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Introduction

The Wisconsin Property Assessment Manual (WPAM) serves as the guide for uniform property
assessment throughout the State under sec. 73.03(2a), Wis. Stats. Sec. 70.32, Wis. Stats., re-
quires that assessors use the WPAM when valuing real property. The WPAM is maintained by
the Department of Revenue (DOR), Office of Technical and Assessment Services.

The WPAM Volume 2 includes instructions, cost tables, depreciation and residual schedules,
area modifiers, and a glossary of terms for Residential, Apartment and Agricultural buildings.
The basis of the WPAM Volume 2 is the January 1, 2025 local construction costs. Modifiers are
included to reflect local conditions.

The WPAM Volume 2 refers to, and affirms, recognized practices in the professional appraisal of
property; however, it is not a comprehensive textbook in the theory and practice of professional
appraising. The assessor is expected to be grounded in these theories which can be found in a
multitude of textbooks such as The Principles of Appraisal Practices, published by The Apprais-
al Institute. In addition, the assessor is expected to have knowledge of mass appraisal principles
which are discussed in textbooks such as Property Assessment Valuation and Mass Appraisal of
Real Property, both published by the International Association of Assessing Officers.

The WPAM Volume 2 is meant to be interpreted in its entirety. Extracting material from one sec-
tion without understanding how it fits into the whole can result in misunderstandings. For these
reasons, DOR has developed guides that answer common questions for property owners. These
guides can be found on the DOR website. It is recommended that property owners direct ques-
tions regarding a specific property to the municipal assessor where the property is located.
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VALUATION THEORY

An appraisal, or an assessment, 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 assessments, and there are invalid and inaccurate ones. The valid-
ity of an assessment 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 assessor
to document adequate data and to interpret that data into an indication of value.

FULL MARKET VALUE

The basis for the assessor’s valuation of real property is found in s. 70.32, (1)
Stats.,“Real property shall be valued by the assessor in the manner specified in the

Wisconsin Property Assessment Manual under s. 73.03(2a), Stats., from actual view
or from the best information that the assessor can practicably obtain at the full value

which could ordinarily be obtained therefor at private sale.” Numerous Wisconsin
court cases have held that full value is equivalent to market value.

In the book Real Estate Appraisal Terminology, market value is defined as, “The high-

est price in terms of money which a property will bring in a competitive and open mar-
ket under all conditions requisite to a fair sale. The buyer and seller, each acting pru-

dently, knowledgeably and assuming the price is not affected by undue stimulus.”
Thus, the goal of the assessor is to estimate the full or market value of the real pro-
perty.

TRADITIONAL APPROACHES TO VALUE

Market value can be defined for many different purposes, and the forces which create,
sustain or destroy value are numerous and varied. The assessor’s function is to com-
pile and analyze related data, consider all factors influencing value, and process and

translate that data into a final conclusion or estimate of value. The assessor must do
this for each property.

Three approaches can be used to process this data into an estimate of market value.

These approaches are: the Cost Approach, the Direct Sales Comparison Approach
and the Income Approach. Each approach is based on the principle that the market
value of a property is no more than the cost of acquiring and/or reproducing an equal-

ly desirable substitute property. The quantity, quality and accuracy of the data avail-
able to the assessor determines which approach or approaches the assessor should

use.

THE COST APPROACH involves estimating the depreciated cost of reproducing or
replacing the building and site improvements. Reproduction Cost refers to the cost

of reproducing a replica property, whereas Replacement Cost refers to the cost of pro-
ducing improvements of equal utility. From this cost new, depreciation is deducted
for loss in value caused by physical deterioration and functional and economic ob-

solescence. The estimated value of the land is added to the depreciated cost to give
an estimate of the market value of the property.

The benefit of the Cost Approach lies in its extent of application; it is the one approach

that can be used on all types of properties. It is a starting point for assessors and there-
fore a very effective “yardstick” in estimating market value. Its widest application is

in assessing properties lacking adequate market and income data.
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THE DIRECT SALES COMPARISON APPROACH involves compiling sales of proper-
ties which are comparable to the property being assessed. These sales are then ad-

justed for any differences, and a value estimate is obtained by comparing the adjusted
prices of the sold properties. The approach is most valid when the sold properties are
very similar to the subject property. The procedure for using this approach is essen-

tially the same for all types of property, with the only difference being the elements
of comparison.

The benefit of this approach lies in its ability to produce estimates of value which di-
rectly reflect the actions of the market. Its application depends upon the availability
of comparable sales.

