1 65.7
23 EH1 2 19
23 EJ1 1 78.7
23 EJ1 2 22.1
23 EL1 1 44.9
23 EL1 2 12
23 EN1 1 48.4
23 EN1 2 13.9
23 EP1 1 433
23 EP1 2 12
23 ES1 1 414
23 ES1 2 12
23 ES2 1 55.3
23 ES2 2 15.5

103



Moore County, North Carolina

2023 Schedule of Values

OBY COST
MODIFIERS

Mod
Version Code | Code Description Rate | Value
23 RG1 1 Unfinished Interior -3.05
23 RG1 2 Attic Above 4
23 RG1 3 1/2 Story Above 8
23 RG1 4 Full Story Above 14
23 RG2 1 Unfinished Interior -3.05
23 RG2 2 Attic Above 4
23 RG2 3 1/2 Story Above 8
23 RG2 4 Full Story Above 14
23 RG8 1 Unfinished Interior -3.05
23 RG8 2 Attic Above-MINIMAL/LOW PITCH -5
23 RG8 3 1/2 Story Above-BASE/HGH PITCH 0
23 RG8 4 Full Story Above 8
23 RG9 1 Unfinished Interior -3.05
23 RG9 2 Attic Above-MINIMAL/LOW PITCH -5
23 RG9 3 1/2 Story Above-BASE/HGH PITCH 0
23 RG9 4 Full Story Above 8
23 RM1 1 Central Air Cond. 35
23 RM1 2 Metal Fireplace 2200
23 RM1 3 Slide Out/Rollout Room 2170
23 RM1 4 Tip-Out Room 1450
23 RM2 1 Central Air Cond. 35
23 RM2 2 Metal Fireplace 2200
23 RM2 3 Slide Out/Rollout Room 2170
23 RM2 4 Tip-Out Room 1450
23 RP1 1 No Filter -1360
23 RP1 2 Gas/Propane Heat B/I Circ Sys 500
23 RP1 3 Electric Heating 500
23 RP1 4 Diving Board 0
23 RP1 5 Chrome or Steel Ladder 0
23 RP1 6 Underwater Lighting 0
23 RP2 1 No Filter -1360
23 RP2 2 Gas/Propane Heat B/I Circ Sys 500
23 RP2 3 Electric Heating 500
23 RP2 4 Diving Board 0
23 RP2 5 Chrome or Steel Ladder 0
23 RP2 6 Underwater Lighting 0
23 RP3 1 No Filter -1360
23 RP3 2 Gas/Propane Heat B/I Circ Sys 500
23 RP3 3 Electric Heating 500
23 RP3 4 Diving Board 0
23 RP3 5 Chrome or Steel Ladder 0
23 RP3 6 Underwater Lighting 0




Moore County, North Carolina 2023 Schedule of Values
OBY COST
MODIFIERS

Mod

Version Code | Code Description Rate | Value
23 RP4 1 No Filter 1360
23 RP4 2 Gas/Propane Heat B/I Circ Sys 500
23 RP4 3 Electric Heating 500
23 RP4 4 Diving Board 0
23 RP4 5 Chrome or Steel Ladder 0
23 RP4 6 Underwater Lighting 0
23 RP5 1 No Filter 1360
23 RP5 2 Gas/Propane Heat B/I Circ Sys 500
23 RP5 3 Electric Heating 500
23 RP5 4 Diving Board 0
23 RP5 5 Chrome or Steel Ladder 0
23 RP5 6 Underwater Lighting 0
23 RS5 1 Unfinished Interior -3.05
23 RS5 2 Attic Above 4
23 RS5 3 1/2 Story Above 8
23 RS5 4 Full Story Above 14
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Moore County, North Carolina

2023 Schedule of Values

COMMERCIAL BUILDING OTHER FEATURES

TABLE
Cost Struct Unit of Rate Per
Version Code Description Name Meas Unit
23 AC1 CENTRAL AIR COND. CENTRAL AIR 2 3.6
23 AC2 UNIT AIR COND. UNIT AIR CON 2 1.8
23 AT1 ATRIUM - COVER ONLY ATRIUM - COV 2 34.3
ATRIUM
23 AT2 ATRIUM WALLS WALLS 2 12.4
23 AW1 AERIAL WALK AERIAL WALK 2 200
23 BA1 BALCONY BALCONY 2 34
23 BC1 BANK CANOPY-DRIVE IN BANK CANOPY 2 55.5
23 BE1 BANK VAULT $ NO DOOR BANK VAULT 2 245
23 BE2 BANK VAULT REC ST/ND BANK VAULT 2 39
23 BE6 BANK NT DEP CHUTE BANK NT DEP 1 19000
23 BE7 BANK DR IN WINDOW BANK DI WIN 1 15000
23 BES8 PNEUMATIC TUBE PNEUM TUBE 1 31000
23 BE9 BANK DR IN TEL BOOTH BANK DI TB 2 79.5
BASEMENT
23 BT1 BASEMENT TOP TOP 2 7.9
23 CF1 COOLER-CHILLER COOLER-CHILL 2 150
23 CF2 COOLER-FREEZER COOLER-FREEZ 2 150
COOLER-
23 CF3 COOLER-SHARP FREEZE SHARP 2 150
COVERED
23 cMm1 COVERED MALL MALL 2 28.6
23 CP5 CANOPY ONLY FALSE MANSARD CANOPY ONLY 2 12.5
23 CP6 CANOPY ROOF/SLAB FALSE MANSARD CNPY RF/SLAB 2 16.5
23 cp7 CANOPY RF-ECONOMY CANOPY RF-EC 2 30
23 CP8 CANOPY RF-AVERAGE CANOPY RF-AV 2 35
CANOPY RF-
23 CP9 CANOPY RF-GOOD GO 2 40
23 DL1 DOCK LEVEL FLOOR DOCK LEVEL F 2 1
23 EE1 ENCLOSED ENTRY ENCLOSED ENT 2 64
23 EL1 ELEVATOR,ELEC FRGT ELEVATOR 6 1
23 EL2 ELEVATOR,ELEC PSNGR ELEVATOR 6 1
23 EL3 ELEVATOR,HYDRL FRGT ELEVATOR 6 1
23 EL4 ELEVATOR,HYDRL PSNGR ELEVATOR 6 1
23 EL5 ESCALATOR-WIDTH=32 ESCALATOR 32 3 10000
23 EL6 ESCALATOR-WIDTH=48 ESCALATOR 48 3 11250
23 EL7 ELEVATOR,APT/PLATFORM TYPE ELEVATOR 6 1
23 FI1 FIREPLACE 1 OPENING FIREPLACE 1 1 5200
23 FI2 FIREPLACE 2 OPENINGS FP 2 OPEN 1 6700
23 FI3 FIREPLACE 3 OPENING FIREPLACE 3 1 8800
GREENHOUSE-
23 GH1 GREENHOUSE-ECONOMY E 2 14
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Moore County, North Carolina 2023 Schedule of Values
COMMERCIAL BUILDING OTHER FEATURES
TABLE
Unit of Rate Per
Cost Version Struct Code | Description Name Meas Unit
23 GH1 GREENHOUSE-ECONOMY GREENHOUSE-E 2 14
GREENHOUSE-
23 GH2 GREENHOUSE-AVERAGE A 2 26
GREENHOUSE-
23 GH3 GREENHOUSE-GOOD G 2 29
23 LD1 LOAD DOCK,ST OR CONC LD ST/CONC 2 21
23 LD2 LOADING DOCK, WOOD LD WOOD 2 17
23 LD3 LOADING DOCK, INTR LD INTR 2 335
23 LD4 TRUCK & TRAIN WELLS TRK/TRN WELS 2 19.5
23 LD5 DOCK LEVELERS DOCK LEVELER 1 8000
23 LP3 PATIO, CONCRETE PATIO, CONCR 2 8.5
23 LP4 PATIO,ASPHALT PATIO,ASPHAL 2 5
23 LP5 PATIO, FLGST-SND-BSE PATIO, FLG S 2 19
23 LP6 PATIO, FLGST-CON-BSE PATIO, FLG C 2 22
23 LP7 PATIO, BRICK PATIO, BRICK 2 18
MONITOR
23 MR1 MONITOR ROOF ROOF 2 33
23 MR2 HIGH BAY ROOF HIGH BAY ROO 2 33
23 MS1 MISCELLANEOUS MISC 1 5
23 OA1l OPEN AREA APT, HOTEL OP AREA APT 2 6.4
23 0OA2 OPEN AREA MOTEL DWLG OP AREA MOT 2 5.8
23 OA3 OPEN AREA STORE RSTR OP AREA COM 2 6.8
23 OA4 OPEN AREA INDSTR/WHS OP AREA IND 2 6.8
23 OA5S OPEN AREA BANKS OFFC OP AREA BNK 2 8.3
23 OA6 OPEN AREA THEAT AUDT OP AREA AUDT 2 9
23 OA7 OPEN AR.LT MTL/AG BD OP AREALTM 2 49
23 OA8 OPEN AREA Hi R. OFFC OP AREA HIRI 2 8.6
OVHD DR
23 OoD1 OVERHEAD DR-WOOD/MTL WO0O0D 2 14
23 0oD2 OVERHEAD DR-ROLL STL OVHD DR ROLL 2 20
OVHD DR
23 0oD3 OVRHD DR-MTR-OP-WD-MT MOWM 2 20
OVHD DR
23 0oD4 OVRHD DR-MTR-OP-RL-ST MORS 2 30
23 RC1 CARPORT CARPORT 2 29.7
23 RG1 GARAGE-ATTACHED-FRM GARAGE-ATTFR 2 36
GARAGE-
23 RG2 GARAGE-ATTACHED-MAS ATTMS 2 38
23 RP1 PORCH, OPEN PORCH, OPEN 2 40
23 RP2 PORCH, ENCLOSED PORCH, ENCLO 2 64
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COMMERCIAL BUILDING OTHER FEATURES TABLE
Unit of Rate Per
Cost Version Struct Code Description Name Meas Unit

