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Introduction

The WinGAP commercial improvement valuation schedules are designed to allow the user to
customize the valuation process of commercial/industrial buildings that are specific to the county
in which the system is being used. Most counties in the state of Georgia lack the necessary sales
activity to develop commercial/industrial schedules via market analysis. Thus, the emphasis in the
system is on the cost approach. However, if substantial market or income data is available, the
values in the schedules should be confirmed and adjusted accordingly.

Cost data, such as, base dollars per square foot, dollar per square foot adjustments for structural
elements, extra feature values, etc. should be obtained from reliable sources. Sources
considered as reliable would be contractors and/or nationally recognized and accepted cost
manuals. Data found in manuals must be localized and adjusted for current time.

In an effort to create a pricing mechanism that is easier to understand, WinGAP displays the
pricing schedule information for commercial improvements as actual dollars. Even though the
relationship of points and point cost is still in effect, the association is transparent to the user.
However, references to the points/point cost and base cost/value relationship will often be made
in an effort to provide an understanding of the underlying calculations and the effect of modifying
a component of the process.

The methodology used in the valuation of urban land follows the details in the Appraisal
Procedures manual. Urban land is segregated into subdivisions with schedules designed to
accommodate the various characteristics of each.

The development and maintenance of schedules for commercial improvements should be of
primary concern to the county appraisal staff. While commercial improvements and associated
land do not normally constitute a large number of properties in a county, it is important that the
appraiser have an understanding of schedule functionality and the derivation of the values
“plugged” into the tables.

The goals of this course are to:

Q Provide the appraiser with information regarding access to the various schedules in WinGAP

O Acquaint the appraiser with the use of the schedules through the manual calculation
process

O Provide methodology for deriving a commercial improvement point cost

Examples will be given on the use of the various procedures. Exercises will also be provided to
provide the attendee an opportunity to practice the procedures.

Note: WinGAP's Commercial Improvement schedules can be set up to use either the Segregated
Cost Method or Calculator Cost Method of valuing Commercial Improvements, depending upon
the preference of the appraiser. Any and all schedule values are the responsibility of the county.
The creation of the values and subsequent schedules should be supported with proper
documentation.




Commercial / Industrial
Improvement Schedules

Introduction

An understanding of the WINGAP valuation process for commercial / industrial buildings should
facilitate the generation of the schedules for this property type. In the manual calculation
procedures, the user will see how the various schedule components impact the end calculation of
the structure’s fair market value. The effect of schedule modifications should become more
apparent after the user becomes familiar with the steps involved in the calculation process. Also,
knowledge of the calculation procedures will assist the appraiser/assessor in communications
with the taxpayer, providing additional information to assist in the answering of his/her questions
about commercial/industrial structure values.

The Commercial Improvement Schedules are accessed by going to the Tools Menu, as shown
on the next page. From this Menu the user can access the three areas where Commercial
Improvement Schedules are located:

[1 The Tools >> Schedules / Tables >> Commercial Improvements Menu item should be
selected to produce the Commercial Improvements Menu, shown at the bottom of the
next page, where items such the Commercial Base Schedule, Commercial Structural
Components, and Commercial Improvement Labels are located.

[1 The Tools >> Preferences Menu item should be selected to produce the Preferences
Form, discussed later, where the Commercial Point Cost, Commercial Base Cost, and
Commercial Depreciation Year are located.

[ Finally, the Tools >> Schedules / Tables >> Income Models Menu item should be
selected to open the Income Models Form, where pricing information for the Income
approach to valuing Commercial Improvements is located.

The example on the next page shows the Tools Menu with all of its options and submenus; those
that involve Commercial Improvements are indicated by arrows. Menu options can be chosen
by clicking on the option or using the directional arrows to highlight the option and then pressing
the Enter key.

Access to these tables and menu options will be restricted with the use of passwords and the
assignment of rights to add or edit items contained within.
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E WinGAP 3.12.0 - Appraisal Year 2010
Eile Property Maintenance Appeals Reports Statistics

« D

[Tools] Add-Qns  Window Help

Relndex... ‘p’é'%‘d' % %
Password Administration...
Real = = =

Owner Multiple Owner  Real Index = = flomesBociee  Wild Search
Schedules / Tables 3 Residential Improvements
Depreciation 4 Commercial Improvements

Manufactured Housing

File Maintenance 3 ]

Database Utility ez

FTP Utility Accessibility / Desirability...
Re-Appraise 3 Conservation Use Land...

FLPA Schedules

Preferences...
Land Characteristics

Land Influences...
Rural Land...
Subdivisions List ...
Tirmber Values

Urban Land...

Homestead...

Tax Districts...

Reasons...

Sales Reasons...
Assessment Reasons...
Override Reasons...

Meighborhoods...

Zip Code Directory...
Discovery Sources...
Permit Types

Business License Types

Income Models

WinGAP - Commercial Schedules

Structural Components

Base Scheduls
Extra Features
Lump Sum Extra Features

Area / Perimeter

Building Types

Wall Height
Rank

Improvement Labels

Help




Preferences
Base Cost, Depreciation Year, and Point Cost
The commercial improvement Base Cost, Depreciation Year, and Point Cost are the initial

items that are needed to perform the calculation of a commercial/industrial building. These items
can be found on the Preferences Form that is accessed from the WINGAP Main Menu via the

Tools option. An example of the Preferences Form is shown below.

WinGAP - Preferences Depreciation Year

. for Commercial
County Information

Truncate Values is
used to set truncation

Improvements “on” for all properties
Courty Name IR bm Provisions of HBl  including Commercial
Address Jones County Govemment Center Improvements
Point Cost for P O Box 13553
Commercial
Improvements P Gray A 31032-
(4729866300 Emall  Eotax@mio irfi net
(478)986-6504 Web:
Point/B aze Depreciation Years Oth
Residential 100.00 Residential 2001 [ATruncate Values [¥] Auto-Reasons (Real)
Commercial 100.00 Commercial 2007 [ Digable Logins [+/] Auto-Reasons (Pers)
Commercial Base 100 MFG Housing 2007 || bBrowser Cost Form | PT50R = LIVE DATA
Nortsion B Cosse || Lock System | COA Auto-Flag
00.00 2001 [] And Area Mutt to 6 dec. [ Hide Comments
[] Attic: Use Max/Min Srea || Bsmt: Use MaoMin Arez
Special District Descrif on Special District Appraisal Year 2010
Parcel Number Temp SO 00 Rural Acre Break
Customize Lendor Lendaor PLU Eq Ratio %
Customize Occupan bel  Oceupancy Retum Deadline

Customize Fireplac Default Startup Directony

Guest Startup Directony

Fireplace / Misc

Freeport Infoi
in tax district

15 How found

ABOS Default |Low v| ABOS Yr: 20010
ule

Land Influences MADA YT 2010

Appraisal
Year used in
determining
default Year
Built of imps

Help

Base Cost for
Commercial
Improvements

The fields and controls on the Preferences Form that are relative to commercial improvements
and discussed on the next page are:

Commercial Improvement Base Cost
Commercial Improvement Depreciation Year
Commercial Improvement Point Cost
Appraisal Year

Truncate Values

ooododo



The Commercial Improvement Base Cost field contains a dollar per square foot value that is
used as the basis for the valuation of all commercial and industrial buildings and extra features
that are priced by the square foot method. The value of each building and extra feature is based
on a percentage of the base cost.

The Commercial Improvement Depreciation Year is the base year from which the system
generated depreciation for Commercial and Industrial Improvements is calculated. The age of a
Commercial or Industrial Improvement is determined by subtracting the year built or effective year
built from the depreciation year. This locks depreciation in until the county decides to change it.
Like residential improvements, any commercial structures with a year built greater than the
depreciation year will be determined to have an effective age of ONE year.

The Commercial Improvement Point Cost field contains the value which converts points
generated by WinGAP for LUMP SUM Commercial and Industrial Improvements and Extra
Features into a dollar value. Like the Residential Point Cost, the Commercial Point Cost provides
a means by which the county can localize property values for Lump Sum Commercial and
Industrial Improvements and Extra Features. Arriving at the Commercial Point Cost for a
particular county requires a study of sales and assistance with the study can be provided by DOR
personnel.

Appraisal Year and Truncate Values

The Appraisal Year is used in the determination of the default Year Built for new commercial
improvements. During the entry of a new commercial improvement, the Year Built will default to a
year that is one less than the Appraisal Year. Inthe case of the Appraisal Year of 2010 shown on
the Preferences form on the previous page, a Year Built of 2009 (2010 — 1) would be assigned to
each newly entered commercial improvement.

When Truncate Values is checked and the replacement cost new — depreciation is greater than
1000, a calculation will result in a value that is truncated to the nearest 100. If the replacement
cost new — depreciation value (RCN-dep) is less than 1000, the fair market value is truncated to
the nearest 10. Truncation is accomplished by dividing the RCN-dep value by 100 and not
rounding the result. The resulting quotient is then multiplied by 100. In the following example,
the RCN-dep value of 98,877 is truncated to 98,800:

1. 98,877 /100 = 988
2. 988 * 100 = 98,800

All other commercial / industrial valuation items can be found on the Tools Menu under
Schedules / Tables >> Commercial Improvements and Schedules / Tables >> Income
Models. The commercial tables are various schedules that hold commercial and extra feature
base information, commercial building types and associated add values, adjustments for wall
height and perimeter, drawing id’s with story height factors and income models. Each of these
tables will be discussed on the following pages.



Manufactured Housing Depreciation Year field and Land Influences combo box

Two other items on the Preferences Form that apply to other sections of this manual,
Manufactured Housing and Urban Land, are discussed below and on the next page.

. WinGAP - Preferences

County Information

County Name [ones]
Address

Jones County Govemment Center

P O Box 1353

City / State / Fip Gray

Phone / Ext:
Fanx:

Point/Base Costs

Residential 100.00
Commercial 100.00
Commercial Base 1.00
Accessory 100.00

Special District Description
Parcel Mumber Template
Customize Lendor Label
Customize Occupancy Label
Customize Fireplace Label

Freeport Information is now found

in tax district schedule

(478)336-5300
(478)336-6504

Depreciation Years

Residential 2001
Commercial 2001
MFG Housing 2001
Accessory 2001
Special District
HORCEIOO000
Lendar
Qccupancy
Fireplace / Misc
ABOS Default

Email:
Web:

["] Exempt from Provisions of HE233 for this digest year

GA 31032-

jcota@mio infi net

Other Options
[7] Truncate Values

|| Disable Logins

Appraisal
Rural Acre Breg
PLU Eq Ratio %
Retum Deadlin
Default Startup
Guest Startup

[¥] Auto-Reasons (Real)

[¥] Auto-Reasons (Pers)

[C] PTS0R = LIVE DATA
[C1COA Auto-Flag

2010

Depreciation
Year for
Manufactured
Housing

-

Low

ABOS YT

T T

2010

Land Influences MADA YT 2010

Manufactured Housing Depreciation Year

Help Close

J

The Manufactured Housing Depreciation Year is the base year from which the system
generated depreciation for Manufactured Housing is calculated. The age of a Mobile Home is
determined by subtracting the year built or effective year built from the depreciation year. This
locks depreciation in until the county decides to change it. Like residential and commercial
improvements, any Mobile Homes with a year built greater than the depreciation year will be
determined to have an effective age of ONE year.



Land Influences

Adjustments to Land Values can be made on the Land Information Form in WinGAP. Up to
seven adjustments to either Urban or Rural Land can be applied. The manner in which these
Land Influence adjustments are made is determined by the selection made in the Land Influences
combo box on the Preferences Form, as seen below. The two choices are Additive and
Compound (also called multiplicative).