THE INCOME APPROACH measures the present worth of the future benefits of a prop-
erty by capitalizing the net income stream over the remaining economic life of the

property. The approach involves making an estimate of the economic rent of a proper-

ty, deducting the appropriate vacancy and collection losses and all applicable operat-
ing expenses, such as the cost of insurance and reserve allowances for replacements,

to derive the net income, which is capitalized into an estimate of market value.

The income approach is most often used to assess commercial properties but can be
used to assess any income-producing property. The income approach requires the
assessor to be able to relate to the changing economic environment and to analyze

income, expenses and capitalization rates.

These three approaches to value are discussed in greater detail in Volume | and in
most assessment and appraisal textbooks.



APPLYING THE COST APPROACH

The Cost Approach assumes that a valid indication of value may be derived by esti-

mating the value of the land, and adding the land value to the depreciated cost of the
structures on the land; the general cost approach model is:

Estimated Land Value

Estimated Replacement Cost New of Structures
Estimated Depreciation

Indication of Property Value

+

Volume 1l is designed to assist the assessor in estimating the Replacement Cost and
the Depreciation for the various structures.

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 is between Replacement Cost, which refers to a substitute property of
equal utility, and Reproduction Cost, which refers to a substitute replica property. In

a particular situation the two concepts may be interchangeable, but they are not nec-
essarily so. They both, however, have application in the Cost Approach to value, the

difference being reconciled in the consideration of depreciation allowances.

In actual practice, outside of a few historic-type communities in this country, develop-
ers and builders for obvious economic reasons replace buildings, not reproduce them.

It logically follows that if an assessor’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 cost of interim financing.
DEPRECIATION

Simply stated, depreciation can be defined as a loss in value from all causes. As ap-
plied 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 is the wearing out of the various building components, referring
to both short-life and long-life items, through the action of the elements, age and use.

The condition may be considered either curable or incurable, depending upon wheth-
er it may or may not be practical and economically feasible to cure the deficiency by

repair and replacement.

Functional Obsolescence is caused by either inadequacies or overadequacies in de-
sign, style, composition or arrangement inherent in the structure itself, which lessen

its usefulness. Like physical deterioration, the condition may be considered either
curable or incurable. Some of the more common examples of functional obsoles-

cence are excessive wall and ceiling heights, excessive structural construction, sur-
plus capacity, ineffective layouts and inadequate building services.
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Economic Obsolescence is caused by factors extraneous to the property, such as

changes in population characteristics and economic trends, encroachment of inhar-
monious land uses and governmental restrictions. The condition is generally incur-

able in that the causes lie outside the property owner’s realm of control.

ESTIMATING DEPRECIATION

Depreciation represents the assessor’s estimate of the degree that the present and fu-

ture appeal of a property has been diminished by deterioration and obsolescence. Of
the three estimates necessary to the Cost Approach, depreciation is the most difficult.
The accuracy of the estimate will be a product of the assessor’s experience in recog-

nizing the symptoms of deterioration and obsolescence, and the ability to exercise

sound judgment in equating all observations to the proper amount to be deducted
from the replacement cost new. Several acceptable methods may be employed:

* Physical deterioration and/or functional obsolescence can be measured by ob-

serving and comparing the physical condition and/or functional deficiencies of
the subject property as of a given date with either an actual or hypothetical com-
parable, 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 esti-
mated loss in rental due to the deficiency.

¢ Total accrued depreciation may be estimated by first estimating the total useful
life of a structure and then translating its present condition, desirability and useful-

ness 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 can be estimated by deriving the amount of depreci-
ation recognized by purchasers as evidenced in the prices paid for property in the

marketplace; the loss of value is the difference between the cost of replacing the
structure new and its actual selling price (total property selling price less the esti-

mated value of the land).

In addition to providing an estimate of market value, the Cost Approach provides the

assessor with a data inventory of each property. The assessor must make a complete
interior and exterior inspection of each property in order to apply the Cost Approach.
This inspection will enable the assessor to make the comparisons and evaluations
necessary to apply the Direct Sales Comparison and Income Approaches. The asses-
sor can also use the inspection to verify the information provided on building permits

and to make note of any other changes to the property since the previous inspection.

Volume Il explains how the assessor can use the Cost Approach to develop market
value estimates for residential, apartment and agricultural properties.
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PROPERTY RECORD CARD LISTING INSTRUCTIONS

INTRODUCTION

The property record card is the most valuable single document available to the appraiser. Its
main use is as a listing document. It provides space to accurately list in detail all of the perti-
nent characteristics of the subject property that contribute to value. This gives the appraiser
a mental picture of what actually constitutes each subject property. Space is provided on the
property record card (PRC) to price the land and improvement by utilizing this manual’s cost
approach to value. Other features of the PRC include an area for sales data, past assessment
information, building permit records, etc.