PORCH OPEN

23 RP3 PORCH, OPEN UPPER U 2 32
PORCH ENCL

23 RP4 PORCH, ENCL UPPER U 2 56

23 RP5 RES CAN/STOOP RES CAN/ST 2 18.5

23 RP6 PORCH, SCREENED PORCH, SCR 2 42
PORCH, COV-

23 RP7 PORCH, COV-UPPER U 2 32

23 RP8 PORCH, SCREEN-UPPER PORCH, SCR U 2 34
RAILROAD

23 RR1 RAILROAD TRACKAGE TRK 3 148

23 RS1 UTILITY BLDG-FRAME UTIL FRAME 2 20

23 RS2 UTILITY BLDG-METAL UTIL METAL 2 20

23 RS3 UTILITY BLDG-BRK/STN UTIL BRK/STN 2 22

23 SC2 INDOOR POOL INDOOR POOL 2 105
STORE

23 SF1 STORE FRNT/WOOD FRM FRNT/W 3 85.9
STORE

23 SF2 STORE FRNT/AV MET F FRNT/A 3 171.6

23 SF3 STORE FRNT/ELABORATE STORE FRNT/E 3 257.5

23 SK1 INDOOR SKATING RINK IND SKT RINK 2 10.85
SPRINKLR

23 SS1 SPRINKLER SYS WET WET 2 3

23 SS2 SPRINKLER SYS DRY SPRINKLR DRY 2 35

23 TS1 TRUCK SCALE 60 TON TRUCK SCALE 1 62000

23 TU1l TUNNEL TUNNEL 2 690

23 wD1 WOOD DECK WOOD DECK 2 21
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ELEVATOR | COST | TABLE
Min Max Per
Cost Version Code | Speed Speed | Capacity | Rate Stop/Ft Name Description

ELEVATOR ELECTRIC

23 EL1 1 1 1500 110000 20000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC

23 EL1 1 1 2000 118000 21000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC

23 ELL 1 1 2500 120000 21000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC

23 EL1 1 1 3000 122000 21000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC

23 EL1 1 1 3500 124000 22000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC

23 EL1 1 1 4000 126000 22000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC

23 EL1 50 50 3500 120000 22000 FREIGHT
ELEVATOR ELECTRIC

23 EL1 100 100 1500 110000 20000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC

23 EL1 100 100 2000 118000 21000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC

23 EL1 100 100 2500 120000 21000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC

23 EL1 100 100 3000 122000 21000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC

23 EL1 100 100 3500 124000 22000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC

23 EL1 100 100 4000 126000 22000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC

23 EL1 100 100 10000 149000 26000 FREIGHT
ELEVATOR ELECTRIC

23 EL1 150 150 2000 125000 21000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC

23 EL1 150 150 2500 127000 21000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC

23 EL1 150 150 3000 130000 21000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC

23 EL1 150 150 3500 133000 22000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC

23 EL1 150 150 4000 136000 22000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC

23 EL1 200 200 2000 130000 21000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC

23 EL1 200 200 2500 134000 21000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC

23 EL1 200 200 3000 138000 21000 ELEVATOR FREIGHT
: ELEVATOR ELECTRIC

23 EL1 200 200 3500 142000 22000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC

23 EL1 200 200 4000 146000 22000 ELEVATOR FREIGHT
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ELEVATOR | COST | TABLE
Min Max Per
Cost Version Code | Speed Speed | Capacity | Rate Stop/Ft Name Description
_ ELEVATOR ELECTRIC
23 EL1 250 250 2000 135000 21000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC
23 EL1 250 250 2500 142000 21000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC
23 EL1 250 250 3000 147000 21000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC
23 EL1 250 250 3500 152000 22000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC
23 EL1 250 250 4000 158000 22000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC
23 EL1 300 300 2000 148000 21000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC
23 EL1 300 300 2500 151000 21000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC
23 EL1 300 300 3000 153000 21000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC
23 EL1 300 300 3500 159000 22000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC
23 EL1 300 300 4000 170000 22000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC
23 EL1 350 350 2000 155000 21000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC
23 EL1 350 350 2500 162000 21000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC
23 EL1 350 350 3000 169000 21000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC
23 EL1 350 350 3500 176000 22000 ELEVATOR FREIGHT
ELEVATOR ELECTRIC
23 EL1 350 350 4000 182000 22000 ELEVATOR FREIGHT
ELEVATOR - ELECTRIC
23 EL2 1 1 1 14150 8800 PASSENGER
ELEVATOR - ELECTRIC
23 EL2 1 1 2 14160 8800 PASSENGER
ELEVEL  ELEVATOR - ELECTRIC
23 EL2 1 1 1500 70000 8800 PASS PASSENGER
ELEVEL  ELEVATOR - ELECTRIC
23 EL2 1 1 2000 80750 8800 PASS PASSENGER
ELEVEL  ELEVATOR - ELECTRIC
23 EL2 1 1 2500 90000 8800 PASS PASSENGER
ELEVEL  ELEVATOR - ELECTRIC
23 EL2 1 1 3000 98500 9200 PASS PASSENGER
ELEVEL  ELEVATOR - ELECTRIC
23 EL2 1 1 3500 113000 9200 PASS PASSENGER
ELEVEL  ELEVATOR - ELECTRIC
23 EL2 1 1 4000 113000 9400 PASS PASSENGER
ELEVEL  ELEVATOR - ELECTRIC
23 EL2 1 1 5000 127000 9400 PASS PASSENGER
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ELEVATOR | COST | TABLE
Min Max Per

Cost Version Code | Speed Speed | Capacity | Rate Stop/Ft | Name | Description
ELEVATOR - ELECTRIC

23 EL2 6 6 6 14680 8800 PASSENGER
ELEVATOR - ELECTRIC

23 EL2 10 10 8 15070 8800 PASSENGER
ELEV EL ELEVATOR - ELECTRIC

23 EL2 100 100 1500 104000 8800 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 100 100 2000 120000 8800 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 100 100 2500 133000 8800 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 100 100 3000 146000 9200 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 100 100 3500 157000 9200 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 100 100 4000 167000 9400 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 100 100 5000 188000 9400 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 150 150 1500 120000 8800 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 150 150 2000 137000 8800 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 150 150 2500 150000 8800 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 150 150 3000 165000 9200 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 150 150 3500 176000 9200 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 150 150 4000 188000 9400 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 150 150 5000 210000 9400 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 200 200 1500 132000 8800 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 200 200 2000 149000 8800 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 200 200 2500 165000 8800 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 200 200 3000 181000 9200 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 200 200 3500 192000 9200 PASS PASSENGER
ELEV EL ELEVATOR - ELECTRIC

23 EL2 200 200 4000 204000 9400 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 200 200 5000 225000 9400 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 250 250 1500 142000 8800 PASS PASSENGER
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ELEVATOR | COST | TABLE
Min Max Per