. WinGAP - Preferences [

County Information

Courty Name ones| ["] Exempt from Provisions of HE233 for this digest year
Address Jones County Govemment Center
P O Box 1355
City / State / Zip  Gray GA 31032
Phone / Bxt: (4729866300 Email:  jcotax@mto irfinet
Faze: (478)986-6504 Web:
Point/Base Costs Depreciation Years Other Options
Residential 100.00 Residential 2001 [C] Truncate Values [¥] Auto-Reasons (Real)
Commercial 100.00 Commercial 2007 [ Digable Logins [+/] Auto-Reasons (Pers)
Commercial Base 100 MFG Housing 2007 || bBrowser Cost Form | PT50R = LIVE DATA
e B Cosse || Lock System | COA Auto-Flag
e 100.00 2001 [] And Area Mutt to 6 dec. [ Hide Comments
[] Attic: Use Max/Min Srea || Bsmt: Use MaoMin Arez
Special District Description Special District Pppraisal Year 2010
Parcel Number Template SO 00 Rural Acre Break 30.00
Customize Lendor Label PLU Eq Ratio % 40.00
Customize Occupancy U How Land Retum Deadline
Influences are LD [E.”
Customize Fireplace Laj applied for Urban Default Startup Directory | =ag1p =
(and Rural) Land Guest Startup Directory 2009
Freeport Information is new found ABOS Default | Lo - | ABOS Yr: 2010
in tox district schedule Land Influences NADA Yr: 2010
I Help ] l Close I

The formula for Compound application (the manner in which Land Influences are more commonly
applied within WinGAP) of Land Influences is as follows: Base Land * Influence1 * Influence2 *
Influence3 * Influence4 * Influence5 * Influence6 * Influence7 * Neighborhood Influence. The
formula for Additive application of Land Influences is as follows: (Base Land + ([(1-Influence1) *
Base Land] + [(1-Influence2) * Base Land] + [(1-Influence3) * Base Land] + [(1-Influence4) * Base
Land] + [(1-Influenceb) * Base Land] + [(1-Influence6) * Base Land] + [(1-Influence70 * Base
Land]) * Neighborhood Influence.

In the above formulas, Base Land is the value of the land resulting from the calculation of the land
subrecords. In the case of Rural Land, the Base Land value would include the application of the
Accessibility/Desirability factor.
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Commercial Improvements Schedules Sub-menu

E WinGAP 3.12.0 - Appraisal Year 2010
File Property Maintenance Appeals Reports §tatisticsAdd-gns Window Help

€ = o
Password Administration... el o

Owner Multiple Owner  Real Index

Schedules / Tables 3 Residential Improvements
Depreciation 4 Commercial Improvements
. - Manufactured Housi

File Maintenance 3 anutactured Rousing

Accessories

Database Utility
FTP Utility Accessibility / Desirability...
Re-Appraise 3 Conservation Use Land...

FLPA Schedules

Preferences...
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Land Influences...
Rural Land...
Subdivisions List ...
Tirmber Values
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Homestead...

Tax Districts...

Reasons...

Sales Reasons...
Assessment Reasons...
Override Reasons...

Meighborhoods...

Zip Code Directory...
Discovery Sources...
Permit Types

Business License Types
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WinGAP - Commercial Schedules

Structural Components

Base Scheduls
Extra Features
Lump Sum Extra Features

Area / Perimeter
Building Types
Wall Height
Ranlk

Improvement Labels

Help

The Commercial Schedules sub-menu is accessed by clicking on the Tools >> Schedules /

Tables >> Commercial Improvements menu option, as shown above.
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The Commercial Improvements sub-menu is divided into four sections:

1. Structural Components: schedule items where square foot costs can be adjusted for
building components such as exterior walls and ceilings;

2. Base and Extra Feature: schedule items that assist with calculating the area and size of
the Commercial Improvement and Extra Features associated with the Commercial
Improvement;

3. Supplemental Schedule: schedule items such as Area / Perimeter and Wall Height.

4. Improvement Labels: schedule items that hold pricing adjustments for user defined
sketch/story height labels

Each of the schedule sections and associated options will be discussed in the order they appear
on the Commercial Improvements Menu. However, it should be noted that the following order
must be observed when establishing new schedule entries.

Building Types (add or confirm that the correct type exists in schedule)
Structural Components (add or confirm existence)

Area/Perimeter (add or confirm existence)

Wall Height (add or confirm existence)

Base Schedule (add)

Lump Sum Table (if schedule item is to be priced accordingly)
Income Models (if needed)

NooarowD

If an extra feature is being added, the appraiser should follow the order below:

1. Extra Features (add)
2. Lump Sum Extra Features (use if extra feature added in Step 1 is a lump sum)
3. Rank (confirm existence)

Structural Components Schedule ltems

Structural Components

The first item on the Commercial Improvements Menu, Structural Elements, takes the user to the
Commercial Structural Components Form, shown on the following page. This Form is used to
adjust Commercial Improvement square foot costs for building components such as floor covering
or heating and air conditioning. For example, the County may want to add $2.00/square foot for
carpet or $4.00/square foot for central heating and air conditioning. The cost may vary between
different types of buildings. Consequently, each group of similar buildings must have a unique
Building Type code for that category of buildings.

Before the Commercial Structural Components schedule or the Commercial Base Schedule is
built, it is important that a county define the commercial Building Types and set them up using the
Building Types schedule found on the Commercial Improvements Menu. Once the Building Types
are defined and set up, the County can then set up the Commercial Base Schedule and group
commercial buildings within these broad Building Types to price them correctly, and then set up
the Commercial Structural Components Schedule to price the structural elements of the
Commercial Improvement. The discussion that follows on building the Commercial Structural
Components schedule assumes that the Building Types have already been set up in WinGAP.
Building Types will be discussed in more detalil, later.
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" WinGAP - Commercial Structural Components (=2

Bldg Type Structural Element  Description Bldg Type

Apts, Clubs, Hotels CLGFIN Celotex ~ [NJ’[S.Uubs.Hotels vl
Zpts, Clubs, Hotels CLEFIN Fiberglass Panels

Apts, Clubs, Hotels CLEFIN Metzl Tile Structural Element

Apts, Cluks, Hotels CLEFIN No Ceiling

Zpts, Clubs, Hotels CLGFIN Panel [Ceﬂing Finish -

Zpts, Clubs, Hotels CLEFIN Pine -

Apts, Clubs, Hotels CLEFIN Tlaster Description

Apts, Cluks, Hotels CLEFIN Plywood Celatex

Zpts, Clubs, Hotels CLEFIN Sheetrock

Zpts, Clubs, Hotels EXWALL Zluminum Siding $/5q Ft Adj

Apts, Clubks, Hotels EXWALL Asbestos Shingles/Siding -

Apts, Cluks, Hotels EXWALL Brick QIJEIM‘)"I = Low Cost 0.00
2pts, Clubs, Hotels EXWALL Brick On Concrete EBlock Quality 2 = Fair 0.00
Zpts, Clubs, Hotels EXWALL Brick Veneer Quality 3 = Average 000
Apts, Clubks, Hotels EXWALL Concrete Block .
Zpts, Clubs, Hotels ETHWALL Enzmel Steel Quality 4 = Good 0.00
Zpts, Clubs, Hotels EXWALL Galwanized Metal Quality 5 = Excellent 0.00
Zpts, Clubs, Hotels EXWALL Glass Block - :
() [ Cancel | [ MNew | [ Delte | [ Aoy | [ oKk |

WinGAP is delivered to the County with a basic Commercial Structural Components schedule.
Additions, deletions and changes can be made on the Commercial Structural Components Form
to better localize this schedule for the County. The Structural Components list box is on the left of
the Form. ltems in the list box are arranged in Building Type order, then alphabetically by
Structural Element, and then alphabetically by the Description of the Structural Element. Clicking
on an item in the list box will display the valuation data for that item in the fields on the right of the
list box. An explanation of each of the data entry fields follows.

¢ Bldg Type: The Building Type that these Structural Components are assigned to. A Building
Type is a homogeneous group of commercial buildings with similar characteristics. For
example, all convenience stores could be assigned a Building Type of 13 which encompasses
all retail structures. The Building Type ties the Structural Components back to the Commercial
Base schedule. The county-defined Building Type codes can be any 2-digit number, and are
set up in the Building Types Schedule.

e Structural Element: The Description of the type of Structural Component, such as "Ceiling
Finish", “Heat / AC” or "Floor Construction”. Structural Elements are preset and cannot be
changed by the appraiser. Following is a list of the twelve Structural Elements:

Ceiling
Exterior Wall
Floor Construction
Floor Finish
Foundation
Heat/ AC
Interior Wall
Lighting
Roof Cover
Roof Frame
Wall Frame
Wiring

¢ Description: The specific type of structural element, for example, Baseboard for the Heat/AC
structural element.
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¢ $/8Sq Ft Adj: There are five fields available to enter dollars per square foot adjustments for the
respective Quality Classes for each Structural Component. The Quality Classes fields are
synonymous with the following descriptions:

Quality 1 = Low Cost
Quality 2 = Fair
Quality 3 = Average
Quality 4 = Good
Quality 5 = Excellent

The fields default to zero dollars for each Quality Class and are used to adjust the Commercial
Improvement square foot costs for each Structural Component item. Values in these fields can
be negative and take value away as well as positive to add value to the item. The $ / Sq Ft Adj
for each item should not be changed in a County without performing significant market studies
to determine whether this value should be increased or decreased. It is not required that all
Quality Classes contain a $ Sq Ft Adj. The appraiser has complete control as to what values
are inserted.

A new Structural Components item can be added to the schedule by clicking the New Button at
the bottom of the Form. The Building Type field will default to the first Building Type, 11, and the
Structural Element field will default to the first type, Ceiling Finish. The combo box for each field
can be clicked to select the appropriate Building Type and Structural Element, then the
Description for the new item is keyed into the Description field, and values can be keyed into the
$ / Sq Ft Adj fields to adjust the Commercial Improvement square foot costs for each Quality
Class. The Apply or OK Buttons can be clicked to save the item to the schedule.

A Structural Components item can be deleted from the schedule by first clicking on the desired
item in the list box, and then clicking the Delete Button at the bottom of the Form. The user
should be certain that this Structural Components item is not used by any Commercial
Improvement prior to clicking the Delete Button.

The Printer Button at the bottom left of the Form will send an image of the Form to the default

Windows printer. The complete Structural Components schedule can be printed by going to
Reports >> Real >> Print Schedules, or by using either the Report Designer or FoxPro.

14



Base and Extra Features Schedule items
Base Schedule

NOTE: Before the Commercial Base Schedule is built it is important that a county define
the Commercial Building Types and set them up using the Building Types schedule found
on the Commercial Improvements Menu.

Pricing data for various commercial buildings distinguished by Building Type are added and
updated through this Item on the Commercial Improvements Menu. The discussion that follows
on building the Commercial Base Schedule assumes that the Building Types have already been
set up in WinGAP. A sample Commercial Base Schedule is shown below.

WinGAP - Commercial Base Schedule @
Fizxed Text

-
Academic Collge Libraries-C1E8 8524 1 80.86

Academic Collge Libraries-D1E8 8525 1 T78.03

Academic Collge Libraries-518 385326 1 T74.88
Bdministration Offce Bldg-&B18 8592 1 91.35
Bdministration Offce Bldg-Cl1E8 8583 1 T2.23
bdministration Offce Bldg-D18 8594 1 69.31
Bdministration Offce Bldg-DP1E8 8774 1 64 .60 AN
Timlrns s it w mam AE s DU Al 00 oChOcC a Lol = el

Used as Code | 55272 Description  Academic Collge Libraries-AB18

Pricing Code | g ~| EBldg Type Schools and Classro -

Base Cost 104.78 MNAICS 12,19

Construction Types

Cost Mutt  Life Bxp

Heawy Structural Steel 1.01 o5
Reinforced Concrete 1.01 55
Masonry Load Bearing 1.01 55
Wood / Steel Combustible 1.1 55
Prefab Structural Steel 1.01 55
[ Hep | | Camcel | | MNew | | Delete | [ Apply | | OK J

WinGAP is delivered to the County with a basic Commercial Base Schedule already set up. The
items in the list box at the top of the Commercial Base Schedule Form are displayed in
Description order. Clicking on an item in the list box will display the valuation data for that item in
the fields beneath the list box. An explanation of each of the data entry fields follows.