The PRC is a four-sided folded card. The front side is utilized to enter property identification
data such as parcel number, name and address of owner, legal description, etc. The area is
large enough to incorporate preprinted labels if desired. Up to three years of assessment his-
tory can also be posted on the front side of the property record card.

The second side provides an area for a detailed listing of the dwelling characteristics, an area
to sketch the dwelling and a pricing ladder to compute the value of the dwelling utilizing the
cost approach to value.

Other features and additional attachments not found in the cost tables of this manual are listed
and priced on the third side of the property record card. An area is also provided on the third
side to list and price other minor buildings and apartments. A blank area is provided to attach
a photograph and make notations.

The fourth side of the property record card provides space for all land listing data and com-
putations including: a sketch of the parcel, property identifiers such as parcel number and
property location, sales data, building permit records and the assessor’s final report informa-
tion.

The four-sided folded property record card was designed to meet the appraiser’s needs as a
functional, useful document in the assessment process. It was designed to provide the ap-
praiser with one single detailed document containing all pertinent property characteristics
necessary to make a sound, timely appraisal and to provide adequate listing documentation
to assist in defending that appraisal.

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 invalu-
able tool. Quality Valuations, however, are not the product of schedules and tables them-
selves, 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 sched-
ule, 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. More important, the appraiser must be able to exercise good common sense and
sound judgment in selecting and using them.

Extensive effort has been made in developing the schedules to minimize these compromises
and limit them to variables which 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 effec-
tive in arriving at realistic replacement costs.

Pricing schedules and related cost tables are included in this manual to assist the appraiser
in arriving at an accurate estimation of Replacement Cost New. They have been developed
by applying unit-in-place costs to the construction of specified hypothetical or model build-
ings. Application of the schedules involves the selection of the model in terms of component
construction which most nearly resembles the subject building and adjusting its price to com-
pensate for all significant variations.
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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 Other Features cost tables, or other appropriate schedules.



SIDE 1: PROPERTY ID & ASSESSMENT HISTORY

A blank area on the front side of the property record card is provided for property identifiers such as parcel
number, name and address of owner, legal description, etc. This area is large enough to incorporate labels preprinted
with this information.

The lower portion of the front side of the property record card provides space to enter three years of assess-

ment history by class for land, improvements and total assessments. It also provides space to enter the number of
acres and dollar assessment value per acre by class. Areas not requiring entries are indicated by X's.

SIDE 2: IMPROVEMENT DATA
VACANT LOT
If the parcel is vacant, circle the descriptor V and do not enter any other data on this side of the card.
PG vacant B] owelne Y otHER
DWELLING
If there is a dwelling on the parcel, circle the descriptor D and enter the appropriate data necessary.

500 VACANT pwering [ other

OTHER

If the parcel is not vacant but contains buildings that would be listed under Other Building Improvements and/
or the Gross Building Summary, circle the descriptor O and enter the appropriate data necessary.

500 vacant i owellne @ otHER

STORY HEIGHT

Circle the numeric characters that are most representative of the story height of the dwelling.

505
1.0 1.5 2.0 2.5 3.0

Circle 1.0 to indicate one story.

Circle 1.5 to indicate one and one-half stories.
Circle 2.0 to indicate two stories.

Circle 2.5 to indicate two and one- half stories.
Circle 3.0 to indicate three stories.

Note: Refer to story height illustrations found in the appendix of this manual.

STYLE

Circle the numeric code (01-21) which is most representative of the style of the dwelling. Only one entry may be circled.

Circle 01 to indicate RANCH

01 RANCH 09 BASIC SINGLE STORY 17 CONDOMINIUM
Circle 02 to indicate BI--LEVEL 02 BI-LEVEL 10 FARMHOUSE 18 TOWN HOUSE
. o 03 SPLITLEVEL 11 VICTORIAN 19 DUPLEX
Circle 03 to indicate SPLIT-LEVEL 505 |04 CAPECOD 12 COLONIAL 20 APARTMENT
Circle 04 to indicate CAPE COD 05 BUNGALOW 13 CONTEMPORARY 21 MANUFACTURED
) o 06 COTTAGE 14 MODERN SINGLE STORY 22 OTHER
Circle 05 to indicate BUNGALOW 07 CRAFTSMAN 15 MODERN MULTI-STORY
Circle 06 to indicate COTTAGE 08 PRAIRIE 16 EXECUTIVE MANSION
Circle 07 to indicate CRAFTSMAN Circle 15 to indicate MODERN MULTI-STORY
Circle 08 to indicate PRAIRIE Circle 16 to indicate EXECUTIVE MANSION
Circle 09 to indicate BASIC SINGLE STORY Circle 17 to indicate CONDOMINIUM
Circle 10 to indicate FARMHOUSE Circle 18 to indicate TOWN HOUSE
Circle 11 to indicate VICTORIAN Circle 19 to indicate DUPLEX
Circle 12 to indicate COLONIAL Circle 20 to indicate APARTMENT
Circle 13 to indicate CONTEMPORARY Circle 21 to indicate MANUFACTURED
Circle 14 to indicate MODERN SINGLE STORY Circle 22 to indicate OTHER