Cost Version Code | Speed Speed | Capacity | Rate Stop/Ft Name Description
ELEV EL ELEVATOR - ELECTRIC

23 EL2 250 250 2000 162000 8800 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 250 250 2500 178000 8800 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 250 250 3000 190000 9200 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 250 250 3500 202000 9200 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 250 250 4000 215000 9400 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 250 250 5000 239000 9400 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 300 300 1500 150000 8800 PASS PASSENGER
ELEVATOR - ELECTRIC

23 EL2 300 300 2000 172000 8800 PASSENGER
ELEVATOR - ELECTRIC

23 EL2 300 300 2500 187000 8800 PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 300 300 3000 204000 9200 PASS PASSENGER
ELEVATOR - ELECTRIC

23 EL2 300 300 3500 215000 9200 PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 300 300 4000 228000 9400 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 300 300 5000 250000 9400 PASS PASSENGER
ELEVATOR - ELECTRIC

23 EL2 325 325 2500 191000 8800 PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 350 350 1500 161000 8800 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 350 350 2000 181000 8800 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 350 350 2500 196000 8800 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 350 350 3000 212000 9200 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 350 350 3500 225000 9200 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 350 350 4000 238000 9400 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 350 350 5000 260000 9400 PASS PASSENGER
ELEVEL ELEVATOR - ELECTRIC

23 EL2 400 400 1500 168000 8800 PASS PASSENGER
ELEVATOR - ELECTRIC

23 EL2 400 400 2000 188000 8800 PASSENGER
ELEVATOR - ELECTRIC

23 EL2 400 400 2500 206000 8800 PASSENGER
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Cost Version Code | Speed Speed | Capacity | Rate Stop/Ft Name Description
ELEV EL  ELEVATOR - ELECTRIC
23 EL2 400 400 3000 221000 9200 PASS PASSENGER
ELEVEL  ELEVATOR - ELECTRIC
23 EL2 400 400 3500 233000 9200 PASS PASSENGER
ELEVEL  ELEVATOR - ELECTRIC
23 EL2 400 400 4000 245000 9400 PASS PASSENGER
ELEVEL  ELEVATOR - ELECTRIC
23 EL2 400 400 5000 270000 9400 PASS PASSENGER
23 EL3 1 1 1 34000 21000 HYDRAULIC FREIGHT
23 EL3 1 1 1500 34000 21000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 1 1 2000 39900 21000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 1 1 2500 43000 21000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 1 1 3000 46000 22000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 1 1 3500 47500 22000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 1 1 4000 49000 22000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 50 50 1500 34000 21000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 50 50 2000 39900 21000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 50 50 2500 43000 21000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 50 50 3000 46000 22000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 50 50 3500 47500 22000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 50 50 4000 49000 22000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 100 100 1500 47500 21000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 100 100 2000 53000 21000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 100 100 2500 56000 21000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 100 100 3000 59000 22000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 100 100 3500 60500 22000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 100 100 4000 62000 22000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 125 125 1500 55000 21000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 125 125 2000 60000 21000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 125 125 2500 63000 21000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 125 125 3000 65000 22000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 125 125 3500 68000 22000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 125 125 4000 70000 22000 ELEVATOR HYDRAULIC FREIGHT
23 EL3 150 150 1500 63000 21000 ELEVATOR HYDRAULIC FREIGHT
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23 EL3 150 150 2000 68000 21000 ELEVATOR HYDRAULIC FREIGHT

23 EL3 150 150 2500 71000 21000 ELEVATOR HYDRAULIC FREIGHT

23 EL3 150 150 3000 75000 22000 ELEVATOR HYDRAULIC FREIGHT

23 EL3 150 150 3500 77000 22000 ELEVATOR HYDRAULIC FREIGHT

23 EL3 150 150 4000 79000 22000 ELEVATOR HYDRAULIC FREIGHT

23 EL4 1 1 1500 39000 16000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 1 1 2000 47500 17000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 1 1 2500 55000 18000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 50 50 1500 39000 16000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 50 50 2000 47500 17000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 50 50 2500 55000 18000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 50 50 3000 62500 19000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 50 50 4000 76000 19000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 50 50 5000 88000 21000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 75 75 1500 49000 16000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 75 75 2000 58000 17000 ELEVATOR HYDRAULIC PASSENGER
23 ELA 75 75 2500 67000 18000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 75 75 3000 74500 19000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 75 75 4000 89000 19000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 75 75 5000 102000 21000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 100 100 1500 57500 16000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 100 100 2000 67000 17000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 100 100 2500 79000 18000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 100 100 3000 86000 19000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 100 100 4000 101000 19000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 100 100 5000 115000 21000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 125 125 1500 65000 16000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 125 125 2000 76000 17000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 125 125 2500 86000 18000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 125 125 3000 94000 19000 ELEVATOR HYDRAULIC PASSENGER
23 ELA 125 125 4000 110000 19000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 125 125 5000 124000 21000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 150 150 1500 71500 16000 ELEVATOR HYDRAULIC PASSENGER
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Cost Version Code | Speed Speed | Capacity | Rate Stop/Ft Name Description
23 EL4 150 150 2000 83000 17000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 150 150 2500 93000 18000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 150 150 3000 103000 19000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 150 150 4000 120000 19000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 150 150 5000 133000 21000 ELEVATOR HYDRAULIC PASSENGER
23 EL4 200 200 1500 83000 16000 HYDRAULIC PASSENGER
23 EL4 200 200 2000 96500 17000 HYDRAULIC PASSENGER
23 EL4 200 200 2500 106500 18000 HYDRAULIC PASSENGER
23 EL4 200 200 3000 116000 19000 HYDRAULIC PASSENGER
23 EL4 200 200 4000 133000 19000 HYDRAULIC PASSENGER
23 EL4 200 200 5000 149000 21000 HYDRAULIC PASSENGER
ESCAL 32 ESCALATOR-32 IN WIDE
23 ELS 1 1 147000 1350 IN 10" HT
ESCAL ESCALATOR- 48 IN WIDE
23 EL6 1 1 160000 1700 48IN 10" HT
23 EL7 1 1 24000 3300 ELEVATOR APMT/PLATFORM TYPE
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SPECIFIC COMMERCIAL STUDIES

FRANCHISE FOOD RESTAURANTS

Franchise Food restaurants have become a common place beginning in the 1950's.

The buildings, though they offer similar accommodations, are highly distinctive in architectural style
and design. Each operation is readily identifiable with a particular design and motif, and relies
heavily on the appearance or “eye appeal” of its buildings to attract, maintain and promote business.
The wide range of styles and designs has a direct influence on the replacement costs of the buildings.

Two restaurants showing no marked difference in size and construction quality may show a
considerable difference in cost due to the difference in design, and décor. The replacement cost
schedule provided is based upon specifications of size, quality, and design.

The schedule is to be used as a guide for estimating replacement cost of franchise food restaurants.
The proper use of this schedule, along with experience and sound judgment, should enable the
appraiser to establish a reasonable estimate of replacement cost.

BASE SPECIFICATIONS

The Cost Schedule assumes a basic layout which includes a serving area, food preparation area, a
small office area, an employee dressing area, two toilet rooms, and depending upon size, a dining
area. General construction features include masonry foundation walls on spread footings; reinforced
concrete floor slab on a granular base; roof and exterior wall construction, interior finish; stud and
masonry partitioning; unfinished floor and painted masonry or dry wall interior finish in storage
areas and mechanical rooms; utility service, heating, fluorescent lighting fixtures in the preparation
and office areas, plumbing fixtures and drains.

SCHEDULE APPLICATION

Base prices are included for Average ("C") Grade construction for four typical exterior wall types.
Select the base price based upon the structure size and exterior wall construction, and make
adjustments for attached improvements, air conditioning and sprinkler systems as required. Apply
the proper Quality Grade factor to establish the replacement cost new.

SECTION 42 LOW-INCOME HOUSING

NORTH CAROLINA GENERAL STSTUTE #105-277.16

In North Carolina low-income housing which has been allocated a Federal Tax Credit under section
42 of the Code is designated a special class of property under Article V, Section 2 (2) of the North
Carolina Constitution and must be appraised, assessed and taxed in accordance with this section. The
assessor must use the income approach as the method of valuation for property classified under this
section and must take rent restrictions that apply to the property into consideration in determining
the income attributable to the property. The assessor may not consider income tax credits received

under Section 42 of the Code or under G.S. 105-129.42 in determining the income attributable to the
property. (2008-146, s. 3.1:2008-187, s. 47.6)
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GENERAL APPLICATION

Identify the low-income housing property being appraised and request copies of the audited financial
statements for the current year (revaluation year) and three prior years.