¢ Used as Code: A unique identifying code for each commercial building. The Used as Code,
which is county assigned, is designed to separate commercial buildings based on their current
use. The code can be any combination of four letters or numbers. The Edit button to the right of
the field must be clicked to gain access to this field. The button is placed there to prevent
inadvertent changes to the Used as Code.

¢ Description: A Description of the Used as Code, normally the building name such as "Office".
Thought should be given to the manner in which the description is entered. When performing
data entry at the parcel level, the user will be able to locate a particular commercial schedule

15



entry through an incremental search of the description. Consequently, it might be of some
benefit to group items by description. For example, if there will be various types of offices
added to the commercial base schedule, instead of keying the descriptions as Medical Office,
General Office, etc, key them as Office — Medical, Office — General, etc. This could make it
easier to locate the various “used as" types of commercial improvements.

¢ Pricing Code: There is only one available Pricing Code, Square Foot.. All commercial buildings
are priced by the square foot.

¢ Bldg Type: The Building Type that this particular commercial building is assigned to. The
selection can be made from the available choices in this combo box. A Building Type is a
homogeneous group of commercial buildings with similar characteristics. For example, all
offices would have a Building Type of Off, Pub Bldg, or Sch. The Building Type ties the building
back to the Commercial Structural Components schedule. Building Type codes are county-
defined, can be any 2-digit number, and are set up in the Building Types Schedule.

e Base Cost: The Base Cost is the base dollars per square foot value for this particular type of
commercial building. What is included in the Base Cost depends upon the appraisal method
used by the appraiser (Calculator vs Segregated Cost). For example, the shell of an Office is to
be priced at $54.00 a square foot and the Commercial Base Cost (found in Tools >>
Preferences) is $1.00. The Base Cost for the shell Convenience Store would be $54.00 /
$1.00, or 54.00. Thus, 54.00 would be keyed in the Base Cost field on the Commercial Base
Schedule Form.

NAICS: A code conforming to the North American Industrial Coding System which identifies the
general use of the structure may be entered in this field. An entry is not required in this field.

Cost Mult: Construction Cost Modifiers are used to adjust cost for construction type. The
suggested construction types used for commercial buildings are shown below. The
Construction Cost Modifiers under each Construction Type 1-5 are County-defined. The cost
modifiers represent the cost variance between the different construction types. The method of
determining the modifiers will be discussed later.

Life Exp: The Life Expectancy in years for the different Construction Types (see Construction
Types, below) of Commercial Improvements. Life Expectancy values range from 5 to 75 and
must be in increments of 5. The values of the Life Expectancy codes 1 —5 should correspond
with the Construction Cost Modifier with the same code (1-5).

Construction Types

WinGAP Code Description
1 Heavy Structural Steel
2 Reinforced Concrete
3 Masonry Load Bearing Walls
4 Wood/Steel Combustible
5 Prefab Structural Steel

A new item can be added to the Commercial Base Schedule by clicking the New Button at the
bottom of the Form. The Used as Code is County-defined and is entered first, (the Edit button
must be clicked to gain access to the field) and the Description for the new item is keyed into the
Description field. The combo box for the Pricing Code and Building Type fields can be clicked to
select the appropriate Pricing Code and Building Type, and values can be keyed into the Base
Cost and Table Ref fields depending upon the pricing method. Values are then keyed in the Life
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Expectancy and Construction Cost Modifier fields. The Apply or OK Buttons can be clicked to
save the item to the schedule.

An item can be deleted from the schedule by first selecting the item in the list box and then
clicking the Delete Button at the bottom of the Form. The user should be certain that this Base
Schedule item is not used by any Commercial Improvements prior to clicking the Delete Button.

The complete Base Schedule can be printed by going to Reports >> Real >> Print Schedules,
or by using either the Report Designer or FoxPro.

Extra Features

Extra Features are items that are attached to or part of a Commercial Improvement but are not
considered in the Base Cost. For example, a canopy, sprinkler system, overhead door, or loading
dock would all be considered to be Extra Features. WinGAP is delivered to the County with a
basic Extra Features schedule already set up. The items in the list box at the top of the
Commercial Extra Features Schedule Form, below, are displayed in alphabetical order by
Description. Clicking on an item in the list box will display the calculation data for that item in the
fields beneath the list box. An explanation of each of the data entry fields follows.

WinGAP - Commercial Extra Features @
Deacription Conp # Method Table Coat
Zaphalt Plantsléd K252 2 50 0.00 -
ATM Driwve Up/Walk Upi:Z X336 Z CH 0.00 |
ATH Lobby/Retails K335 2 cE 0.00 e
Attic/Finished-Cl12 g088 1 40._5&
Attic/Finished-D12 8050 1 37.59&
Attic/Finished-DM12 g08%9 1 40.52
Attic/Finished-512 Blz24 1 38.34
Attic/Unfinished Walk Rrd-C1Z 2084 1 15.97
Attic/Unfinished Walk Ard-D1Z =ul={= 1 15.73
Attic/Unfinished Walk Ard-DM1Z 8085 1 18.79
Attic/Unfinished Walk Ard-51:z Bas7 1 15.88
BalconiessArts—-2RB18 H1lsz 1 38.¢6¢ S
Pricing Information
Comp # X292 Description  Asphatt Plarts14
Pricing Method [Lump Sum v] Table Code| 50 Base Cost .00 E

Beb | [ Cwosl [ Mew [ Dese [ ooy J[ 0K |

e Comp #: The Component number is a unique four character identifying code for each type of
Extra Feature. The code can be any combination of four letters or numbers. An Edit button is
located to the right of the Comp # field. The button is placed there to prevent inadvertent
changes to the component number. If a component number is to be modified, the user must
first click the Edit button.

¢ Description: A Description of the Extra Feature, normally the name such as "Canopy".
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¢ Pricing Method: There are three available Pricing Methods, Square Foot, Lump Sum, and
Non-Value ltem.

0 Extra Features that are priced by the Square Foot method will always have a Base Cost
value in the Base Cost field.

0 Extra Features that are priced by the Lump Sum method will always have a Table Code
reference in the Table Code field to link this item to a record in the Lump Sum Extra Features
Table to properly price the item by the Lump Sum method. No Base Cost is required.

0 Extra Features that are descriptive in nature would use the Non-Value Item method.

e Table Code: The Table Code field will contain a Table Number when the Lump Sum Method is
used as the Pricing Method. When the Lump Sum Method is used, the Table Code must exist
in the Extra Features schedule before the Lump Sum item is added to the Lump Sum Extra
Features schedule. When the Lump Sum Pricing Method is selected, the Table Code text will
transform to a Table Code button. Clicking the button will provide the user access to the Lump
Sum Pricing tables.

e Base Cost: The Base Cost is the base dollars per square foot value for this particular type of
Extra Feature and is used with the Square Foot Pricing Method. For example, a Canopy is to
be priced at $5.00 a square foot and the Commercial Base Cost (found in Tools >>
Preferences) is $1.00. The Base Cost for the Canopy would be $5.00 / $1.00, or 5.00. Thus,
5.00 would be keyed in the Base Cost field on the Commercial Extra Features Schedule Form.
The Base Cost can also be a negative number to subtract value from the Commercial
Improvement based upon the criteria of the base building.

A new item can be added to the Extra Features Schedule by clicking the New Button at the
bottom of the Form. Data entry would proceed as follows:

o The Component # code is County-defined and is entered first

0 The Description for the new item is keyed into the Description field.

O The combo box for the Pricing Code can be clicked to select the appropriate Pricing
Code

O Values can be keyed into the Table Code, and Base Cost fields, depending upon the
pricing method.

o The Apply or OK Buttons can be clicked to save the item to the schedule.

An Extra Feature item is edited by

o clicking on the item in the list box,
0 changing the information in the desired field(s),
o clicking the Apply or OK Button.

An item can be deleted from the schedule by first selecting the item in the list box and then
clicking the Delete Button at the bottom of the Form. The user should be certain that this Extra
Features Schedule item is not used by any Commercial Improvements prior to clicking the Delete
Button.

The complete Extra Features Schedule can be printed by going to Reports >> Real >> Print
Schedules, or by using either the Report Designer or FoxPro.

Lump Sum Extra Features

The Lump Sum Extra Features schedule is used to value Commercial Extra Features, such as
Bathrooms or Sprinklers, that are priced by the Lump Sum or item method. A Lump Sum item in
the Extra Features schedule will have a Table Code that will locate an entry in the Lump Sum
Extra Features schedule and price the item accordingly. Also, any item in the Commercial Base
Schedule that uses the Lump Sum method will have a Table Code that will look up an entry in the
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Lump Sum Extra Features schedule and price the item. It is critical that an entry be made in
this table if an Extra Feature is assigned the Lump Sum pricing method.

NOTE: The Commercial Extra Features schedule, above, should be built prior to building the
Lump Sum Extra Features schedule, shown below.

Below are two examples of Lump Sum Extra Feature tables. The first example which is present
in the classroom data only deals with plumbing. The other example is much more extensive. The
construction of this table is at the appraiser’s discretion.

WinGAP - Commercial Lump Sum Extra Features L

Drezcription TableRef Diirn1 D Foints n

1 | 1 | 3
Table Reference  gg Unit Dollars AD0.000000
Dimension 1 1
Dimension 2 i}

[ Help || Camcel || MNew ||  Delete || Appy [ ©OK |
WinGAP - Commercial Lump Sum Extra Features @
Drezcription TableRef Dirrl Dimz Fointz -
ATM Drive Up/walk Up52 cH | o 0 408.750000) (I

ATM Lobby/Retaila [IE 1 1] 212500000
Agphalt Plantz14 a0 1 1] BB, 250000

B athroom/Additional Fisturez12 CE 1 1] 5.000000
Breweriesz14 53 0 0 0.720000

Cement Plants14 a1 0 0 1.900000

Dive Upfwialk, Up 'windows52 CC 0 0 92500000
Elewators+Freight 2/35tam13 16 0 0 332.500000
Elewators+Freight 2/35tom14 25 0 0 330.000000
Elevators+Freight 48 Stonl3 17 ] 1] 595.000000
Elevators+Freight 48 Storl4 26 ] 1] 590.000000
Elervatarz+Freight Powr Doorl 3 19 1] 1] 100, 750000 w7
1| [} | 3

Table Reference oy Lnit Dollars A0275.000000

Dimension 1 i}

Dimension 2 0

T | O | T | T T
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The Lump Sum Extra Features Schedule form displays the existing schedule items in the list box
on the top of the form. The column headings refer to the DESCRIPTION of the Lump Sum Extra
Features item (from the Commercial Extra Features schedule), the TABLEREF code number, the
DIM1 and DIM2 pointers, and the POINTS assigned to this type of Extra Feature. The schedule is
indexed in Description order. The calculation data for each item in the list box can be displayed in
the fields on bottom of the form by clicking on an item. An explanation of each of the fields on the
schedule form follows.

¢ Table Reference: The Table Reference code is a unique County-defined number. Letters or
numbers can be used, such as 1-99, AA-ZZ, or 1A, 2C. If a numeric Table Reference is less
than ten (10), it should be entered as 01(a zero followed by a 1), 02, 03, etc. The Table
Reference should not contain any spaces. When adding an item to the Lump Sum Extra
Features schedule, this Table Reference must already exist in the Commercial Extra Features
Schedule. WinGAP will assign the Description of the item in the Extra Features schedule with
this Table Reference to the Description of the Lump Sum Extra Features item. This is why there
is no Description data entry field on the Lump Sum Extra Features form. If the Table Reference
of the Lump Sum Extra Feature does not exist in the Extra Features schedule, the Description
of the Lump Sum Extra Feature will say "Not currently assigned".

