SECTION
/



LAND RATES, FACTORS, & NEIGHBORHOODS



LOT VALUATION

A suitable measure for land will be selected according to location, size, and current use of the
subject property and will usually be shown as front footage, square footage or acreage.

Unit front foot rates will be established after careful examination of available market data. A unit
front foot rate will be based on a parcel of land with various frontage and a depth equal to the
average established in the community. The rate for lots either longer or shorter than this average

will be adjusted from the depth tables located in this manual.

On lots where no front footage, square footage, or acreage is given; and sizes cannot be
determined, the appraiser will then use his best judgment in affixing a lot value.

RESIDENTIAL - RURAL - URBAN LOT SCHEDULES

RURAL AND URBAN FRONT FOOT VALUES

1271 To, O RU R SR — $ 20.00
BBIT, . e S S0 B e i $ 60.00
AVETHEE s o s guvassowes om s i G wnmmsimsssrs $ 90.00
(167575 PR $180.00
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$ 55.00
$ 80.00
$175.00
$ 400.00
$900.00



LOT AND BUILDING SITE VALUES

PODE o s srenmswmmasmsan BT $ 4,000.00 to $ 6,000.00
1 IR s o $ 6,000.00 to $ 9,000.00
ANVETAFE: 1 v mr o omsins S S T $ 9,000.00 to $ 16,000.00
GO0 e wn v SETE G BT s S $ 16,000.00 to $ 50,000.00
575 1| =) R —— $ 50,000.00 to $500,000.00

NOTE: Residential development land as shown above refers to a “net per acre” price, after any
adjustments are given.

Lot and building site values refer to a per acre price.

Corner influence value as relates to residential property has no more significant influence than
the mid-block location. At various times in past appraisal practices, corner lots would enhance
the value of a particular lot due to access, use, etc. However, on today’s market the average
buyer secks the privacy of a mid-block lot. This tends to negate the appeal of corner lots.

Corner influence value in commercial appraisals represents the additional value in land
attributable to the use of corner lots over and above the value of land of otherwise comparable
inside lots. The individual merits of each corner location will dictate the amount of corner
influence value. The architectural style of the improvement, the type of occupancy, the extent of
side street accessibility to main operating floors, the patterns of vehicular and pedestrian traffic,
and size and type of side street store fronts and window displays are some of the factors which
are to be considered in making an appraisal of some specific corner properties.

The appraiser must use his own judgment in determining the actual accumulated effect upon a
particular corner lot by applying the above factors. The range of this effect will fall between
100% and 0%, but seldom reaching either extreme.

Rear and side alley influence is determined in basically the same manner as the corner influence
value. It allows for accessibility to the store from different entrances and allows for convenience
through off street parking and access.



FRONT FOOT PRICING

Unit front root prices will be established after careful examination of available sales data. A unit
front foot price will be based on a piece of land one foot wide lying on a roadway and having a
depth equal to the average established in the community. The value of land either longer or
shorter than this average lot will be computed from the depth tables located in this manual. These
unit front foot prices will be developed land valuation maps and these will be used in the
appraisal of lots.

As stated in the above paragraph, land value maps will be established and maintained. The most
often used method of establishing costs for land value maps is through the market data approach.
All available data will be gathered from throughout the county and recorded on a permanent
record. The other method used in developing land value maps is by using the Land Residual
Technique. This is a valuation technique which presumes that income can be split between land
and improvements and that the residual to land can then be capitalized into value. Typically, the
building is valued independently of the land and the annual return on the building value is
deducted from the anticipated net operating income to the property. The residual amount is said
to be allowable to the land and is capitalized at the appropriate discount rate to indicate the land
value. For new structures, the value assigned to the building is cost, which assumes no accrued
depreciation and construction at a current cost. When dealing with old buildings, it is better to
assume the construction and rental income for a new and functionally adequate building as the
basis for estimating the net income attributable to the land.

A suitable unit of measurement for valuing land will be selected according to prevailing market
terminology, use, size and shape of the subject property. The standard units of measurements are
the front foot and square foot. However, some tracts will be valued by using a lot or per acre
price.