Analyze the actual income stream; apply expense ratios, capitalization rates, and gross rent
multipliers (GRM) developed for use in the 2023 Moore County Revaluation.

STANDARD OPERARING EXPENSES & VACANCY RATES
Operating Expenses
Based on analysis an expense ratio of 65% has been adopted for use by Moore County.

Vacancy Rates
Analysis of vacancy rates indicated average vacancy rates of 0% to 5%, a rate of 3% has been
adopted for use by Moore County.

RESERVES FROM REPLACEMENTS

Analysis of typical reserves for replacement for traditional apartments properties in Moore County
indicates a range of 3% to 5%, A rate of 5% has been adopted for use in Section 42 Jow-income
housing appraisal.

SCHEDULE OF VALUES MOORE
COUNTY 2023

CAPTILAZAITION RATE
A range of capitalization rates from 4.5% to 7.5% have been adopted for Section 42 Housing, a rate
of 6.5% has been adopted for use in Section 42 low-income housing in Moore County.

SAMPLE INCOME APPROACH APPRAISAL

SECTION 42 LOW-INCOME HOUSING
(G.S. 105-277.16)

100 UNIT APARTMENT COMPLEX @ $450.00 PER MONTH BASE RENT

POTENTIAL GROSS INCOME $540,000.00
(100 UNITS X $450.00 X 12 MONTHS)

VACANCY (3%) (-$16,200.00)
OTHER INCOME (+$16,200.00)
EFFECTIVE INCOME $540,000.00
OPERATING EXPENSES (65%) (-$351,000.00)

RESERVES FOR REPLACEMENT (5%) (-$27,000.00)
NET OPERATING INCOME

$162,000.00

CAPTILAZATION RATE (6.5%)

(.065)

APPRAISED VALUE

$2,492,308.00

VALUE PER UNIT (ROUNDED)

$24,925.00
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MOBILE HOME PARKS

The pricing schedule included in this section is provided as a guide to assist the appraiser in arriving
at a reasonable and equitable estimate of the cost of developing a variety of commercial mobile
home and trailer parks. Typical site costs are given for four grades of parks; the general
specifications are as follows:

MH1 Excellent quality and excellently planned mobile home parks designed to
accommodate the largest tractor-drawn mobile homes or on-site erected
mobile homes, featuring attractive landscaping, off street parking, and a
variety of recreational facilities. (Grade A)

MH2 Good quality and well-planned mobile home parks designed to accommodate
the larger tractor-drawn mobile homes with room to spare for lawns and
gardens, and featuring attractive landscaping, off street parking, and complete
recreational facilities. (Grade B)

MH3 Average quality and well-planned mobile home parks designed to
accommodate mobile homes up to 55' to 60' long, and to provide the user with
adequate utility services and facilities, but rather limited recreational facilities
and other such amenities. (Grade C)

MH4 Fair quality and minimally planned trailer parks intended primarily for semi-
permanent occupancy, built to accommodate car-drawn trailers up to 40’ to 45'
long, and offering only minimal utility and recreational facilities. (Grade D)

MHS Poor quality trailer parks designed to accommodate transient type trailers, and
to provide the user with the minimum required facilities. (Grade E)

MH6 Is a code reserved for recreational vehicle parks, where space rents are more
for short term basis.

Application of the pricing schedule involves determining the code most representative of the subject
property, selecting the corresponding base site cost, and adjusting the base site cost to account for
any variations between the subject property and the model specifications.

BASE COST COMPONENTS

The costs per site have been developed to include the cost of basic on-site improvements and do not
include the cost of the land, service and recreational buildings, or major recreational structures, such
as swimming pools. The base components are as follows:

Engineering: includes the design plans and specifications of the park (exclusive of
buildings), engineering and surveying fees, and public fees and permits.

Grading: includes the normal grading involved in leveling the site for drainage and roughing

out roads, but does not include any abnormal site preparation, such as the excavation and
terracing required for hill-side sites.
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. Street paving: includes base preparation and paving.

Patios and walks: includes all flat work other than street paving.

Sewer: includes all on-site lines, hook up charges, sewage disposal systems, or any off-site
connections to trunk lines.

Water: includes on-site mains and site services, wells, pumps, or any off-site connections to
source lines.

Electrical: includes on-site conduit, electrical and telephone wiring, site outlets, and street
and common area lighting commensurate with the Grade, or any off-site connections.

Gas: includes on-site piping, and site and building connections, or any off-site mains.

Other features: include the cost of average entrance ornamentation, landscaping, and
common area development commensurate with the park Grade. (Note: outdoor recreational
facilities, such as swimming pools, tennis courts, etc. are not included and should be
computed separately.)

BASE COST ADJUSTMENTS

Many mobile homes and trailer parks are apt to possess some features which are typical of one
Grade and some features which are typical of another. For example, a MH2 park might exhibit
"other features" more representative of a MH3 park, such as entrance decor, landscaping, and
recreational facilities. Similarly, a park may be MH4 in all respects except for good quality streets.
In such cases, the appraiser must analyze each park in terms of its individual components in order to
determine the contribution of each component to the overall cost per site. In order to facilitate this,
the specifications and corresponding costs for each component are detailed, thus enabling the
appraiser to adjust the base cost either upward or downward to account for any significant variations.

PERCENT GOOD GUIDELINES

Mobile home parks generally can be expected to have a life expectancy of 10 to 30 years, depending
on the quality of the park and the upkeep of maintenance. The components of a mobile home park,
as described above, are subject to the same depreciating forces as are any other real estate
improvements. Physical deterioration itself is difficult to observe but is generally directly related to
the functional and economic depreciation of the park. In an ongoing and profitable park, the actual
rate of physical deterioration is affected somewhat by regular and normal maintenance. A park that
is normally maintained will have components replaced or renewed as they age. As a park goes out of
style functionally and economically, maintenance becomes more and more of a cost burden to the
owner and is consequently reduced or curtailed completely, allowing the process of deterioration to
accelerate.

A 'percent good' guideline table, based upon these factors relative to the effective age of the park,

should be followed. The effective age of the park may or may not be the same as the actual age (or
average age if built in several phases) of the park. Generally, if a park is judged to be in average
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condition for its age, the effective age will be the same as the actual age. If a park is judged to be in
good condition for its age, the effective age will be somewhat more than the actual age.

The table is provided only as a guide to assist the appraiser in arriving at a reasonable estimate of
normal accrued depreciation; consideration must also be given to any abnormal factors causing
further obsolescence.

MOBILE HOME PARK REPLACEMENT COSTS

The average quality mobile home park is designed to provide the user with adequate utility services
and facilities. Recreational amenities are limited or nonexistent with streets and landscaping of
minimal planning and construction.

Normal on-site improvements include enough grading to allow adequate site preparation, drainage,
and leveling, minimal on site electrical service, on site well and septic service, on site public or private

water and sewer systems.

The value attributed to land, and the cost of any supportive structures, are not included in the base cost
site.

Any variation in overall quality from average should be reflected by the appropriate quality grade
adjustment.

REPLACEMENT COST PER SITE

CMH 1 $13,150
CMH 2 $9,100
CMH 3 $5,800
CMH 4 $4,050
CMH 5 $2,850

CMH 6 (RV)  $4,000
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GOLF COURSES

Golf courses are designed and built in a variety of types and sizes. The pricing schedules in this
section are provided as a guide to assist the appraiser in arriving at a reasonable and equitable
estimate of the cost of developing the various types of courses.

REGULATION COURSES

A regulation golf course usually consists of 18 holes of varied length. There are generally four short
holes, 130 to 200 yards (par 3); ten average holes 350 to 450 yards (par 4); and four long holes 450
to 650 yards (par 5). Average costs per hole are given for six grades of courses; the general
specifications are as follows:

GC1 Superior championship golf course consisting of 18 holes designed for championship,
professional, advanced, or competitive play with a par rating of 71 to 72 and yardage
ranging from 6,800 and up. Terrain is generally rolling with medium to wide
fairways, numerous man-made and natural hazards, well maintained landscaping with
tees, greens, and fairways of excellent quality.

GC2 Excellent golf course designed for private or public play consisting of 18 holes
designed for championship, professional, advanced or competitive play with a par
rating 71 to 72 and yardage of 6,000 — 7,300 yards. Terrain is generally rolling with
wide fairways and made man or natural hazards, well maintained landscaping, tees,
greens and fairways of very good quality.