¢ Dimension 1: Dimension 1 is used as a pointer in the table for locating the proper value. It can
represent various characteristics of an Extra Feature such as grade code, code for type, area in
the case of sprinklers, etc. On the screen image below, there are four entries with a TableRef
of 78. The 78 entries represent different valuation categories for Vaults. Dim1, in this case,
represents the fire rating in hours. Dim2 is not used and contains a value of 0. The appraiser
is responsible for maintaining the definitions of these characteristics. The value must be
numeric, and 0 is acceptable. During data entry of an improvement and associated extra
features, it is not required that the user enter an exact match of the Dim1 and Dim 2 values.
WinGAP will search the table and if no exact match is found, the lower end of the range will be
taken. For example, if a vault door (table reference 78) with Dim 1 of 3 is added to an
improvement, the value will be calculated based on the value of the Dim1 coded 2 in the table.

WinGAP - Commercial Lump Surn Extra Features [mE3m]
Dreszcription T ableR ef Drirn1 D2 Puointz -
Sewage Plant/Med] BE-A00KGFD14 B3 n ] 0.040000
Sewage Plant/SmFG2KA2KGPDT14 B2 n ] 0.040000
Sewage Plant/SmSHTE-BKGPD14 1 n ] 0.130000
W aultz/Cableb2 CE n ] 3.450000
Y aultz/Cableb2 CE 1] 0 5.000000
Yaultz/Doors Rec Stg Fire Reb2 a 1 0 27.500000

Yaultz/Doors Fec Stg Fire Reb2

Yaultz/Doors Rec Stg Fire Reh2 8 4 0 33750000
Yaultz/Doors Rec Stg Fire Reb2 8 [ 0 471250000
Yaultz/Doorz Sec Attack Resh2 i 2 3 B7.500000
Yaultz/Doorz Sec Attack Resh2 i 3 B 181.250000

Waultz/Doors Sec Attack Resh2 i 7 3 227 500000 &

] 1 b
Table Reference  7p Unit Dallars 2000.000000
Dimension 1
Dimension 2 0
[ Heb ) Geosl [ BNew [ Deee [ femy [0k

¢ Dimension 2: The Dimension 2 value is used to further define the Extra Feature valuation and
is used in conjunction with Dimension 1 to locate the proper value. The value must be numeric
and 0 is acceptable.
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¢ Unit Dollars: The actual dollar cost of the Lump Sum item. WinGAP will make the necessary
adjustments based on the Commercial Improvement Point cost and save the Points
accordingly.

A new item can be added to the Lump Sum Extra Features Schedule by

Clicking the New Button at the bottom of the Form.

The Table Reference # code is County-defined and is entered first

The values for the Dimension 1, Dimension 2, and Unit Dollars fields are keyed.
The Apply or OK Buttons can be clicked to save the item to the schedule.

000D

An item can be deleted from the schedule by first selecting the item in the list box and then
clicking the Delete Button at the bottom of the Form. The user should be certain that this Lump
Sum Extra Features Schedule item is not used by any Extra Features or Commercial
Improvements prior to clicking the Delete Button.

The complete Lump Sum Extra Features Schedule can be printed by going to Reports >> Real
>> Print Schedules, or by using either the Report Designer or FoxPro.

Supplemental Schedule Iltems

Area / Perimeter

The Area / Perimeter Table contains cost factors, or multipliers, that adjust the cost of a
Commercial Improvement for shape. These multipliers are distinguished by Building Type and are
added and updated through the Area / Perimeter option on the Commercial Improvements sub-
menu.

A basic Area / Perimeter Table is supplied with WinGAP. The Area / Perimeter Table Form,
below, displays the existing schedule items in the list box on the left side of the form. The column
headings refer to the Building Type, Area / Perimeter Ratio and the Multiplier (see below). The
schedule is indexed in Building Type and Area / Perimeter Ratio order. The Building Type for the
various Area / Perimeter Ratios and Multipliers can be selected by clicking on the Building Type
combo box.

Note: Every Building Type must have an entry in the Area / Perimeter table. Building
Types must be established before Area / Perimeter entries can be made.

The valuation data for each item in the list box can be displayed in the fields on the right side of
the form by clicking on an item. An explanation of each of the fields on the Table form follows.

WinGAP - Commercial Area Perimeter Table ==

Building Type I-l"ﬂtS. Clubs, Hotels —
BLDG_TvPE A/P Ratio bulbipher =

011 £.00000 1.25
011 7.00000 1.19 A/F Ratio
011 £.00000 1.14 Multiplier 133
011 5.00000 1.1
011 1000000 1.08
011 12.00000 104 -
Help | Cancel || New || | Delete | Apply || OK |
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¢ Building Type: The Building Type for this Area / Perimeter schedule item. Building Types must
be set up before Area / Perimeter items can be added to the schedule. The user selects the
correct Building Type from the combo box, and tabs to the A/P Ratio field.

e A /P Ratio: The Area/ Perimeter Ratio is the ratio of the area of the Commercial Improvement
to the perimeter of the Commercial Improvement. For example, a Commercial Improvement
has 10,000 square feet and a Perimeter of 400. The Area is divided by the Perimeter, in this
example 10000 / 400, giving an Area / Perimeter Ratio (also called the Argument) of 25. Thus,
25 would be keyed in the Area / Perimeter field on the Area / Perimeter Table Form. The
appraiser can make as many entries as necessary for the various area / perimeter ratios.
However, it is not necessary that the entries be made in increments of 1. If an increment other
than 1 is used and a calculated area / perimeter ratio for a commercial improvement falls
between entries in the table, WinGAP will use the multiplier associated with the higher A/P
ratio. For example, if the table contains entries for A/P ratios of 20 and 25 and the ratio for the
commercial improvement is 23, WinGAP will use the multiplier associated with 25. Only the
integer portion of the A/P ratio is used in the lookup. If the A/P ratio is 20.88, WinGAP would
use 20 as the lookup ratio.

e Multiplier: Once the Area / Perimeter Ratio is determined, the Multiplier for that Area /
Perimeter, which is a factor that adjusts for the shape of the Commercial Improvement, is keyed
into the Multiplier field.

A new item can be added to the Area / Perimeter Table by

o Clicking the New Button at the bottom of the Form.

O The Building Type should be selected first

O The Area/ Perimeter Ratio and Multiplier values can be keyed into their respective fields.
o The Apply or OK Buttons can be clicked to save the item to the schedule.

An item can be deleted from the schedule by first selecting the item in the list box and then
clicking the Delete Button at the bottom of the Form. The user should be certain that this Area /
Perimeter Table item is not used by any Commercial Improvements prior to clicking the Delete
Button.

The complete Area / Perimeter Table can be printed by going to Reports >> Real >> Print
Schedules, or by using either the Report Designer or FoxPro.

Building Types

Building Types categorize Commercial Improvements based on similarities in Construction Type
and other components, such as Area / Perimeter and Wall Height. As mentioned under
Commercial Structural Components, above, a Building Type is a homogeneous group of
commercial buildings that will have the same pricing/adjustments for these additional items. The
commercial buildings in these types do not have to be of the same use as long as the costs for
the Commercial Structural Elements, such as heating and air conditioning, are similar. The cost
for the Commercial Structural Elements may vary between different types of buildings.
Consequently, each group of similar buildings must have a unique code for that type of building.

At the top of the next page is a suggested Building Type categorization. Once the Building Types
are defined the county can set up the Commercial Base Schedule, the Commercial Structural
Components Schedule, and other Commercial Improvement Schedules to price Commercial
Improvements correctly.
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Description

Apartments, Clubhouses, Hotels

General Stores, General Retail, Convenience Stores
Garages, Warehouses, Airplane Hangers, Industrial Buildings
Office Buildings, Public Buildings, Schools

Churches, Theaters, Auditoriums

Sheds and Farm Buildings

Schools and Classrooms

Special Supplemental Cost

Miscellaneous

WInGARP is delivered to the County with a single Building Type that will display in the list box on
the left side of the Building Type Form, as seen in the first image below. Also shown below is
another example of a Building Type schedule. The construction of this table, as well as all other
commercial tables, is at the discretion of the appraiser.

B T e nnatan : COM D

GEMNERAL COMMERCIALAMNDILISTRIA
GEMERAL COMMERCIALAMDIUSTRIAL 001

Descrip:  GENERAL COMMERCIAL/INDUSTF

Values

Lump Sum §

& / Sguare Feet
Cost Multiplier

WinGAP - Background Information: COMIMP  BLDG TYPE
Apts, Clubs, Hotels _
Crweellings, Multiples. Motel Cﬂde'_ _ L
Stores & Commercials Descrip:  Apts. Clubs. Hotels
Garages, Ind, Lofts, Whses Values
Cffices, Medical & Fublic Bldg )
Churches, Theaters, Auditorim Lump Sum £ 0 E
Sheds and Farm Buildings 5§/ Square Fest 0.00
=chools and Classrooms Cost Muttiplier 0.00 E
special Supplemental Cost '
biscellaneous
(@)

Help Cancel ||  New Delete [ Apply || oK
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Additions or changes can be made to better localize this schedule for the County. A maximum of
999 Building Types can be added to the schedule, and there must be at least ONE Building Type
in the schedule. A new item can be added to the Building Types Schedule by

o Clicking the New Button at the bottom of the Form

o Completing the Description field (the Code field above is automatically filled in by
WinGAP).

o The Apply or OK Buttons can be clicked to save the new item to the schedule. (The
Values fields are not used with the Building Type schedule).

At the present time, it is not possible to delete an item from the Building Type Schedule. The
complete Building Type Schedule can be printed by going to Reports >> Real >> Print
Schedules, or by using either the Report Designer or FoxPro.

Wall Height

The Wall Height Table contains cost factors, or multipliers, that allow for adjustments based on
the height of the walls of a Commercial Improvement. These multipliers are distinguished by
Building Type and are added and updated through the Wall Height option on the Commercial
Improvements sub-menu. Note: Every Building Type must have an entry in the Wall Height
table. Building Types must be established before Wall Height entries can be made.

WinGAP - Commercial Wall Height Table [ E2
Building Type |P~Dt5 Clubs, Hotels = |

BLDG_TYPE Wwall Ht  Mulliplier =«

011 £.00000 0.95

011 3.00000 0.97 Wall Height 7 npooo

011 10.00000 1.00 Muttiplier 0.52

011 11.00000 1.03

011 12.00000 1.08

011 13.00000 108 -

Help | Cancel || New ||  Delete | Apply || OK |

A basic Wall Height Table similar to the example above is supplied with WinGAP. The Wall
Height Table Form displays the existing schedule items in the list box on the left side of the form.
The column headings refer to the Building Type, Wall Height and the Multiplier (see below). The
schedule is indexed in Building Type and Wall Height order. The Building Type for the various
Wall Heights and Multipliers can be selected by clicking on the Building Type combo box. The
valuation data for each item in the list box can be displayed in the fields on the right side of the
form by clicking on an item. An explanation of each of the fields on the schedule form follows.

¢ Building Type: The Building Type for this Wall Height schedule item. Building Types must be
set up before Wall Height items can be added to the schedule. The user selects the correct
Building Type from the combo box, and tabs to the Wall Height field.

e Wall Height: The Wall Height is just that, the Wall Height, in feet, of the Commercial
Improvement. If the Improvement has more than one story, the Wall Heights for the stories are
averaged. For example, a 5 story building that is 60 feet tall would have a Wall Height of 12
feet. The appraiser can make as many entries as necessary for the various wall heights.
However, it is not necessary that the entries be made in increments of 1. If an increment other
than 1 is used and a wall height for a commercial improvement falls between entries in the
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table, WinGAP will use the multiplier associated with the lower wall height. For example, if the
table contains entries for wall heights of 20 and 25 and the commercial improvement has a wall
height of 23, WinGAP will use the multiplier associated with 20.

e Multiplier: The Multiplier is a factor that adjusts the commercial improvement value for the Wall
Height of the Commercial Improvement.