Note: Style should be circled for all residential dwellings whether they be single-family residences or multifamily such as
duplexes or condominiums.
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USE

If the dwelling being listed is a multifamily unit such as a duplex or condominium, the numeric code which is most
representative of the use should be circled. The following example show a Colonial-style duplex listed as Colonial
under style and duplex under use.

505

01 RANCH 09 BASIC SINGLE STORY 17 CONDOMINIUM
02 BI-LEVEL 10 FARMHOUSE 18 TOWN HOUSE
03 SPLITLEVEL 11 VICTORIAN DUPLEX

04 CAPE COD @ COLONIAL 20 APARTMENT

05 BUNGALOW 13 CONTEMPORARY 21 MANUFACTURED
06 COTTAGE 14 MODERN SINGLE STORY 22 OTHER

07 CRAFTSMAN 15 MODERN MULTI-STORY

08 PRAIRIE 16 EXECUTIVE MANSION

Note: If the dwelling is a single-family residence, use is to be left blank.

Ranch (01)

Ranch style is a one-story house that usually has an
attached garage and a large picture window facing the
street. The shape of the house is either rectangular or an
"L" or "U" shape. The houses have low-pitched roofs and
extended eaves. This became the dominant style in 50's
and 60's.

Bi-Level (02)

Bi-level, also known as a raised ranch, is a variation of the
ranch style. Itis a one-story house with a full basement at
half grade. The partially excavated basement typically has
daylight windows in the lower level. The two levels are
split by a foyer at grade level. A Bi-level should be listed
as a one-story with a full basement. The lower level often
has finished basement living area with the same quality
of finish as the upper level. This adaptation of the ranch
style was popular during the 70's.

Split-Level (03)

A split-level, also known as a tri-level or quad-level, has
living areas staggered on two or more levels, separated
by one half grade. There are typically two or more short
sets of stairs running up or down. Split-level residences
have a split roof design.

Cape Cod (04)

A one story with attic or a one and one-half story house
with dormers, extra gables, or shed dormers, generally
built after the 1920's. It is characterized by a steep roof
slope and dormers which project from the roof and have
windows on their fronts. Because of the roof design, the
area of the second floor is usually 40% to 75% of the
ground floor area.

Bungalow (05)

A one-story house, often with finished attic area, popular
in the early 20th century, and generally built from 1905 to
1930. This style has one or more low-pitched overhang-
ing gables, and is characterized by exposed beams, pro-
jecting brackets, and use of natural materials. Porches
usually extend across the front and are supported by wide
columns. Windows are generally casement or double
hung. Bungalow is often associated with Craftsman style.

Cottage (06)

A small, plain single family house. It is usually one
story built with minimum construction standards result-
ing in narrow boxy exterior appearance with little or no
ornamentation, low pitch roof, few window openings, low
basement wall height, simple floor plan with small rooms,
minimal closet facilities and electrical outlets, softwood
trim and often inadequate plumbing facilities for today's
standard of living.

Craftsman (07)

Craftsman style homes are usually constructed of mixed
natural materials (wood, stone, and brick) with low-
pitched roofs, wide eaves, and exposed brackets. Most
homes of this style have porches with thick round or ta-
pered square columns. Built-in, hand crafted features are
common, often with a fireplace as a dominant feature.
The style is generally symmetrical with double hung
windows and multi-gables or hipped roofs. The style is
related to Prairie and Bungalow styles.
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Prairie (08)

A home characterized by low pitched roofs, generally
gabled and enclosed, often with hip or flat roofs. Prai-
rie homes are boxy and low-proportioned with strong
horizontal lines and oversized eaves originated by Frank
Lloyd Wright and most popular in the Midwest. Prairie
style often includes open interiors and rows of clerestory
windows, art glass and cantilevered projections, and cen-
trally massed chimneys.