GC3 Very Good course consisting of 18 holes designed for all classes of golfers with a par
rating of 70 to 72 and yardage ranging from 5,500 to 7,300 yards. Terrain is generally
rolling with narrow to wide fairways, several natural hazards and some made-man
hazards, well maintained landscaping with tees, greens and fairways of very good
quality.

GC4 Good quality public or semi-private golf course; 18 holes designed for the average or
occasional golfer with a par rating of 68 to 72 and yardage ranging from 5,500 to
7,000 yards. Terrain is generally flat with varying widths and few natural or man-
made hazards, mostly natural landscaping with some maintenance, tees, greens ate
fair to average quality.

GCS Average or simple designed golf course consisting of 9 to 18 holes designed for
recreational or occasional golfers; with a par rating of 68 to 72 and yardage ranging
from 5,500 to 7,000 yards. Terrain is generally flat with narrow fairways little
maintenance, very few hazards, tees, and greens are fair to average quality.

GCo6 Fair or minimal golf course quality simply developed on open natural or flat terrain,
few bunkers, small tees and greens.

GC7 Nine holes non-regulation golf course consisting of fewer than 18 holes designed
mostly for recreational golfers. Golf holes of varying length with par ranging from 3
to 5 for each hole. The greens, tees and fairways are of average size and condition and
there are few man-made and natural hazards.
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GC8 Par 3 non-regulation golf course consisting of 9 to 18 holes, all holes are par three,
terrain is rolling to flat, tees, greens and fairways range from fair quality to good
quality, maintenance varies based on private or public play.

BASE PRICE COMPONENTS

The costs per hole have been developed to include the cost of normal on course improvements and
do not include the cost of land, clubhouse, or any recreational facilities.
The base price components are as follows:

Grading and Clearing includes the removal of brush and trees from the fairways, greens, or
tees; landscaping and the seeding of grass.

Sprinkler System includes the water source, pumps, piping, and sprinkler heads.
Greens include the building, seeding and care of the greens.

Tee Boxes includes the building and care of the tees.

Bunkers include the building and care of the bunkers.

Service and Cart Roads include base preparation, paving, and bridges over hazards.

Architect's Fees include all plans and supervision during construction.

GOLF COURSE PRICING

GC1 REPLACEMENT COST $833,000 - $1,307,000 PER HOLE
Superior championship golf course consisting of 18 holes designed for championship,
professional, advanced , or competitive play with a par rating of 71 to 72 and yardage
ranging from 6,800 and up. Terrain is generally rolling with medium to wide
fairways, numerous man-made and natural hazards, well maintained landscaping with
tees, greens, and fairways of excellent quality.

GC2 REPLACEMENT COST $426,000 - $833,000 PER HOLE
Excellent golf course designed for private or public play consisting of 18 holes
designed for championship, professional, advanced or competitive play with a par
rating 71 to 72 and yardage of 6,000 — 7,300 yards. Terrain is generally rolling with
wide fairways and made man or natural hazards, well maintained landscaping, tees,
greens and fairways of very good quality.

GC3 REPLACEMENT COST $297,000 - $426,000 PER HOLE
Very Good course consisting of 18 holes designed for all classes of golfers with a par
rating of 70 to 72 and yardage ranging from 5,500 to 7,300 yards. Terrain is generally
rolling with narrow to wide fairways, several natural hazards and some made-man
hazards, well maintained landscaping with tees, greens and fairways of very good

quality
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GC4 REPLACEMENT COST $197,000 - $297,000 PER HOLE
Good quality public or semi-private golf course; 18 holes designed for the average or
occasional golfer with a par rating of 68 to 72 and yardage ranging from 5,500 to
7,000 yards. Terrain is generally flat with varying widths and few natural or man-
made hazards, mostly natural landscaping with some maintenance, tees, greens are
fair to average quality.

GC5 REPLACEMENT COST $136,000 - $197,000 PER HOLE
Average or simple designed golf course consisting of 9 to 18 holes designed for
recreational or occasional golfers; with a par rating of 68 to 72 and yardage ranging
from 5,500 to 7,000 yards. Terrain is generally flat with narrow fairways little
maintenance, very few hazards, tees, and greens are fair to average quality.

GC6 REPLACEMENT COST $95,000 - $136,000 PER HOLE
Fair or minimal golf course quality simply developed on open natural or flat terrain,
few bunkers, small tees and greens.

GC7 REPLACEMENT COST $60,000 - $95,000 PER HOLE
Nine-hole non-regulation golf course consisting of fewer than 18 holes designed
mostly for recreational golfers. Golf holes of varying length with par ranging from 3
to 5 for each hole. The greens, tees and fairways are of average size and condition and
there are few man-made and natural hazards

GC8 REPLACEMENT COST $25,000 - $60,000 PER HOLE
Par 3 non-regulation golf course consisting of 9 to 18 holes, all holes are par three,
terrain is rolling to flat, tees, greens and fairways range from fair quality to good
quality, maintenance varies based on private or public play.

INCOME APPROACH TO GOLF COURSES

The Income Approach is typically the most accurate measure of value for golf courses. It reduces the
differences between golf courses to the least common denominator, Golf Income Revenue (GIR).
This revenue can be quantified from the marketplace and analyzed based on actual or anticipated
number of rounds played and average daily rates per round.

Following is the formula for estimating the value of golf courses in Moore County, based on the
Income Approach.

Stabilized # Rounds (SNR) x Stabilized Daily Rate (SDR) = Golf Income Revenue (GIR)
x Golf Income Multiplier (GIM) = Indicated Value

EXAMPLE

Moore County Golf Club - an 18-hole, regulation size golf course, with a stabilized number of
rounds of 25,000 per year and a stabilized daily rate of $55:

25,000 x 855 = $1,375,000x 1.5 = 32,062,500 or $114,538 per hole.
(SNR) x (SDR) = (GIR) x (GIM) = Indicated Value
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EXAMPLES OF GOLF COURSE INCOME MODELS

Quality Stabilized Number  Rates/Seasonal Stabilized GIM
Of Rounds Averages Daily Rate

Class I 22,000-28,000 $100 - $175 $90 - $150 2.0-2.5
Class 11 22,000-28,000 $ 75-%115 $65-8$105  2.0-2.5
Class I11 22,000-28,000 $ 50- 985 $40 - $75 2.5-3.0
Class IV 22,000-33,000 $ 35-%60 $30 - $55 2.5-3.0
Class V 22,000-33,000 $ 25-3%50 $20 - $35 3.0-3.5
Class VI 22,000-33,000 $ 15-3%30 $10 - $25 3.0-3.5

Note: Stabilized Daily Rates include cart rental and green fees only. Values generated by this
formula are for golf course improvements and the land necessary to support the golf holes. Values
for excess land and other buildings will be added based on separate cost or income analysis as
outlined within the body of the Schedule of Values.

Moore County used 22,000-29,000 as the SNR = 25,000 Stabilized Number of Rounds and a GIM
of 1.6-2.5 that equates to a 2.0 average. Using these factors and applying the stabilized daily rate to
each golf course will result in the income model of valuation for each golf course. Each course will
then be assigned a GC Rating and reviewed using the cost model and adjusted within percent %
good guidelines. After applying all three approaches (Market, Income and Cost) to each golf course
the appraiser will finalize the value for each course.
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INCOME MODEL APPROACH
The Income Model Approach includes models for the following property groups:

Apartments

Hotels/Motels

General Retail/Shopping Center
General Office/Medical Office
Convenience Stores
Restaurant/Franchise Restaurant
Manufacturing/Warehouse
Mobile Home Parks

Self-Storage

Service Shop/Service Garage
Residential Single-Family Housing (Rental)

Income and Expense Models are developed for each property group to cover the range of properties
Jocated within Moore County when the data is available. Income and expense models are based on
typical net lease situations. For triple net and other type leases, expense ratios should be adjusted to
reflect actual or typical expenses of the landlord in this type of arrangement.

Economic Income is developed on a gross square foot or unit basis. Potential Gross Income is
adjusted for occupancy loss to produce an Effective Gross Income. Income and occupancy factors
may be adjusted for exceptional properties on an individual basis.

Expenses for management and marketing, maintenance, utilities, reserve for replacement, and other
operating expenses are specified as a percentage of Effective Gross Income. Expenses are deducted
from Effective Gross Income to generate a Net Income, which is then capitalized using a band of
investment technique.