A new item can be added to the Wall Height Table by

o Clicking the New Button at the bottom of the Form.

O The Building Type should be selected

o The Wall Height and Multiplier values can be keyed into their respective fields.
o The Apply or OK Buttons can be clicked to save the item to the schedule.

An item can be deleted from the schedule by first selecting the item in the list box and then
clicking the Delete Button at the bottom of the Form. The user should be certain that this Wall
Height Table item is not used by any Commercial Improvements prior to clicking the Delete
Button.

The complete Wall Height Table can be printed by going to Reports >> Real >> Print
Schedules, or by using either the Report Designer or FoxPro.

Commercial Rank

The Commercial Rank Table contains cost factors, or multipliers, that allow for adjustments to
extra feature values based on the quality class of any commercial extra feature relative to the
improvements grade. These multipliers are added and updated through the Rank option on the
Commercial Improvements sub-menu.

WinGAP - Commercial Rank Table [mE3m]
Rank - Description Multiplier P

Z - Good - 1.25 BExcellent

3 - RAwverage - 1.00 o

4 - Fair - 0.75 Rank Multiplier

5 - Foor - 0.50 .| 150

| Help || Cancel || MNew || Delete || Apply || OK |

A basic Rank Table similar to the example above is supplied with WinGAP. The Rank Table Form
displays the existing schedule items in the list box on the left side of the form. The column
headings refer to the Rank, the Rank Code, associated Description, and the Multiplier (see
below). The schedule is indexed in Rank order. WinGAP is supplied to the County with a listing of
five (5) Ranks and Multipliers, ranging from Excellent with a Multiplier of 1.5 to Poor with a
Multiplier of 0.5. An explanation of each of the fields on the schedule form follows.

¢ Description: The Description, of the Rank, such as Excellent or Low Cost.

¢ Rank: The code of the Rank. This field is a single position, and numbers (1 through 9) or
letters (A through Z) or can be used, which provides the capability of adding 35 different ranks.

e Multiplier: The Multiplier is a factor that adjusts for the quality class of the Extra Feature.

25



The valuation data for each item in the list box can be displayed in the fields on the right side of
the form by clicking on an item. A Rank item can be edited by clicking on the item in the list box
and changing the data in the desired field. A new Rank item can be added to the Rank Table by

o Clicking the New Button at the bottom of the Form.

O The Description, Rank Number, and Multiplier values can be keyed into their respective
fields.

o The Apply or OK Button can be clicked to save the item to the schedule.

An item can be deleted from the schedule by first selecting the item in the list box and then
clicking the Delete Button at the bottom of the Form. The user should be certain that this Rank
Table item is not used by any Commercial Improvements prior to clicking the Delete Button.

The complete Rank Table can be printed by going to Reports >> Real >> Print Schedules, or by
using either the Report Designer or FoxPro.

Improvement Labels

Improvement Labels (Primary / Upper / Interior / Additions / Appendages)

The Improvement Labels schedule holds adjustments for user defined story height labels. In
addition to story height adjustments, the appraiser can also key factors that are used in the
process of calculating total heated area. The Improvement Labels Form is shown below.

WinGAP - Improvement Labels =

LABEL DESCRIP SOFT COSTFACT AREAFACT LABELTYPE BLDGTYPE WALMETHOD = -

[ o.00000 t.6000] 15000 I
1 Story 0.000000 1.0000 1.0000 Primary Commercial 0
2.5 Stary 0.000000 2.5000 1.0000 Prirary Carnrnercial 1]
2 Shory 0.000000 2.0000 2.0000 Primary Commercial 0
3 Stary 0.000000 3.0000 3.0000 Prirary Carnrnercial o _
e — B T— E— I - " nr
Label
Description 1.5 Story
Label Type [ Primary - ]
Cost / SQFT 0.0000 | [
Cost Factor 1.6000
Area Factor 1.5000
Help [ Cancel || MNew || Delste || Appy [ OK |

e Label: The label is a 4 position user defined field. Almost any combination of letters and
numbers can be used to create labels. The only exceptions are commas and semicolons;
neither of which should be used in defining a label.

¢ Description: The description is also a user defined field that better describes the associated
label. The description should be clear and precise enabling the user to clearly identify which
label is appropriate to assign to a polygon when sketching takes place.

e Label Type: The label type is a drop down list of the 4 options that are available for selection.
The available label types are:

Addition — identified as a double black line when sketched
Appendage — identified as a solid blue line when sketched
Interior — identified as a broken green line when sketched
Primary — identified as a solid red line when sketched
Upper — identified as a broken purple line
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Interior, Primary, and Upper are the three label types that are assigned story height (cost)
factors which are used in the adjustment of the base dollars. Interior and Upper label types
are often referred to as “upper level” labels since they are normally used to define sketches
that represent an upper level footprint. Primary labels are generally assigned to lower level
footprints. Primary, Interior, and Upper labels contribute to the accumulation of heated area.
Addition and Appendage label types function only in a descriptive manner with regard to
Commercial Improvements.

e Cost/ SQFT: contains the cost for Addition and Appendage label types. For commercial
improvements, additions and appendages are currently not priced from their sketches but
from the Extra Feature schedules. However, due to validation routines a value of 1.00 must
be keyed in this field.

e Cost Factor: The story height adjustment for Interior and Primary label types. Other label
types should be assigned a cost factor of 1.00. The cost factor should depict the difference
in value that is attributable to the label and associated construction.

¢ Area Factor: The adjustment that is made to the square footage of a polygon or sketched
area. The resulting adjusted square footage is then added to the total area. Addition and
Appendage label types should be assigned an area factor of 1.00.

A story height level of 1.0 story would more than likely be assigned an area factor of 1.00.
A 1.5 story label would perhaps have an area factor of 1.50. An interior label of 2™
designed to accommodate a second floor upper level would also carry an area factor of
1.00. A 2st Primary label that was used to define a two story polygon would be assigned
an area factor of 2.00 to account for the upper level since the label would be attached to
the ground floor footprint.

A NEW Improvement Label can be added to the Commercial Improvement Labels schedule by:

[ clicking the New button

[1 clicking the Com radio button in the Building Type_section

[ clicking in the Label field (make sure the cursor is at the far left of the field) and keying
the new Improvement Label

[1 using the Tab key to go to the rest of the data entry fields where the new information can
be keyed

[ the Apply or OK Button should be clicked to save the data

Labels can be edited by:

Clicking the Com radio button in the Building Type section
Selecting the label in the list box

Modifying the fields where data should be changed
Clicking Apply to save

000D

An Improvement Label cannot be deleted from the schedule by the user. If the County wishes to
delete a Commercial Improvement Label, it can be handled by any WinGAP Agent during an
Online Support Session.

The Commercial Improvement Labels schedule can be printed by going to Reports >> Real >>
Print Schedules, (called Commercial Sketch Labels) or by using either the Report Designer or
FoxPro.
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Income Models
Introduction

The last item on the Tools >> Schedules / Tables Menu, Income Models, presents a schedule
that defines the models used in the pricing of Real Property with the Income Method of Valuation.
The Income Models schedule must be set up prior to using the Income approach to value
property. The Income Models menu item allows the appraiser to establish models that will be
used in the valuation of commercial improvements. The appraiser may create as many models
as necessary choosing from four (4) different model types.

Clicking on the Income Models option on the Tools >> Schedules / Tables Menu will produce
the following message if no Income Models exist:

WinGAP - Define Income Models

R

This income moedel does not have a model type selected - please select
l"x now,

Clicking the OK button will take the user to the empty Define Income Models schedule form, as
seen below.

WinGAP - Define Income Maodels [==3]

MODELKEY MODELTYPE DESCRIF Urit 1 Desc

q | 1 [

Model T
ype Madel Description
g * j ‘;F Unit Description Unit Rent
$ /oo 0 S/5F 0.00
ES:’ Bedroom 0 $/FRoom )
GRM
0 GRM 0.00
p Vacancy % 0
0 Ewpenses® 0
Morthly Rat
[ Morthiy Rte 0 CapRate 0.000
Comments I
[  Hep | | Cancel || Delete || Mew || mpply || OK

The New button should be clicked to begin adding Income Models.
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If Income Models exist, clicking on the Income Models option on the Tools >> Schedules /
Tables Menu will produce the Define Income Models schedule form, as seen below.

WinGAP - Define Income Models 3]
MODELKEY MODELTYPE DESCRIP Unit 1 Deszc -
4 Fair Daksz/Park Dakz/Timberline/0ld Creek 3 Bedroom E
3 3 Stonecrest 3Bed/ 3 Bath Flat
4 3 Whistlebum W/ alk 2BedTH
5 4 “Woodsong JBed /3 Bath
G 4 Creekstone 2Bed/ 2Bath
7 4 Deer Creek, 2Bed
a 3 Campuz Lodge 2Bed/Z2Bath
9 4 MNak Ridne ?Red / ? Rath Flat i
i 1 P
Model Type o
Pl /s Model Description Fair Oiaks/Park Oaks/ Timberdine/Old Creek
* Unit Description LUnit Rent
[7] % / Room
3 Bedroom 795 $/SF 0.00
[]% / Bedroom
GRM 2 Bedroom 650 $/Room 0
Three Bedroom 0 GRM 100.00
Four Bedroom p Vacancy % 0
i o Five Bedroom 0 Expenses %
o Six Bedroom 0 Cap Rate
Comments 18 duplexes at Timberine sold 5142 000 each; 8 at Old Creek sold 135,375 r
each (2004).

15 Duplexes at Fair Oaks sold in 2003 for $134,000 each.

| Hep | | Cancel || Delste || MNew || Appy |[ OK

The column headings refer to

¢ Model Key

e Model Type

¢ Description

¢ Unit 1 Description

Additional headings can be displayed by sliding the horizontal scroll bar to the right. The other
available headings are:

Unit 1 Rent

Unit 2 Description
Unit 2 Rent

Unit 3 Description
Unit 3 Rent

Unit 4 Description
Unit 4 Rent

Unit 5 Description
Unit 5 Rent

Unit 6 Description
Unit 6 Rent
Square Feet
Room
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GRM
Vacancy
Expense
CapRate
Monthly
Comments

The column headings represent data fields in the inc_model.dbf where the information is stored
for each income model. The schedule is indexed in Model Key order.

Setting Up Income Models

The first step in setting up Income Models is to define the Model Type. There are four Income
Models:

¢ $/ SF: If the income of the property is based on a dollars per square foot rate, then this Model
Type option should be checked. Properties that would use this valuation option include
warehouses and other large storage facilities.

¢ $/ Room: If the property's income is related to the number of rooms, then this Model Type
option should be checked. Properties that would use this valuation option include offices and
other similar types of commercial properties.

¢ $/ Bedroom: If the rental income of the property is based on based on the number of
bedrooms, then this Model Type option should be checked. Apartment complexes would
examples of properties receiving income in this manner.

e GRM: If the property is to be valued by a Gross Rent Multiplier, then this Model Type option
should be checked. Any property type may be valued by a GRM.

The Model Type selection will determine which of the remaining items are available for data entry.
The following table defines the relationship between the model types and the income fields.

Model Type No Model Type Income Field
1 $/SF $/SF
2 $ / Room $ / Room
3 $ / Bedroom Unit Description & Unit Rent
4 GRM Unit Description, Unit Rent & GRM

The Model Description field is used with all Model Types. All model types with the exception of
GRM will have the Vacancy %, Expense % and Cap Rate fields available. The Cap Rate field will
not be open for data entry when GRM is selected as a Model Type..

A new Income Model item can be added to the schedule by

Clicking the New Button at the bottom of the Form.

The Model Type should be selected first from one of the four available options
The Description of the Model should be keyed.

Then the values are keyed into the appropriate income fields.