Basic Single Story (09)

This style is a basic one-story home generally built be-
tween 1900 and 1950 that is typically built at a quality
grade less than C. It has a simple design that often in-
cludes only a single bathroom and has small bedrooms. It
often includes an unfinished attic and an unfinished base-
ment. These comparatively low cost houses have few
amenities and little to no fenestration.

Farmhouse (10)

This multi-story style derives its name from the original
simple and functional house built in the early to mid-20th
century in rural America. These houses often have large
front porches or wraparound decks and have gable roofs
that may cover the porch. They are minimally ornamental
and have large windows to bring in light. The exterior is
faced with horizontal siding and the homes often have a
simple rectangular floor plan with side wings.

Victorian (11)

This style includes several types of architecture dating
to the second half of the 19th century. The last authentic
Victorians were constructed in the early 1900's. Contem-
porary builders have carried this eclectic design to cur-
rent day, using modern materials and incorporating the
detail from the era which can now be economically mass
produced. This style home is asymmetrical, two + stories
with steep roof pitches which may include turrets and
dormers. Large porches are embellished with decorative
railings and posts. Modern versions of this style remain
popular in Wisconsin. Related styles that included in this
category include Queen Anne, Stick, Shingle, Gothic and
Folk, among others.

Colonial (12

Colonial style is typically a rectangular shaped two-story
home. Each floor is two rooms deep, and has approxi-
mately the same square footage. The roof structure has a
medium slope, with limited attic space that is not intended
for living area.

Contemporary (13)

A modernistic style of architecture that incorporates irreg-
ular, asymmetrical facades with strong geometric shapes.
Contemporary design homes may be single or multi-story
and may be of split level construction. Houses typically in-
corporate tall, irregularly shaped windows, open planning
and angular exterior lines. Roofs may be flat, shed, gable
or various combinations thereof. These homes often have
green HVAC and plumbing systems to conserve energy.

Modern Single Story (14)

Like the Modern Multi-Story this style has gained popular-
ity in the 21st century, and is replacing the ranch style
as the dominant single story design. This style is charac-
terized by its single story, high ceilings, and moderate to

steep pitched hip or multi-gabled roof. Windows are large
and abundant, permitting extensive natural light. There is
often an emphasis on intelligent and/or green materials.
Prominent garages with 3-4 stalls are common.

Modern Multi-Story (15)

Popular from 2000 to the present, this style dominates
modern American suburbs, borrowing elements from a
variety of styles to create an entirely new look. Promi-
nent 3-4 stall garages, and a mix of exterior wall coverings
are common in this style. Features include tall entrance
ways, abundant large windows, and high ceilings.

Executive Mansion (16)

Alarge, luxury home built using the highest quality materi-
als of brick or cut stone. These homes commonly have
three or more baths, two or more fireplaces, and expan-
sive entries with elaborate open stairways. These large-
scale homes are typically 4,000 to 12,000 square feet per
story, and are often located in prestigious neighborhoods.

Condominium (17)

A form of fee ownership of whole units or separate por-
tions of multi-unit buildings by statute, which provides the
mechanics and facilities for formal filing and recording of
a divided interest in real property, where the division is
vertical as well as horizontal. Fee ownership of units in
a multi- unit property and joint ownership of the common
areas. Not to be confused with Cooperative.

Town House (18)

The town house is a hybrid between a condo and a single-
family home. It is both a style of residence and a form of
ownership. These are side by side units joined by one or
two common walls and having multiple stories. Each town
house unit is one of a group of two to six units that are
similar but may not be identical. Such units never have
units above or below and always have individual exterior
walls. There may be shared common areas.

Duplex (19)

Any two-unit residence not qualifying as a townhouse,
built after the mid-20th century. New Style Duplexes have
separate entrances, kitchens and separate full baths.

Apartment (20)

A building containing multiple self-contained living units.
Apartment buildings of less than four units should be
listed as residential class. Apartment buildings of four or
more units should be listed as commercial class.

Manufactured (21)

Manufactured Homes built in the factory under a federal
building code administered by the U.S. Department of
Housing and Urban Development (HUD). Manufactured
homes may be single- or multi-section and are transport-
ed to the site and installed. This style includes homes
typically known as mobile homes, modular or pre-fab.

Other (22)
Any residence that does not fit into any category defined
above. Examples include geodesic homes, earth homes,
buildings converted from other uses such as schools or
churches.



EXTERIOR WALL CONSTRUCTION

Circle the numeric code which is most representative of the exterior wall construction of the dwelling.