Income Models include associated capitalization parameters:

a) Typical financing percentage rates and terms.
b) Cash on cash requirements.

These capitalization parameters may be adjusted for lower or higher risk properties through an

override of the Indicated model rates. Capitalization Rates are computed excluding an effective tax
rate and applied to the Net Income to generate an indicated value.
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MOBILE HOME PARKS
Income Expense Ratios Capitalization
Economic Rent per Site Vacancy ] _Mgmt. | Expenses || Cap Rate | GRM
More than $250 per Month 5-10% 5-10% 20-40% .07-.09
$150 - $250 per Month 5-10% 5-10% 20-40% .07-.10
$100 - $149 per Month 5-10% 5-10% 25-40% .07-.11
$60 - $99 per Month 10-15% | 10-15% 25-50% .07-12
Less than $60 per Month 10-20% | 10-15% 25-50% .07-.13
MOTELS / HOTELS
Income Expense Ratios Capitalization
Effective Daily Room Rate Vacancy l Mgmt. | Expenses Cap Rate | GRM
$200 - up per Night 15-50% | 10-15% 20-40% .07-11
$125 - $200 per Night 15-50% | 10-15% 20-40% .07-.11
$75 - $125 per Night 15-50% | 10-15% 20-50% .08-.12
$50 - $75 per Night 20-50% | 10-15% 20-50% .08-.13
Less than $50 per Night 25-50% | 10-15% 25-60% .08-.14

SELF-STORAGE

Income Expense Ratios Capitalization
Economic Rent per Unit Vacancy | Mgmt. | Expenses Cap Rate | GRM
$100 - up per Month 10-25% 5-10% 10-20% .06-.11
$75 - $99 per Month 10-30% 5-10% 10-20% .06-.11
$50 - $74 per Month 10-35% 5-10% 10-25% .06-.11
Less than $50 per Month 10-40% 5-10% 10-30% .06-.11
SERVICE GARAGE
Income Expense Ratios Capitalization
Annual Square Foot Rent Vacancy l Mgmt. | Expenses Cap Rate | GRM
$10 - up per Sq Ft 10-20% 5-10% 15-25% .08-.12
$7.50 - $9.99 per Sq Ft 10-20% 5-10% 15-25% .08-.12
$5.00 - $7.49 per Sq Ft 10-20% 5-10% 25-40% .09-.12
Less than $5.00 per Sq Ft 10-20% 5-10% 25-40% .09-12
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APARTMENTS

Monthly Rental Rate Expense Ratios Capitalization
1BR | 2BR | 3BR 4BR | Vacancy | Mgmt. | Expenses | Cap Rate |GRM
$750- | $800- | $850- | $1000-

up up up up 3-10% |[3-10%| 10-40% .04-09
$650- | $700- | $750- | $800-
749 | 799 | 849 999 3-10% {3-10%| 10-40% .04-.09
$550- | $600- | $650- | $700-
649 | 699 | 749 799 3-10% |3-10%| 10-40% .04-.09
$450- | $500- | $550- | $600-
549 | 599 | 649 699 3-10% [3-10%| 10-40% .04-.09
$350- | $400- | $450- | $500-
449 | 499 | 549 599 5-10% [3-10%| 10-40% .05-.10
$0- | $0- | $0-
$349 | $399 | $449 [$0-$499| 5-10% |3-10%| 10-40% .05-.10

GENERAL RETAIL / SHOPPING CENTER

Income

Expense Ratios

Capitalization

Annual Rent per Economic Unit

Vacancy | Mgmt. |Expenses

Cap Rate |GRM

$25 - up per Square Foot 3-5% |3-10%| 10-15% .06-.10
$15.00 - $24.99 per Square Foot 3-10% [3-10%| 10-25% .06-.10
$10.00 - $14.99 per Square Foot 3-10% [3-10%| 15-30% .06-.11

$5.00 - $9.99 per Square Foot 5-15% |[3-10%| 25-40% .06-.11
Less than $5.00 per Square Foot 10-25% |3-10% | 30-50% .06-.13

GENERAL OFFICE / MEDICAL OFFICE

Income

Expense Ratios

Capitalization

Annual Rent per Economic Unit

Vacancy | Mgmt. |Expenses

Cap Rate |GRM

$25 - up per Square Foot 3-5% [5-10%] 10-15% .06-.11
$15.00 - $24.99 per Square Foot 3-5% |5-10%| 10-25% .06-.11
$12.00 - $14.99 per Square Foot 5-10% |5-10%]| 15-30% .06 -.12
$10.00 - $11.99 per Square Foot 5-10% [5-10%| 25-40% .06-.12

Less than $10.00 per Square Foot 5-15% |5-10%| 30-50% .07-.13
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LAND VALUATION GUIDELINES

Land values across Moore County are as varied as the properties they reflect. The use of a wide
range of land types and rates to effectively value these properties is a necessity.

Specific land values are based on typical rates for classes of property and land types within a defined
neighborhood or pricing area. Base rates are established to accommodate the majority of land types
found within these areas.

Each tract of land is analyzed to determine the necessary land segment types and appropriate rates.
LOCATIONAL CONSIDERATIONS

Rural properties are those located within remote or sparsely developed areas of the county where
much of the land is being actively farmed or lying idle. Turnover is infrequent and development is
generally limited to major highway intersections and rural communities. Public water may or may
not be available. The majority of homes and businesses in rural areas are served by individual wells
and septic systems.

The suburban classification is intended to identify those properties within the extraterritorial
jurisdiction (ETJ) of incorporated municipalities. It is within these suburban areas of the county
where most development is occurring or has reached equilibrium stage. These areas typically include
subdivisions and concentrated communities surrounding cities and towns. Pockets of commercial
and industrial parcels are also prevalent. Public water is normally available, and in some cases
sanitary sewer services exist.

Urban districts are those areas within or immediately surrounding cities or towns with a high density
of housing, commercial and industrial properties. Land is almost always bought and sold with the
intent to develop. Turnover is frequent and development is rapid. Public water and sewer are usually
readily available.

Lakefront areas either adjoin or have easy access to area lakes. This land is almost always bought
and sold with the intent to develop for residential, resort or recreational purposes. Demand is high
for both primary and second homes. Turnover is frequent and development is often rapid. Values
vary based upon access, depth of water and view. Public water may or may not be available, and in
some cases sanitary sewer services exist.

LAND VALUATION ADJUSTMENTS

The technique of land pricing, as described in other sections of this manual, provides for the
development of unit land rates for all classes of real property within a given area or neighborhood.
These land rates are developed from verified, recent sales and are expected to reflect market value
for various prevalent land types as of the effective valuation date for each given area.

Land rates will be developed for parcels in the following Categories:
Square Footage
Gross Lot/Value

Acreage
Units/Single Lot

132



Moore County, North Carolina 2023 Schedule of Values

It is significant to point out that assigned land rates are based on typical or normal conditions for that
class of property and land type within a specific neighborhood or area. It is likely that some number
of specific parcels within a neighborhood will have unique factors affecting the value of that land
parcel. These "Land Influences Factors" may affect the value of a specific parcel beneficially or
detrimentally (i.e., plus or minus compared to the norm for the neighborhood).

Proper appraisal practice indicates that a land rate adjustment or "Land Influence Factor" should be
applied by the review appraiser to properly reflect the unique considerations for a parcel with
significant physical or economic characteristics, deviating from the normal conditions reflected by
the neighborhood land rates.

The primary goal of a Revaluation Program is equalization; it is strongly recommended that users of
this manual exercise proper judgment and caution in the application of land influence factors.

Land Influence Factors
Topography

This category allows the reviewer's judgment of the degree of difficulty due to poor topography in
erecting a suitable improvement on the subject parcel.

Normally if a suitable improvement is present on the subject lot, the topography problem has been
corrected. Therefore, an improved lot normally should have no allowance for topography. However,
a topography influence may need to be applied in significant cases of unimproved lots or tracts
where poor topography represents an actual detriment to the presumed utilization of the parcel.

Topography factors include irregular land contour, poor drainage, potential subsidence, subsurface
rock ledge, potential erosion, and flood plain areas.

The following is presented as a guide:
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Normal

Slight

Severe

Unbuildable

Shape /Size

TOPOGRAPHY INFLUENCE FACTOR GUIDE
CONDITION FACTOR

Problem corrected or not significant 0%

Problem is a moderate handicap to full

utilization of the lot but is correctable. 10% - 25%
The lot is buildable, but less desirable

than typical lots in the area due to

topography problem

Problem is significant but correctable

in that it prevents the development of 25% - 75%
the lot until the topography problem is

corrected

The topography problem is so severe

it is not economically feasible to 75% - 90%
develop the lot. Example: a lot that

cannot pass health and safety perk tests

The shape/size factor is normally a negative adjustment to account for loss of value due to highly
irregular shape or insufficient size for the presumed utilization of the parcel.