The Apply or OK Buttons can be clicked to save the item to the schedule.

ooododo

An item can be deleted from the schedule by first selecting the item in the list box and then
clicking the Delete Button at the bottom of the Form. The user should be certain that this Income
Models schedule item is not used by any Commercial Improvements prior to clicking the Delete
Button. The complete Income Models schedule can be printed by using either the Report
Designer or FoxPro.

An explanation of each of the fields, for each Income Model Type, on the Define Income Models
Form follows.
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$ / SF Model Type

The fields available for the $ / SF Model Type are as follows:

Model Key (only shown in list box): The model key is a uniqgue number that is assigned by

WinGAP. ltis used to link the schedule model to the commercial improvements that the model
has been assigned t0.0

Model Type: Discussed earlier under Setting Up Income Type Models.

Model Description: The appraiser’s definition or title for the income model being added, such
as Apartments. The description can be as detailed as will fit in the 38 character wide field. From
the Model Description field the Tab key will take the user to the first of six Unit Description and
Unit Rent fields.

$ / SF: The dollars per square foot rental rate for this property type.

$ / Room: Not available for this Model Type.

GRM: Not available for this Model Type.

Vacancy %: The standard percentage of vacancy for the property type. This should be entered
as a whole number, not the decimal equivalent of the percentage. A 10% Vacancy Rate would
be entered as 10, not .10.

Expenses %: The standard allowable expense percentage for the property type. This should
be entered as a whole number, not the decimal equivalent of the percentage. A 30% expense
rate should be entered as 30, not .30.

Cap Rate: The standard Capitalization Rate for the property type. The Cap Rate should be
entered as two whole numbers followed by three decimals. A Cap Rate of .0825 should be
entered as 8.25.

Monthly Rate: The checkbox defines the income term. If the $ / SF rent is a monthly rate
instead of an annual rate, this box should be checked. WinGAP will convert monthly rents to
annual terms during the income valuation. If the box is unchecked, the rent will represent an
annual amount.

Comments: Comments about the Model Type and valuation method can be entered into this
field

Once all the data is entered for the Model Type, the Apply button can be clicked to save the
Model Type. An example is shown on the next page for the $ / SF Model Type called "Moss Point
Manor".
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WinGAP - Define Incorme Models

MODELKEY MODELTYPE DESCRIP Unit 1 Desc -
29 4 Woodlandz Cottages 1Bed /1 Bath
30 3 Athens Highlands 2 Bed/ 1 Bath [Lower)
K1l 4 Southhampton Mew 3 Bed / 3.5 Bath w/Bsm
32 3 MiCaza 2Bed/ 1 Bath
33 iR t oz Point M anor One Bedroom
34 2 Cove Street Market Place One Bedroom =
35 1 Arbar Station Ore Bedroam s
4 1 P
Model Type
Model Description Moss Point Manor
£/5F ) .
Unit Description
[] %/ Room — e /SE
[ % + Bedroom i, 200
T Bad £/ Room |
[/GRM S —— GRM
F Vacancy % 50
[ Morthly Rat Five Bed Expenses % 75
o &
Six Be Cap Rate 1.000
Comments I
[ Hep | | Cancel || Delte || New || Appy || OK

$ / Room Model Type
The fields available for the $ / Room Model Type are as follows:

¢ Model Key (only shown in list box): The model key is a unique number that is assigned by

WiInGAP. ltis used to link the schedule model to the commercial improvements that the model

has been assigned t0.0

¢ Model Type: Discussed earlier under Setting Up Income Type Models.

¢ Model Description: The description of the Income Model, such as Apartments. The

description can be as detailed as will fit in the 38 character wide field. From the Model

Description field the Tab key will take the user to the first of six Unit Description and Unit Rent

fields.

$ / SF: Not available for this Model Type.

$ / Room: The rent per room expressed as dollars per Room for this Model Type.

GRM: Not available for this Model Type.

Vacancy %: The standard percentage of vacancy for the property type. This should be entered

as a whole number, not the decimal equivalent of the percentage. A 10% Vacancy Rate would

be entered as 10, not .10.

e Expenses %: The standard allowable expense percentage for the property type. This should
be entered as a whole number, not the decimal equivalent of the percentage. A 30% expense
rate should be entered as 30, not .30.

e Cap Rate: The standard Capitalization Rate for the property type. The Cap Rate should be
entered as two whole numbers followed by three decimals. A Cap Rate of .0825 should be
entered as 8.25.

¢ Monthly Rate: If the $ / SF rent is a monthly rate instead of an annual rate, this box should be
checked.

e Comments: Comments about the Model Type and valuation method can be entered into this
field
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Once all the data is entered for the Model Type, the Apply button can be clicked to save the
Model Type. An example is shown below for the $ / Room Model Type called "Cove Street
Market Place".

WinGAP - Define Income Models ==
MODELKEY MODELTYPE DESCRIP rit 1 Desc -
29 4 Woodlands Cottages 1Bed /1 Bath
0 3 Athens Highlands 2 Bed/ 1 Bath [Lawer)
K1l 4 Southhamptan Hew 3Bed s 35 Bath w/Bzm
32 3 MiCaza 2Bed/ 1 Bath
33 1 Moszz Paint Manor One Bedroom
M el Cove Street Market Place (One Bedroom =
35 1 Aubor Station (e Bedroom s
4 101 3
Model Type .
Fls/sF WModel Description Cove Street Market Place
* = Unit Description Unit Rent
#/Foom One Bedroom n| $/5F 0.00
gé;r?:dmm Two Bedroom 0| %/Foom 1.000
Three Bedroom 0| GRM 0.00
Four Bedroom n| Vacancy % 7
F Five Bedroom 0| Expenses % 50
Morithly Rate
7 Six Bedroom 0| Cap Rate 1250
Comments I
Help | | Cancel || Deete || Mew || Mpply |[ OK

$ / Bedroom Model Type
The fields available for the $ / Bedroom Model Type are as follows:

¢ Model Key (only shown in list box): The model key is a unique number that is assigned by
WinGAP. ltis used to link the schedule model to the commercial improvements that the model
has been assigned t0.0

¢ Model Type: Discussed earlier under Setting Up Income Type Models.

¢ Model Description: The description of the Income Model, such as Apartments. The
description can be as detailed as will fit in the 38 character wide field. From the Model
Description field the Tab key will take the user to the first of six Unit Description and Unit Rent
fields.

Unit Description: A Description of each of the types of Units is keyed in these fields.

Unit Rent: The Unit Rent associated with each type of Unit is keyed into these fields.

$ / SF: Not available for this Model Type.

$ / Room: Not available for this Model Type.

GRM: Not available for this Model Type.

Vacancy %: The standard percentage of vacancy for the property type. This should be entered
as a whole number, not the decimal equivalent of the percentage. A 10% Vacancy Rate would
be entered as 10, not .10.
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e Expenses %: The standard allowable expense percentage for the property type. This should
be entered as a whole number, not the decimal equivalent of the percentage. A 30% expense
rate should be entered as 30, not .30.

e Cap Rate: The standard Capitalization Rate for the property type. The Cap Rate should be
entered as two whole numbers followed by three decimals. A Cap Rate of .0825 should be
entered as 8.25.

¢ Monthly Rate: If the $ / SF rent is a monthly rate instead of an annual rate, this box should be
checked.

e Comments: Comments about the Model Type and valuation method can be entered into this
field

Once all the data is entered for the Model Type, the Apply button can be clicked to save the
Model Type. An example is shown below for the $ / Bedroom Model Type called "Stonecrest".

WinGAP - Define Income Models (3]
MODELKEY MODELTYPE DESCRIP nit 1 Desc -
2 4 Fair Dakz/Park Oaks/Timberling/0ld Creek 3 Bedroam =
3 K] Stonecrest JBed /3 Bath Flat
4 3 Whistlebun W alk 2BedTH
A 4 Woodsong JBed/2Bath
B 4 Creekztone 2Bed/ 2Bath
7 4 Deer Creek 2Bed
g 3 Campusz Lodge 2Bed/ 2 Bath
9 4 Mak Ridnr ?Red /2 Rath Flat i
4 1 3
Model T
pe Model Description Stonecrest
[ls /s Unit Description Unit Rent
[] %/ Room
3Bed /3 Bath Flat 1050 S/3F
£/ Bedroom
e 2 Bed / 2.5 Bath Townhome 200 5/ Room
Three Bedroom 0 GRM
Four Bedroom 0 Vacancy % b
Five Bedroom 0 BEwpenses 40
Maornthhy Rate
Six Bedroom 0 CapRate 5 250
Comments X
Help | [ Cancel || Delete |[ New || Mppy || OK

GRM Model Type
The fields available for the GRM Model Type are as follows:

¢ Model Key (only shown in list box): The model key is a unique number that is assigned by
WiInGAP. ltis used to link the schedule model to the commercial improvements that the model
has been assigned t0.0

¢ Model Type: Discussed earlier under Setting Up Income Type Models.
¢ Model Description: The description of the Income Model, such as Apartments. The
description can be as detailed as will fit in the 38 character wide field. From the Model
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Description field the Tab key will take the user to the first of six Unit Description and Unit Rent
fields.

$ / SF: The dollars per square foot rental rate for this property type.

$ / Room: The dollars per room for this Model Type.

GRM: The Gross Rent Multiplier for this Model Type.

Vacancy %: Not available for this Model Type.

Expenses %: Not available for this Model Type.

Cap Rate: Not available for this Model Type.

Monthly Rate: Not available for this Model Type.

Comments: Comments about the Model Type and valuation method can be entered into this
field

Once all the data is entered for the Model Type, the Apply button can be clicked to save the
Model Type. An example is shown below for the GRM Model Type called "Woodsong".

WinGAP - Define Income Models 3]
MODELKEY MODELTYPE DESCRIP Unit 1 Desc -
2 4 Fair Oakz/Park Oaks/Timberline/0ld Creek 3 Bedroom E
3 3 Stonecrest 3Bed / 3Bath Flat
4 3 Whistleburnyg W alk 2Bed TH
5 Woodsong 3Bed/ 3Bath
g 4 Creskstone 2Bed / 2Bath
7 4 Deer Creek 2 Bed
8 3 Campus Lodge 2Bed/ 2EBath
9 4 Nak Ridne ?Red / 2 Rath Flat a2
[ i 3
Model T
pe Model Description Woodsong
gsj ;F Unit Description Unit Rent
&/ Room
3 Bed / 3 Bath 1140 $/SF 0.00
[[]% / Bedroom
3 Bed / 3 Bath 2 Story 1,185 &/ Room 0
GRM
4Bed / 4 Bath 1420 GRM 9.30
4 Bed /3 Bath 2 Story 1420 Vacancy % i
o Five Bedroom 0 BEwpenses®
o Six Bedroom 0 CapRate
Comments Ji
[ Help | [ Cancel || Delste |[  New [ Mppy J[ 0k |

At the conclusion of entering the Income Model Types, the OK button can be clicked to save the
last Income Model entered and exit the Income Models schedule.
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Income Details

The Income Form is used to add, edit, or delete information used to value property by the Income
Approach. The Form is accessed by clicking the Income Button located on the bottom right of
the Real Property General Information Form, as seen below

Future
Mew Cwner
Transfer tems

Transfer
Sales (2)

Appeals
Dup tems

Income

Documents

U

If the parcel has an existing Income Detail record, a star "*" will appear on the Income Button, as
seen below.
Future
Mew Cwner
Transfer kems
Transfer

Sales

Appeals
Dup tems

Income ™

=TT
s
————
L A

Clicking this button will take the user to the existing Income Details Form, as seen on the next
page. The Income Model Type used to value this property will be highlighted in the list box at the
top of the Income Details Form.
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WinGAP - Inceme Details =

MODELKEY MODELTYFE DESCRIF BED1_DESC BEDT BE =
7 4 Deer Creek 2Bed 525 Tw
a 3 Campus Lodge 2Bed/ 2 Bath 828 Tw

Oak Hidge 2Bed / 2 Bath Flat | 635(Tw[

1o 4 Hillside 2Bed / 2 Bath Flat Ba0 Tw
1 4 Scenic Hill: 2Bed/25Bath TH 750 Tw _
T 4o - e - | AR AR a To enrx