Circle 1 toindicate WOOD . ... ... . s will be priced as Frame.
Circle 2 to indicate CONCRETE BLOCK .. ............... will be priced as Concrete Block.
Circle 3 toindicate STUCCO .. ... ... ... .. i will be priced as Frame.
Circle 4 to indicate ALUMINUM/VINYL .. ....... .. ... .. ... ... ..... will be priced as Frame.
Circle 5 to indicate CEMENT FIBER . ... ....... ... ... ... .. ... ..... will be priced as Frame.
Circle 6 to indicate METAL . . . . .. ... e will be priced as Frame.
Circle 7 toindicate BRICK . ... ... ... .. .. ... .. .. ....... will be priced as Brick or Stone.
Circle 8 to indicate STONE ... ........ ... ... ... ........ will be priced as Brick or Stone.
Circle 9 to indicate MASONRY/FRAME . .. ........... will be priced as Masonry Veneer or
Frame with a Masonry Adjustment
Circle 10 to indicate HARDBOARD/PLYWOOD .. . ................... will be priced as Frame.
Circle 11 to indicate SHINGLE/SHAKE . .. ....... ... ... ... .. ....... will be priced as Frame.
Circle 12 to indicate SYNTHETIC PLASTER
on RIGID INSULATION (EIFS) . . . . ... e will be priced as Frame.
Circle 13 to indicate MASONRY VENEER . ............... will be priced as Masonry Veneer.
Circle 14 to indicate STAY-IN-PLACE
POURED CONCRETE (SIP) . ... .. ... . will be priced as Concrete Block.
Circle 15 toindicate LOG . . . . ... ... will be priced as Rustic Log.
Circle 16 to indicate HAND-HEWN LOG ... ............... will be priced as Hand-Hewn Log.
Circle 17 to indicate OVERSIZED LOG . ................. will be priced as Hand-Hewn Log.
Circle 18 to indicate OTHER . ... ... .. .. .. .. . .. .. .. .. ... .. to be determined by Assessor.
EXTERIOR WALL CONSTRUCTION
1 WOOD 7 BRICK 13 MASONRY VENEER
2 BLOCK 8 STONE 14 sSIP
505 3 sTucco 9 MASONRY/FRAME 15 LOG
4 ALUM/VINYL 10 HRDBRD/PLYWD 16 HAND-HEWN LOG
5 CEMENTFIBER 11 SHINGLE/SHAKE 17 OVERSIZED LOG
6 METAL 12 EIFS 18 OTHER

Note: Refer to residential cost schedule section of this manual.

AGE

Space is provided to enter four numeric characters denoting the year of construction, the year of remodeling and the
effective year.

510
ERECTED ___ __ __ REMODELED __ __ __ __ EFFECTIVE __ __ __

ERECTED

Refers to the original date of construction. This item should always be entered. If the exact date cannot be
determined, make the best estimate possible based on known construction dates in the immediate area.

REMODELED
Refers to the date of the last extensive remodeling, i.e., remodeling which significantly alters the "effective age"
of the dwelling. If the dwelling has not been remodeled, leave the item blank.

EFFECTIVE
Refers to the age of the structure along with physical wear and tear. Effective age can be more or less than the
Erected Age.
BASEMENT

Refers to the extent or size of the basement. Three alternatives are provided. Circle the numeric code which is
most representative of the subject property. Only one selection should be circled.

515
1 NONE 2 CRAWL 3 PART 4 FULL 5 WALKOUT

Circle 1 NONE to indicate slab construction: no basement or crawl space.

Circle 2 CRAWL to indicate crawl space to /4 basement excavation.

Circle 3 PART toindicate V4 to %4 basement excavation area.

Circle 4 FULL to indicate ¥4 to full basement excavation area.

Circle 5 WALKOUT to indicate floor area above grade with doorway to the outside.

Note: These basement ratings correspond to the total first floor living area (including additions).
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HEATING

Refers to the presence and type of heating system. Five (5) alternatives are provided. Circle the type code which is most
representative of the subject property. Only one selection may be circled.

520 1 2 3 4 5
NONE BASIC AIRCON  AIRCON (SEPDUCTS)  GEOTHERMAL
Circle 1 NONE to indicate that the subject dwelling does not have a heating system, which can be

classified as BASIC, warranting a full deduction from the Base Price for “no heating” as
indicated by the pricing schedule.

Circle 2 BASIC to indicate that the subject dwelling has a central heating system commensurate
with the quality grade specifications of the dwelling, warranting no addition to or deduction
from the Base Price.