Utilizing the shape/size factor is a review judgment and may apply to all land types. The basis for
any factor is a negative adjustment reducing the subject lot value to the amount and degree of land
utility applicable for the presumed utilization.

The following is presented as a guide:

Normal

Minor

SIZE/SHAPE INFLUENCE FACTOR GUIDE
CONDITION FACTOR

Shape or size is no significant detriment 0%
to the presumed utilization of the parcel

The lot is buildable and/or economically

usable for the presumed utilization but 10% - 25%
irregular shape or insufficient size preludes

the full utilization of the parcel
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Major Irregular shape or insufficient size
represents a significant handicap to the
presumed utilization and/or development 25% - 75%
of the land category is restricted to a
significant under-improvement or underutilization
of the parcel

Unbuildable The shape or size problem is so severe
that it renders the land category unusable
and/or unbuildable for the presumed
utilization. Example: an undersized lot 75% - 90%
subject to minimum zoning restrictions
which effectively prevents any economical
utilization

Restrictions

A negative land influence adjustment for restrictions is applicable for cases where the property is
subject to a legal or physical restriction to its utilization. Typical examples would include:

Utility easements, such as power lines and sewer lines

Zoning or deed restrictions to the property, limiting the utilization to a less than normal use

for typical lots in the neighborhood
Physical barriers to the property (bridges, highway medians, fences or abutment)

The following is presented as a guide:

RESTRICTIONS INFLUENCE FACTOR GUIDE

CONDITION FACTOR
Normal No significant restriction to the property 0%
Minor A restriction of moderate significance -

legal or physical - exists which causes

the property to be less desirable than

similar lots in the area which are not 10% - 25%
subject to this restriction but does not

prevent utilization of the property for

the presumed use
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Major

Unbuildable

A restriction of major significance -

legal or physical -exists which causes

the property to be restricted to a less

than 100% utilization compared to similar

lots in the area, which are not subject to 25% - 75%
this restriction. Example: power lines

bisecting a lot which prevent the building

of a dwelling but would be suitable for a

garage or secondary structure

A restriction of very severe impact -

legal or physical, exists which causes the

property to be rendered virtually 75% - 90%
unusable for any significant utilization

compared to similar lots in the area which

are not subject to this restriction. Example:

a lot rendered inaccessible by a highway

right-of-way

Economic Mis-improvement

This category is reserved as a reviewer's judgment of the comparative loss of value land (either
under-improvement or over-improvement). In essence, this judgment is expressing the appraiser's
opinion that the existing structure represents an encumbrance to the full utilization of the land.

2023 Schedule of Values

The application of a mis-improvement factor for residential/agricultural property is possible but very
rare. Most instances occur in commercial or industrial situations where market evidence indicates a
different economic utilization of the land than the current utilization. It is important to recognize in
the application of economic mis-improvement factors that the land is presumed to be valued on the

bases of typical "highest and best" utilization and the existing structure is non-contributory to this

most economical utilization. Obviously, vacant tracts are not encumbered by any structure, and are
not subject to economic mis-improvement factors. Further, the appraiser should recognize that the
economic mis-improvement condition is "curable” (i.e., if the structure is removed, the previously
applied economic mis-improvement factor is normally no longer applicable).

Typical examples include:

Dwellings in areas converting to commercial development

An old warehouse located in an area where market evidence indicates modern office complex

development
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Normal

Minor

Major

CONDITION

The property is unimproved (no major
structures present) or the existing
structure is consistent with the
economical utilization of the land

The land is encumbered with a structure

that represents an economic mis-improvement,
and the structure has an assigned value of
25% to 50% of the land value at highest

and best use

The land is encumbered with a structure
that represents an economic mis-
improvement and the structure has an
assigned value of 50% or more of the
land value at the highest and best use

Corner and/or Alley Influence

2023 Schedule of Values

MIS-IMPROVEMENT INFLUENCE FACTOR GUIDE

FACTOR

0%

25% - 50%

50% - 75%

This category is reserved for the recognition of the enhancement in land value attributable to the
potential utilization of a corner lot, over and above the value of an otherwise comparable interior

site. The enhancement due to the presence of a rear or side alley is normally common to all lotsina

given area or block. Therefore, recommended procedure for enhancement due to alley influence, if
any, is to consider this factor in the land rate itself.

The amount of enhancement, if any, to a corner lot must be based on the individual merits of each

comer location.

Normally, corner influence is not applicable to residential/agricultural property. Corner influence

factors should be applied to only those cases of commercial or industrial property where the corner is

an actual enhancement to the land.

The following is presented as a guide:

Normal

CORNER INFLUENCE FACTOR GUIDE

CONDITION FACTOR

The presence of a corner or alley has
no significant enhancement or impact
to the property
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Minor

Major

View Influence

The lot value is moderately enhanced

by the presence of corner or alley

exposure. Example: Intersection of two +10%-25%
secondary streets or a major arterial

street and a secondary street

The lot value is significantly enhanced

by the presence of corner or alley +25%-150%
exposure. Example: the intersection of

two major arterial streets

2023 Schedule of Values

This factor is normally a positive adjustment for lots or parcels where the land value is significantly
enhanced by the presence of a scenic or waterfront view when compared to similar lots in the area
where no significant view is present. This factor also applies to golf course lots.

It is highly recommended that the appraiser exercise due caution in the application of view influence.

It is useful to remember that while the subject may have an appealing view, if this condition is

common to most parcels in the area, then comparatively there is probably no real view enhancement.

The appraiser should also consider the permanency of the view (i.e., the probability of potential

obstruction).

The following is presented as a guide:

Normal

Minor

Major

Negative

VIEW INFLUENCE FACTOR GUIDE
CONDITION FACTOR

The view is considered common to the
area, and market evidence indicates no 0%
actual value enhancement exists

The subject property has a moderate

enhancement due to an appealing view, +10% to 25%
and market evidence supports value

enhancement

The subject property has a significant

enhancement due to an appealing view.

Further, the view enhancement is not +25% to 150%
common to similar lots in the area and

there is little or no potential for obstruction

of the view by other structures

For properties with less than normal or

typical views, the appraiser should apply ~ -10% to -75%
negative factors to the affected properties

as indicated by market analysis and evidence
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Ingress/Egress

Base land rates include consideration for normal or easy entrance and exit to all properties in a given
area or neighborhood.

The following is a guide:

Ingress/Egress Factor Guide:
CONDITION FACTOR

Property has ready entrance and exit with little or no
Normal restriction. May have multiple entrances. None

Entrance to property may be limited by having a single
Minor entrance/exit located near an obstruction. -10% -25%

Entrance may be limited by a median strip or barricade
Major which limits ingress/egress to traffic on one side of a street -25% -90%
or highway.

CONSERVATION EASEMENTS

A conservation easement is a voluntary restriction of one’s real property rights in favor of a tax-
exempt conservancy organization for the purpose of preserving land from development and for
future benefit as scenic areas, wildlife habitat, and open space for a sustainable natural environment.
Due to the uniqueness of both land and property owner, it is necessary to tailor a conservation
easement equally as unique. Each conservation easement must be reviewed and analyzed to
determine the relinquished rights as well as the allowable exceptions in order to equitably reflect the
value for the property. The Moore County Tax Office, with the support of the North Carolina
Department of Revenue -Property Tax Division, has decided to consider the issue of conservation
casements on an individual case basis working through the appraisal process, notifying the property
owner of the results of the assessment and allowing an adequate period of time for both discussion
and appeal of the valuation.

All pertinent data that might be shared by either the conservation easement grantor or grantee will be
considered by the Moore County Tax Office in the appraisal of any property encumbered by a
conservation easement.