Valuation Details

Base Adj Final Units Income
2 Bed / 2 Bath Flat 695 0 % 695 50 34750 Dig Class
Two Bedroom ] o % ] [i] ] RES
Three Bedroom 0 0% 0 ] 0 [IAGR
Four Bedroom 0 0 * 0 0 0 [Ccom
Five Bedroom 0 0 % 0 0 o [ClIND
Six Bedroom o o % o [i] i]
§/SF 000 0 % 0.00 0 0
£/ Foom 0 0 % 0 0 0
GRM 820 0 % 820 0 34750 PG
Misc. Income 0 Reset 34750 EGI
Vacancy % 0 o0 * 0 34750 MNOI
Expenses % 0 0 % 0 284950 Total Value
Cap Rate 0.000 o * 0.000 p Personal Value
o Resct 284950 Real Value
36500 Land Value
7 248450 Imp Value
> Income as Parcel Cument Value
Model Term Anrus!
=T [ Cancel | [ Delete | New [ mpy ][ oK ]

Adding an Income Details record to the parcel

When the Income Form is first accessed, and no Income information has yet been added for the
Parcel, the data entry fields on the Income Details Form are "grayed out", as seen on the next
page. To add new Income information, the user must click the New Button on the Income Form to
gain access to these fields. (NOTE: Only one Income Details record can be added for each
parcel.)
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WinGAP - Income Details

MODELKEY MODELTYPE DESCRIP BED_DESC BED BE =
[ AFui0esral OaeTibame/liCesh,  |TBedibim || 79628
3 3 Stonecrest 3Bed/ 3 Bath Flat 1050 2B
4 3 Whistleburg Wwalk, 2Bed TH 950 3B
5 4 Wioodsong 3Bed/ 3 Bath 1140 3B
g 4 Creekstone 2Bed/ZEBath ESD1E _
4 | B 1 B— |I e o Tr
Valuation Details
Base Adj Final Units Income
One Bed 0 0 [% 0 0 o DigClass
Two Bed 0 D [ 0 0 o | [EIRES
Three Bed 0 0 % 0 0 0 [acGR
Four Bed 0 0 % 0 0 0 [Ccom
Five Bed 0 0 |- 0 0 o [EliND
Six Bed 0 D [* 0 0 0
$/5F 0.00 0 [+ 0.00 0 0
5/ Room 0 0 [ 0 0 0
GRM 0.00 D [* 0.00 0 0 PGl
Misc. Income [i] o EGl
Vacancy % 0 0 [% 0 g NOI
Expenses % 0 0 [% 0 o Total Value
Cap Rate 0.000 0 [% 0.000 g Personal Value
e Resat g Real Value
g Land Value
| T o Imp Value
W [ Income as Parcel Curent Value
Maodel Term Annual
@ Gate oo o

The existing Income Models display in the list box at the top of the Form. When adding any
property on the Income Details Form, the correct Model Type must first be selected from this list.

After clicking the New Button the user must first select the correct Model Type, as mentioned
earlier, in the list box at the top of the Income Details Form. Selecting the Model Type will display
the appropriate data entry fields on the Income Details Form for that Model Type, as shown on
the next page, where the Income Model that is selected is a $/SF Model type called Moss Point
Manor.
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WinGAP - Income Details

=)

MODELKEY MODELTYPE DESCRIP BED1_DESC BED1 BE »
a0 3 Athenz Highlandz 2 Bed/ 1 Bath [Lower] E15 2B
kil 4 Southhampton New 3 Bed / 3.5 Bath w/Bzmt 975 2B
32 3 MiCasa 2 Bed/ 1 Bath E15 1B |

m Mo nitt b amor One Bedroom
34 2 Cove Street Market Place One Bedroom 0 Tw
4| = 1 m——— T ; Tr

Valuation Details

Base Adj Final Units Income

3 Bedroom 0 0 % ] 0 p DigClass
2 Bedroom i) 0D % i} 0 o [FIREs
Three Bedroom 0 0 % ] 0 0 | [CIAGR
Four Bedroom i} 0 % i) 0 0 | [C]com
Five Bedroom i) 0 % i} 0 o [ElIND
St Bedroom i) 0 % i) 0 0
$/5F 200 D% 0.00 0 0
£/ Room i} 0 % i} 0
GRM 0.00 D% 0.00 0 0 PGl
Misc. Income 0 Reset o| BEal
Vacancy % 50 0 % 0 o MNOl
Expenses % 5 0 % 1] o Total Value
Cap Rate 1.000 0 % 0.000 g Personal Value
Comments Peset 0 Real Value

16000 Land Value

-
0 Imp Value
b [ Income as Parcel Cument Valus
Model Tem Annual
@ o) (i) ()

The user then adds the remaining data and/or adjustments required to generate an Income Value
for the property. A discussion of all fields on the Income Details Form follows.

Valuation Details section

¢ Unit Description/Base Rate: Directly beneath the Valuation Details heading on the Income
Details Form are the Unit Descriptions and Base rates. This information is taken from the
Income Schedule for that Income Model Type. These items are not accessible on the Income
Details Form. Depending on the Model Type, the appropriate field(s) will be completed from
schedule information. For example, under the $ / SF Model Type the Base amount will be
placed on the $/SF row as shown above.

e Adj: An appraiser determined adjustment for this particular property can be keyed here. The
expression should be expressed as a percentage with no decimal places.

¢ Final: The Base Rate multiplied times any adjustment will produce the Final value for that
individual type.
Units: The number of Units in the property that are of that type.
Income: The total Income from that type. The Income is generated by WinGAP using the
following formula: Base x Adj x Units.

¢ Misc. Income: Any miscellaneous income derived from the property.

e PGl: The Potential Gross Income is calculated by WinGAP based on the Model Type and
data provided.

39



¢ NOI: The Net Operating Income is calculated by WinGAP based on the Model Type and data
provided.

e Total Value: The Total Value represents the value of land and improvements based on the
Model Type and data provided.

e Personal Value: Any personal property value that should be deducted from the Total Value
should be entered in this field.
Real Value: The Real Value is calculated by subtracting Personal Value from Total Value.
Land Value: The land value that the Income property resides on. The Land Value is taken
from the Fair Market Value of the land which is generated from the land schedules and land
characteristics.

e Imp Value: The Real Value minus the Land Value. The Land Value and Imp Value are
separated to conform with Georgia Code which requires that land and improvement values
be separated for digest purposes.

Income as Current Value checkbox

This box should be checked if the Income Value is to be placed on the digest. If the box is
checked, the user will see the text Income highlighted in red to the right of the Current Value field
on the Real Property General Information Form.

Reset Buttons

The Reset Buttons beneath the Adj and Units fields can be clicked to reset the values in those
fields to zero and quickly restart the Income valuation process.

Dig Class Checkboxes

The appropriate Digest Class for the Income property can be selected by clicking in one of the
Dig Class checkboxes.

Comments

Any comments about this Income property can be entered in this field.

Model Term (Annual/Monthly)

The Income Model Term displays on the lower left of the Income Details Form. If the Monthly
Rate option is checked on the Income Model Form for that Model, the Model Term will be
Monthly; otherwise it will display as Annual.

$ / SF Income Model Type

After all the information is added and the user clicks apply, the Income Details Form for the $ /SF
Income Model Type, Model Type 1, appears as shown on the next page.
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WinGAP - Income Details ==
MODELKEY MODELTYFE DESCRIP BED1_DESC BED1 BE =«
an 3 Athens Highlandz 2Bed/ 1 Bath [Lower] E15 2B
kil 4 Southhampton Mew 3Bed/ 3.5 Bath w/Bzamt 975 2B
32 3 MiCasza 2 Bed/ 1 Bath 61518 |
m tMazs Paint Manar One Bedroom ”
KL 2 Cowe Street Market Place Ore Bedroom 0Tw A
T A i PR | A~ mo " 1-P
Valuation Details
Base Adj Final Units Income
3 Bedroom 0 0 % 0 0 0 Dig Class
2 Bedroom 0 0 ® 0 0 o [EIRES
Three Bedroom 0 0 % 0 0 0 AGR
Four Bedroom i} 0 % 0 i} 0 Com
Five Bedroom 0 [ 0 0 np [EIND
St Bedroom 0 0 * ] 0 0
§/5F 2.00 0 % 2.00 20,000 40,000
$ / Room 0 0 * 0 0 0
GRM 0.00 o % 0.00 0 40000 PGl
Misc. Income 0 20000 EGI
Vacancy % 50 [ 50 15000 NOI
Expenses % 25 0 % 25 1500000 Total Value
Cap Rate 1.000 0 % 1.000 p Personal Value
Real Val
— TS0 Fos Ve
p Land Value
| - 1500000 Imp Value
> [ Income as Parcel Cumrent Value
Model Term Annusl
() Cancel Delete | [ New | [Lofep ] [ OK
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$ / Room Income Model Type

The Income Details Form for a $ / Room Income Model Type, Model Type 2, would appear

similar to the one below.

WinGAP - Income Details [
MODELKEY MODELTYPE DESCRIP BED1_DESC BED1 BE =
32 3 MiCasa 2 Bed/ 1 Bath B15 1B
33 1 Mozs Point Manor One Bedioom 0 Tw
C itreet Market Place One Bedioom ”
Kla] 1 Avbar Station Qe Bedroom 0Tw—
|
' i1 | r
Valuation Details
Baze Adj Final Units Income
3 Bedroom 0 0 = 0 ) o0 DigQass
2 Bedroom 0 0 % 0 0 o [EIRES
Three Bedroom 0 0 [ 0 0 0 [asR
Four Bedroom 0 0 e 0 [i] 0 comMm
Five Bedroom 0 0 * 0 ) o | [EIND
Six Bedroom 0 0 e 0 [i] 0
§$/5F Do 0 % 0.00 0 0
%/ Room 1,000 o % 1,000 50 50,000
GRM 0.00 o * 0.00 0 50,000 PGl
Misc. Income ' 0 12500 EGI
Vacancy % 75 0 = 75 6250 MNOI
Expenses % i 50 0 [ 50 54]]1]]] Total Value
Cap Rate 1750 0 e 1750 " p Personal Value
— 00 el Ve
p Land Value
| i 500000 Imp Value
e [] Income as Parcel Cumert Value
Model Term Annual
@) O T e | -
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$ / Bedroom Income Model Type

The Income Details Form for a $ / Bedroom Income Model Type, Model Type 3, would appear

similar to the one below.

WinGAP - Income Details
MODELKEY MODELTYPE DESCRIP BED1_DESC BED1 BE =
2 4 Fair Oaks/Park Oaks/Timberline/01d Creek 3 Bedroom 795 28]
I T [ im0
4 3 Whistlebury walk 2Bed TH 950 3B
5 4 Woodsong 3Bed/3Bath 1140 3B
E 4 Creekstone 2Bed/ 2 Bath ES01E _
4 - Tl B— | o - Tr
Valuation Details
Base Adj Final Units Income
3 Bedroom 1,050 0% 12,600 25 315000 Dig Class
2 Bedroom 80 0 * 9,600 50 430000 [CIRES
Three Bedroom 0 [ 0 [i] 0 | [CJAGR
Four Bedroom 0 0 % 0 i} 0 CoMm
Five Bedroom 0 [ 0 [i] 0 [EIND
Six Bedroom 0 0D % 0 i) 0
$/5F 0.00 0% 0.00 0 0
$ / Room 0 D % 0 ) 0
GRM 0.00 [ 0.00 0 795000 PGl
Misc. Income 0 755250 EGI
Vacancy % 5 0D % 5 453,150 MOl
Expenses % a0 [ a0 41298915 Total Value
Cap Rate 5.250 0D % 9250 o Personal Value
Real Val
Commerts 4898919 Real Vakie
g Land Value
| i 43893919 Imp Value
- [ Income as Parcel Cument Value
Model Term Annusl
[ | Cancel Delsts New [ Aoty ][ OK |
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GRM Income Model Type

Finally, the Income Details Form for a GRM Income Model Type, Model Type 4, would appear
similar to the one shown below.