Circle 3 AIR CON to indicate that in addition to the BASIC heating system, the sub- ject dwelling has
a central cooling system commensurate with quality grade specifications of the dwelling,
warranting an addition to the Base Price for “air conditioning” as indicated by the pricing
schedule. If a cooling system as described exists, circle this numeric code only. This code
implies that a combined central heating and air conditioning system exists.

Circle 4 AIR CON (SEP DUCTS) to indicate that in addition to the BASIC heating system, the subject
dwelling has a central cooling system commensurate with quality grade specifications
of the dwelling, warranting an addition to the Base Price for “air conditioning” as indicated
by the pricing schedule. If a cooling system as described exists, circle this numeric code
only. This code implies that a separate cooling system exists.

Circle 5 GEOTHERMAL to indicate that the subject dwelling has a geothermal heat pump or
ground source heat pump used for central heating and/or cooling system that transfers
heat to or from the ground.

Note: Permanent “non-central” types of heating/air conditioning systems should be listed as no heat (1—-none) and
priced in the Other Features section under Total Additional Other Features (field 559).

HEATING FUEL TYPE

Refers to the type of fuel used to power the heating system. Four (4) alternatives are provided, but only one may be circled.

520
1GAS 2 ELECT 30IL 4 WD/COAL

Circle 1 to indicate GAS

Circle 2 to indicate ELECTRIC

Circle 3 to indicate OIL

Circle 4 to indicate WD/COAL or a woodburning or coal central heating system.

Note: If NONE has been circled for heating entry, leave this entry blank.

HEATING SYSTEM TYPE

Refers to the actual type of heating system. Four (4) alternatives are provided. Only one selection should be
circled.

520
1WARMAIR  2ELECT 3 HOTWATER 4 STEAM

Circle 1 WARM AIR to indicate the presence of a forced warm-air system. With this system, the
furnace has a fan or blower that pushes the warmed air through relatively small ducts.
These ducts may run horizontally or vertically. Filters can be installed in the system to
clean the air, and a humidifying system may be included to add the needed moisture.

Circle 2 ELECTRIC to indicate the presence of an electric heating system. This system is character-
ized by electric resistance elements that convert electricity into heat. These elements are
embedded in the floors, walls and ceilings or baseboard to provide radiant heat.

Circle 3 HOT WATER to indicate the presence of a hot water (hydronic) system. With this system,
water is heated in a boiler of cast iron or steel. It is then pumped by one or more circulators
through small tubes into baseboard panels, radiators or tubes which are embedded in the

walls, ceilings or concrete slab.
Circle 4 STEAM to indicate the presence of a steam heating system. With this system, steam heat
is produced by a furnace which is a boiler with a firebox underneath it. When the water

in the boiler boils, it makes steam, which is forced by pressure through pipes into radiators
throughout the dwelling.

Note: If NONE has been circled for heating entry, leave this entry blank.



LIVING ACCOMMODATIONS

Blanks are provided to enter either one or two numeric characters denoting the quantities of
each of the items described below. Each character position should be filled in. If the item does
not exist, zeros or hash marks should be entered for assurance of a more complete, accurate
and uniform record keeping system.

TOTAL ROOMS - Refers to the total number of separate rooms, excluding
bathroom(s), comprising the living area of the dwelling, i.e., kitchens, living rooms,
dining rooms, family rooms, dens, studies and bedrooms.

BEDROOMS - Refers to the total number of separate rooms designed to be used as
bedrooms. If a room was designed to be a bedroom but is being utilized for some other
purpose, such as a den, itis to be included in this count.

FAMILY ROOMS - Refers to the number of informal living rooms. The quality of finish
is consistent with the general finish of the dwelling.

FULL BATHS - Refers to the number of three-fixture bathrooms which include a water
closet, lavatory and bathtub or shower stall. (A bathtub with a shower outlet is consid-
ered one fixture.)

HALF BATHS - Refers to the number of two-fixture toilet rooms including a water clos-
et and lavatory.

ADDITIONAL FIXTURES - Refers to individual fixtures that do not fall into the catego-
ries previously named, i.e., utility sinks, water closets, etc.

Note: Each style/grade of dwelling has a standard complement of fixtures built into
its base price. A standard complement includes a kitchen sink, hot water heater and
three bathroom fixtures (a full bath) totaling five fixtures.

Additional fixtures are those fixtures in the dwelling that are in addition to the standard
complement and also in addition to any full or half bathrooms.

TOTAL FIXTURES - Refers to the total number of plumbing fixtures. This includes
the standard complement of five fixtures plus any additional fixtures found in the
dwelling.