GS 105-317. Appraisal of real: adoption of schedules, standards, and rules. (a) Whenever any real property
is appraised it shall be the duty of the persons making appraisals: (1) In determining the true value of land to
consider as to each tract, parcel, or lot separately listed as least its advantages and disadvantages as to
location: zoning; quality of soil; waterpower; water privileges; dedication as a nature preserve; conservation
or preservation agreements; mineral, quarry, or other valuable deposits; fertility; adaptability for
agricultural, timber-producing, commercial, industrial, or other uses; past income; probable future income;
and any other factors that may affect its value except growing crops of a seasonal or annual nature.
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The following is presented as a guide for adjusting Conservation Easements

Property Rights Given in Easement Factor
Right to Subdivide 30%
Right to Sell 25%
Limited Market 20%
Right to Build 20%
Right to Recreation 15%
Right to Harvest Timber 10%

Base Rate Land Valuation Technique

The Base Rate Land Valuation Technique allows the appraiser to establish land rates using either a
price per acre, price per square foot or price per lot for each parcel located within an individual
neighborhood unit. This method also allows the appraiser to develop base land sizes for each land
segment type within the neighborhood.

Incremental and decremental rates are developed as a percentage of the Base Land Rates to allow for
size adjustments for those parcels which are either smaller or larger than the indicated base sizes
established for the neighborhood.

PRIVATE CEMETERY OR BURIAL GROUND PROPERTY

Moore County has numerous private cemeteries that date to the late eighteen century.
Denotation and preservation of these cemeteries is an important and on-going effort on the part of
many interested individuals and organizations.

According to North Carolina General Statute 105-278.2(a), real property set apart for burial purposes
shall be exempt from taxation unless it is owned and held for purposes of sale or rental or sale of
burial rights therein.

It is the intention of the Moore County Tax Department to cooperate with any individual or
organization in any attempt to recognize and exclude from taxation acreage that can be identified as
a family or community burial ground that may be a portion of a privately owned and otherwise
taxable parcel of land. It is not the intention of the Moore County Tax Department to become
involved in any issue of ownership of such property or to attempt to satisfy any disputes that may
arise between or among individuals or organizations that may be party to any such contentions.

Private cemeteries or burial grounds shall be listed as a separate land entry on the parcel record for
the property where the cemetery or burial ground is located. The area shall be identified as to actual
size as accurately as possible. For those cemeteries or burial grounds that cannot be accurately
identified, the Moore County Tax Department shall consider an area not to exceed one tenth (.10)
acres in size to attribute to said cemetery or burial ground.

Note: Moore County Tax Office will add or delete parcels from the cemetery grouping as necessary
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MINERALS

Any substance obtained by mining or fracking that occurs in nature, usually comprising inorganic
substances, such as quartz, feldspar, etc. as well as certain natural products of organic origin such as
asphalt, coal, gas, natural gas and oil. Mining refers to the excavation made in the earth for the
purpose of extracting ores, coal, and precious stones, etc. either by excavation or washing the soil.
Fracking refers to the procedure of using naturally created fractures or by creating fractures in rocks
and rock formations by injecting fluid into cracks to force openings to allow flow out of the
formation. These natural substances of commercial value, such as iron ore, coal, quartz, feldspar,
asphalt, gas, natural gas and oil, etc. that is obtained by mining, quarrying, drilling or fracking shall
be valued at market value and applied to the owner for ad-valorem taxation by this schedule. Market
value as far as practicable is appraised or valued at its true value in money by using at least one of
the three common appraisal methods, cost approach, market approach or income approach.

All rights and interest in minerals associated in underlying land, whether owned by the land owner
or created by or arising under deed, lease, reservation of rights, or otherwise, which rights or interest
are owned by a person other than the owner of the land, shall be assessed and taxed separately to the
owner of such rights or interest in the same manner as other real estate. The taxes on separate rights
or interest in real property owned by one other than the owner of the land, whether or not listed
separately from the land shall be a lien on both the separate rights and on the land.

When land is owned by one party and improvements thereon or special rights (such as mineral,
timber, quarry, waterpower, or similar tights) therein are owned by another party, the parties shall
list their interest separately unless, in accordance with contractual relations between them, both the
land and the improvements and special rights are listed in the name of the owner of the land.

Commercial Sites

Sites that are used for commercial purposes are valued as commercial sites. Included in that category
are cell tower sites and solar farms that are owned or leased for the purpose of locating a cell tower
or solar farm on the property. The cell tower sites are valued at $100,000.00 per site and usually
cover from Y4 acre to 1.0 acre depending on the tower and the primary and secondary land used to
service the tower. Solar farms are valued up to $100,000.00 per acre depending on the location and
size of the tract. Both cell tower and solar farm sites will be valued at Market Value as far as
practicable using at least one of the three approaches to value cost, income and sales.
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LAND TABLES BASE RATES
ACREAGE
TYPE Al 5000 - 1,200,000 RESIDENTIAL PRIMARY SITE
TYPE A2 5000 — 2,000,000 COMMERCIAL SITE
TYPE A3 5000 — 1,500,000 WATERFRONT, GOLF FRONT
TYPE A4 1000 - 750,000 RESIDUAL
TYPE A5 1000 — 750,000 WOODLAND
TYPE A6 1000 — 750,000 OPEN
TYPE A7 100 — 20,000 WASTELAND
TYPE A8 2500 — 1,000,000 UNDEVELOPED
TYPE A9 4000 — 500,000 INDUSTRIAL SITE
TYPE AO 4000 — 1,000,000 SECONDARY SITE
GROSS
TYPE G1 100 - 1,000,000 IRREGULAR
TYPE G2 100 — 1,000,000 SITE VALUE
TYPE G3 100 — 1,000,000 COMMON AREA
TYPE G4 100 — 1,000,000 RESIDUAL
TYPE G5 100 — 1,000,000 PARTIAL INTEREST
TYPE G6 100 - 1,000,000 GOLF
TYPE G7 100 - 1,000,000 WATER

NOTE: Property used in connection with condominium or subdivision common areas may have
a zero-land value because its value is assessed to the condominium or property owners
who have usage of these areas.

SQUARE FOOTAGE
TYPE SI . 10-100.00 PRIMARY SITE
TYPE S2 .10-25.50 SECONDARY SITE
TYPE S3 .05 -30.00 RESIDUAL
TYPE S4 .10 -100.00 COMMERCIAL
TYPE S5 .10-50.00 INDUSTRIAL
TYPE S6 .05 -30.00 UNDEVELOPED
TYPE 87 .10-100.00 GOLF / WATER

LOTS

TYPE LI 2500 — 1,000,000 PRIMARY SITE
TYPE L2 2500 — 800,000 SECONDARY SITE
TYPE L3 500 — 250,000 RESIDUAL
TYPE L4 5000 — 1,000,000 WATERFRONT
IYRELS 5000 — 1,000,000 GOLF FRONT
TYPE L6 4000 — 500,000 UNDEVELOPED
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Depreciation, as discussed in this manual, is the loss of value from any and all reasons. The
appraiser is expected to recognize and estimate the extent of this loss for each property that he
appraises. There are primarily three factors, which contribute to depreciation: physical deterioration,
functional obsolescence, and economic obsolescence.

Physical deterioration results from the passing of time, the action of the elements, and from general
wear and tear. The appraiser must use his judgment in making an opinion of how much loss in value
the property has accrued through physical depreciation. Ordinarily, physical depreciation occurs
slowly. It begins at the start of construction and continues until the building has no useful life
remaining. The physical life of a building depends upon the amount and quality of maintenance, as
well as the quality of workmanship and materials used in the construction. Buildings constructed to
strict specifications with good quality materials will have a much longer useful life than one built
without good workmanship or materials.

Functional obsolescence results from the inability of the property to be adequately utilized for the
purpose now being employed. Examples of functional depreciation include inadequacy, over-
capacity, changes in the artistic design of surrounding properties, architecture, type and sizes of
rooms, layout and design, traffic patterns, performance standards, etc.: Functional obsolescence
results from factors within the property itself.

Economic depreciation results from the impairment of useful life or desirability arising from sources
outside the property, such as environmental changes or economic forces which affect supply and
demand relationships in the open market. Examples of economic obsolescence include neighborhood
changes, zoning changes, encroachments, lack of utilities, and natural hazards.

Depreciation schedules were established on a useful life basis. It is impossible to design tables to
meet potential depreciation impacts correlating with each unique improvement. The appraiser should
use the tables and schedules found in each section of this manual as a guide in making a decision for
each property. The calculation for depreciation is:

Total Replacement Cost New x Depreciation Factor x Condition Factor = Value
Effective age of a property is its age as compared with other properties performing like functions. It
is an age which reflects a true remaining life for the property, taking into account the typical life

expectancy of buildings of its class and usage. Effective age can fluctuate year by year or remain
somewhat stable in the absence of any major renewals or excessive deterioration.
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ADDENDUM 1

DEPRECIATION TABLES
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