LAND VALUATION/BASIC SHAPES

Lots are generally rectangular, triangular, or trapezoidal in shape, the latter being a combination of the
first two. Following are the most common shapes along with an explanation of how to calculate the
effective frontage and effective depth of each.
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Rectangular — effective frontage = 80'; effective depth = 120'

Right Triangular with base fronting the street — effective frontage = 60% of base, 60% X 40" = 24",
effective depth = perpendicular distance from base to apex = 120’

Right Triangular with apex at the street — effective frontage = 30% of base, 30% X 40" = 12",
effective depth = perpendicular distance from base to apex = 120’

Obtuse Triangular with apex at the street and base parallel to the street — effective frontage =
30% of base, 30% X 80’ = 24'; effective depth = perpendicular distance from base to apex = 120’
Obtuse Triangular with base fronting the street — effective frontage = 60% of base, 60% X 80’ =
48" effective depth = perpendicular distance from base to apex = 120’

Trapezoidal with parallel side fronting the street and forming a rectangle and two (or possibly one)
right triangles — effective frontage = 40" + (60% X 80') = 88'; effective depth = 120’

Trapezoidal with parallel side fronting the street and forming a rectangle and two (or possibly one)
right triangles — effective frontage = 40" + (30% X 80') = 64'; effective depth = 120’

Trapezoidal with parallel sides perpendicular to the street — effective frontage = 80'; effective
depth = (110" + 130°) / 2 = 120’

Trapezoidal with parallel sides perpendicular to the rear and oblique side fronting the street —
effective frontage = 80'; effective depth = (110" + 130") / 2 = 120’

Parallelogram with oblique side fronting the street — effective frontage = 80’; effective depth =
120’

Parallelogram with oblique sides intersecting the street — effective frontage = 120’; effective depth
=80’

Trapezoidal with parallel side fronting the street and forming a rectangle and two right triangles -
effective frontage = 80" + (30% X 40') = 92", effective depth = 120’

Trapezoidal with no right angles and an oblique fronting the street — effective frontage = 80,
effective depth = (160" + 80") / 2 = 120’



LAND PRICING INSTRUCTIONS

GENERAL EXPLANATION: There are 6 classifications to consider when pricing Rural Land:
1. Building Site 2. Open Land 3. Wood Land 4. Residual Land
5. Waste Land 6. Undeveloped Building Site

PROCEDURES:

Classifications - Enter the number of acres of each class in the space provided. If any
adjustments are necessary, place them in the factor field.

Building Site - Tracts that have up to one acre total. For each developed building site, one acre
should accompany it when used with residential or rural properties.

Open Land - To be used with rural properties unless deemed otherwise.
Wood Land - To be used with rural properties unless deemed otherwise.

Residual Land — Will be used in land pricing tracts up to 10 acres. Up to 5 acres with access
will be assessed as either a developed or undeveloped building site with the remaining 4 acres
classed as residual. 5.01 acre to 10 acre tracts same as above with the remaining 5 acres
classified as is (wood, open, waste).

Waste Land - Non-productive land or right-of-way with no productive use.

Undeveloped Building Site — For tracts up to 50 acres. Whereas no utilities, driveway, or

development has taken place, and access exist. 1 acre will be classified as an undeveloped
building site.

NOTE: When pricing rural land, all tracts less than 5 acres should be put in the Undeveloped
Residual category and classified as residential land. In areas of development such as
subdivisions, tracts of land larger than 5 acres may be put in the Undeveloped Residual category.
The appraiser should use his judgment in these areas.



The most important aspect of appraisal is location. During the original analysis of the county it
was necessary to stratify geographic areas into neighborhoods. Neighborhoods are effective in
maintaining equalization when the value of properties varies among areas. Neighborhoods are
particularly effective when housing types and styles are fairly uniform with the areas.
Geographic stratification has the advantage of being tailored to local supply and demand.

Different neighborhoods are assigned boundaries and within the boundaries are numbers. A
neighborhood may be defined by man-made, political or natural boundaries and is reasonably
homogeneous. In general boundaries are assigned to an area when buyers would consider
purchasing in one area over another. Buyers prefer one are to another because of social,

environmental, economic, and government forces. A neighborhood has an immediate and direct
effect on value.

In addition to assigning neighborhoods to geographic locations, subdivisions are assigned at least
one number so it can be treated as one or more homogeneous areas.

The neighborhood rates will be from 85% to 125%.
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