ROUGH-IN - Refers to the total number of plumbing rough-ins. None are included in
the Base Dwelling Price. Add as needed. A rough-in consists of a drain and water line
hookup for laundry facilities or for future plumbing installations.

WHIRLPOOL TUB - Indicates a deluxe bathtub (Jacuzzi) with water jets to produce
a therapeutic massage.

HOT TUB - Indicates a therapeutic tub, sometimes referred to as a redwood hot tub,
which can be found either indoors or outdoors, usually for two or more persons.

The example below shows the correct listing for a dwelling with a total of eight rooms,
four of which are bedrooms, and one of which is a family room; the dwelling also has
two full baths, one half bath and one additional fixture (a utility sink). There are three
rough-ins for a future bath. There is also one whirlpool tub.

LIVING ACCOMMODATIONS
TOTAL BED FAMILY
ROOMS 0 8 ROOMS 0 4 ROOMS 0 _1
525
FULL HALF ADDN'’L TOTAL

BATHS 2 BATHS _1 FIXTURES _7 FIXTURES _171_

ROUGH IN"S _3 WHIRLPOOL __7 HOT TUB

Total fixtures equal: 5 (standard complement) + 3 (one additional full bath) + 2 (one
half bath) + 1 (one additional fixture, utility sink) = 11 total fixtures.
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KITCHEN RATING

Circle the numeric code which is most representative of the overall desirability of the kitchen,
including the quality and number of cupboards and built-in appliances, relative to the quality
and age of the dwelling.

Circle 1

Circle 2

Circle 3

Circle 4

530
1VG 2GD 3AV 4PR

VERY GOOD to indicate that you judge the overall desirability of the kitch
en to be vastly superior to what you would normally expect to find in a

dwelling of this type and quality.

GOOD to indicate that you judge the overall desirability of the kitchen to
be superior to what you would normally expect to find in a dwelling of this
type and quality.

AVERAGE to indicate that you judge the overall desirability of the kitchen
to be about equal to what you would normally expect to find in a dwelling
of this type and quality.

POOR to indicate that you judge the overall desirability of the kitchen to
be definitely inferior to what you would normally expect to find in a dwell
ing of this type and quality.

Note: Base Dwelling Prices do not include the costs for any built-in appliances. Comments
pertaining to appliances are included only to assist the lister in the valuation of the property.

The following guidelines are provided to assist the lister in making the proper judgment:

VERY GOOD QUALITY An abundantly lighted, spacious and attractive kitchen of

coordinated styling and decor, having high-quality components
consisting of an extensive amount 20 to 25 linear feet of
floor-standing cabinets with marble, quartz or the highest-
quality granite countertops and splash. A comparable
complement of wall mounted cabinets and all major built-
in appliances and modern conveniences will be found.

GOOD QUALITY A well lighted, relatively roomy and attractive kitchen of

coordinated styling and decor, having good-quality components
consisting of at least 16 to 20 linear feet of floor-standing
cabinets with countertops and splash of either quartz, simulated
marble or good-quality granite countertops. A comparable
complement of wall-mounted cabinets and most of the major
built-in appliances, as well as a limited number of other modern
conveniences will be found.

AVERAGE QUALITY An adequately lighted, compact, color-coordinated kitchen

having average-quality components consisting of at least
12 to 16 linear feet of floor-standing cabinets with countertops
and splash of ceramic tile, quartz, or granite. A comparable
complement of wall-mounted cabinets, a range exhaust
and at least two additional major built-in appliances, i.e.,
garbage disposal, oven, range or dishwasher will normally
be found.



POOR QUALITY An adequately lighted, compact, color-coordinated kitchen
having fair but below average quality components consisting
of at least 8 to 12 linear feet of floor-standing cabinets with
countertopsand smallsplash of ceramictile orlaminated plastic.
A comparable deficiency of wall-mounted cabinets and no
built-in appliances.

Note: These descriptions are supplied as guidelines only. They are not meant to be strictly adhered to.
Sound judgment and consistency should always prevail.

BATHROOM RATING

Circle the numeric character provided which is most representative of the overall desirability of
the bathroom(s) relative to the quality and age of the dwelling.

BATHROOM RATING

530
1VG 2GD 3AV  4PR

Circle 1 VERY GOOD to indicate that you judge the overall desirability of the bathroom(s) to be
vastly superior to what you would normally expect to find in a dwelling of this type and quality.

Circle 2 GOOD to indicate that you judge the overall desirability of the bathroom(s) to be superior to

what you would normally expect to find in a dwelling of this type and quality.

Circle 3 AVERAGE to indicate that you judge the overall desirability of the bathroom(s) to be about
equal to what you would normally expect to find in 