WinGAP - Income Details (=]
MODELKEY MODELTYPE DESCRIP BEDT_DESC BEDT BE =~
11 4 Scenic Hillz 2Bed/25Bath TH 750 Tw
e o Vilsge 4/ 2565 T R
13 4 Southhampton 4 Bed 1200 5B |
14 4 Magnolia Station 2Bed /1 Bath 428 Tw
15 4 Hancock Rental Houses 3Bed/ZBath 300 3B _
T am o ||r\ . Al oam ann
Valuation Details
Base Adj Final Units Income
3 Bedroom €5 0 * 625 25 15625  Dig Class
2 Bedroom 0 0 % i) i} 0 [EIRES
Three Bedroom 0 0 % 0 i] 0 | [CJAGR
Four Bedroom 0 0 % 0 [i] 0 COoM
Five Bedroom 0 0 = 0 0 0 [CliND
Six Bedroom o o0 % 0 0 0
§/5F b0 0 * 0.00 0 0
§ / Room o 0 % 0 0 0
GRM 72.00 [ 72.00 0 15625 PGl
Misc. Income 0 15625 EGI
Vacancy % 0 0 % 0 15625 NOI
Expenses % [ 0 0 % 0 1,125,000 Total Value
Cap Rate 0.000 0 % 0.000 0 Personal Value
Real Val
Commerts 1125000 Fedl Vahe
g Land Value
7 1125000 Imp Value
- [ Income as Parcel Cument Value
Model Term Annual
() Cancel Delete New [ Ay | [ ok |
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Income as Current Value checkbox

As mentioned earlier, if the Income Value is to be used as the Parcel Current Value, a checkmark
should be place in the Income as Current Value checkbox at the bottom right of the Income

Details form, as seen below.

WinGAP - Income Details (=53]
MODELKEY MODELTYPE DESCRIP BED1_DESC BED1 BE =
1 4 Scenic Hills 2Bed/25Bath TH 780 Tw
12 d]victarian Vilsas ath TH 525] T8
13 4 Southharnpton 1200 5B
14 4 tagnolia Station Z2Bed /1 Bath 425 Tw
15 4 Hancock Rental Houses 3Bed/ 2Bath 900 3B _
4 | = 1 I|n I o nﬁrn
Valuation Details
Base Adj Final Units Income
3 Bedroom 625 0 * 625 25 15625  Dig Class
2 Bedroom i) 0 % 0 i) n | [EIRES
Three Bedroom i} o0 % i) [i] 0 [CAGR
Four Bedroom 0 [ ] i) 0 CoMm
Five Bedroom i} 0 % i} [i] o [EIIND
St Bedroom i) 0 % ] i) 0
§/35F 0.00 [ 0.00 0 0
£/ Room i) [ i) i) 0
GRM 72.00 0 % 72.00 0 15,625 FGI
Misc. Income 0 Reset 15625 EGI
Vacancy % 0 [ o 15,625 NOI
Expenses % 0 [ i} 1125000 Total Value
Cap Rate 0.000 [ 0.000 0 Pemsonal Value
Comments Reset 1125000 Real Value
0 Land Value
i 1125000 Imp Value
™ I [¥]income as Parcel Cumert Value! I
Model Term Annual
& o) () (o)

The Income Value will be used as the Current Value of the Parcel, and will be displayed in the
Current Value and Curr-MAYV fields in the Values section on the Real Property General

Information form, next page.
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"WinGAP - Real Property General Information - A & D ELECTRIC:997 997 (5]

[<< Top|[ < Prev |[Next > |[End »» | Ascourt Number 13751 Notice  [] Special District
997 - 997 - 01 - Unincorporated
At PIN D T — |
Street Information Values History
House # B¢t Dir Unis Street Name Previous 16,000 2008 0
0 Curment 1125.000 S | 2007 o
; ) Retum i} 2006
Type Quad Latitude Longitude Zip Code Cur-MAV 1125.000 0
. Prev-MAV 16,000
Property Information
LL LD GMD Zoning Fuv MAV
Legal : Land (1) 16,000 16,000
teshbotocd| e 7l [%] 1,298 7?3 1,298 ??E
Lendor Total Acres 200 =5 ===
Subdivision - l > g
Lot Bl === = Edit Information
Exemption Information DEﬂE.I S ol LEdﬂ isions ] [ Chsp fows ]
Homestead HS App Date F{EWETN e [Eﬂ | Buslic |
- | oo -
Floating Homestea Atemate -
Criginal 0
Curmrent [i]
Comments
State HS Val 0 g
BOE Value [i]
BOE Year i} o
[ ok

Cancel | [ Delte | [ MNew | [ Appy |

The text Income will be highlighted in red to the right of the Current Value field on the Real
Property General Information Form.
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Depreciation

Commercial improvement depreciation factors are found in a depreciation table that is created
and maintained by the appraiser. The table can be accessed through the WinGAP menus and
consists of age increments with life expectancies.

Depreciation Menu

Access to the commercial depreciation table is via the Tools >> Depreciation >> Commercial
Tables menu option as shown below.

E WIinGAP 3120 - Appraisal Year 2010
File Property Maintenance Appeals Reports  Statistics Add-Ons  Window Help

€ 7 e B o %

Owner Multiple Owner  Real Index Real

P d Administration...
asswer mimstration Timber Report Design  Wild Search

Schedules / Tables

Depreciation 3 Residential Tables...

. . Commercial Tables...
File Maintenance 3

Accessory Tables...

Database Utility
FTP Utility Mon Prebill Mobile Home Tables...
Re-Appraise N Prebill Mobile Home Tables...

APM Table...
Cost Table...

Preferences...

Cost Index...
IRS Class...

WinGAP 3.12.0 - 2010

Commercial Depreciation
The Commercial Depreciation table appears as shown below:

WinGAP - Depreciation - Commercial

Grade-Frame-Age Grade-Frame-Age | Grade-Frame-Age Depreciation Group

100-A- 1 100-A- 20 100-A- 39 Grade: 1 p

100-8- 2 100-A- 21 100-A- 40 Frame:

100-B- 3 100-A— 22 100-8- 41 Age: ]

100-R- 4 100-A- 23 100-A- 42

100-8- 5 100-A- 24 100-A- 43

100-B— & 100-h— 25 100-0— 44 Depreciation Factors

100-8- 7 100-A- 26 100-A- 45

100-R- &8 100-A- 27 100-A- 46

100-4A- 9 100-A- 28 100-A- 47

100-A- 10 100-RA- 28 100-A- 48 B 10 15: 0 L
100-8- 11 100-A- 30 100-A- 45 =
100-%— 13 100-2- 31 100-%— 50 000 000 09 095 057
100-8- 13 100-A- 32 100-A- 51 0 15 Alk 45 50
100-4- 14 100-A—- 33 100-8- 52

100-B- 16 100-BE- 35 100-B- 54 _ _ o
100-B- 17 100-B- 36 100-B- 55 T
100-A- 18 100-A- 57 100-B- 56 1.00 100 100 100 000
100-&- 19 100-A— 38 100-A- 57

Fi 1l I

Help Cancel || MNew || Delste || Apply || oK
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As stated above, the table consists of age increments and associated life expectancies ranging
from 5 to 75 years. Grades will always be 1.00 since the lookup in the table is based only on the
age and life expectancy. Depreciation factors assigned to the life expectancies should represent
percent good.

As many age increments as needed can be added. Itis not necessary for age to be in
increments of 1. If larger increments are used, an interpolation routine is used to determine the
depreciation factor for an age that falls between two increments. Following are the steps used in
the interpolation routine.

1. Depr Increment = abs(Depr from Lower Age Level — Depr from Higher Age Level)

2. Inc Factor = Depr Inc / abs(Higher Age Level — Lower Age Level) {rnd to 2 dec)

L

Depr Adj (Act Age — Lower Age Level) * Inc Factor {rnd to 2 dec)

4. Calc Dep Depr from Lower Age Level — Depr Adj

Following is an example of interpolating depreciation using a commercial improvement with an
age of 7 and a depreciation table with a 5 year age level with deprecation of 95 and a 10 year age
level with depreciation of 82.

Age Depr Factor
5 .95
10 .82

Dep Increment = .95—-.82=.13

Inc Factor = .13/ abs(10 —5) =.13/ 5=.03 {round to 2 dec}
Depr Adj = (7-5)*.08=2".03=.06 {round to 2 dec}
Calc Dep = .95-.06=.89

New entries are made to the depreciation table by

Clicking New

Entering 1.00 in Grade

Entering appropriate data in Age and Depreciation Factors
Clicking Apply to save.

000D

Existing information can be modified by
O Selecting the appropriate grade-age combination from the list
0 Modifying the data
o Clicking Apply to save.

Depreciation Table entries can be removed by selecting the grade-age combination from the list
and clicking Delete.
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Commercial/Industrial Improvement Calculations

The formula for calculating the value of a commercial/industrial structure is as follows:

Comm Base Cost * Used As Cost * St Ht Mod * Wall Ht Mod * A/P Mod * Const Cost Mod =
$/Sq Ft before Adds (2)

$/Sq Ft before Adds * Grade = Adj $/Sq Ft before Adds (6)

(($Found * %Cov *St Ht) + ($WallFr* %Cov *St Ht) + ($ExWall* %Cov *St Ht) + ($RoofFr*
%Cov *St Ht) + ($RoofCv* %Cov *St Ht) + ($FIrCon* %Cov *St Ht) + ($FIrFin* %Cov *St Ht) +
($IntWall* %Cov *St Ht) + ($CIgFin* %Cov *St Ht) + ($Wire* %Cov *St Ht) + ($Light* %Cov
*St Ht) + ($HeatAc* %Cov *St Ht)) * Grade = Adj $Adds Sum (6)

Adj $Adds Sum + Adj $/Sq Ft before Adds = $/Sq Ft (6)

$/Sq Ft * Bldg Base Area = RCN Structure Value

RCN Struc Value * Phy Dep * Econ Ob * Func Ob * Other * Pct Comp * Neighborhood Fac =
Structure Value

If Extra Feature is valued by the Sq Ft......

Comm Base Cost * Used As Cost * Rank Mult * Area = Raw EF Value

Raw EF Value * Grade * Phy Dep * Econ Ob * Func Ob * Other * Pct Comp * Nghbd Fac = EF
Value

If Extra Feature is valued by the Lump Sum......

Unit Dollars * Rank Mult * Num of Units = Raw EF Value

Raw EF Value * Grade * Phy Dep * Econ Ob * Func Ob * Other * Pct Comp * Nghbd Fac = EF
Value

If Extra Feature value is Overridden......

Override Value = OV EF Value

Sum of EF Value + OV EF Value = Tot EF Value

Structure Value + Tot EF Value = Bldg/Section FMV

An explanation of some of the above calculation variables follows below:

Comm Base Cost ... The commercial Bldg Base Cost that is found in Preferences.

Used As Cost ... The Used As Cost is found in the Commercial Base Schedule and labeled as
Base Cost. For extra features, the modifier is found on the Extra Feature schedule and is also
labeled as Base Cost.

St Ht Mod ... The Story Height Modifier can be located in Improvement Labels schedule.

Wall Ht Mod ... The adjustment that is made for the average wall height of the structure. If the

structure is multi-storied, the average wall height is the total height of the building divided by the
number of stories. The Wall Ht Mod is found in the Wall Height schedule. If a wall height is not
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found in the table, the adjustment is the modifier assigned to the lower of the table wall heights
that the lookup is found to be between.

A/P Mod ... The area/perimeter adjustment is found in the Area / Perimeter schedule. The
lookup in the table is an area to perimeter ratio. The base area of the building is divided by the
base area perimeter producing a ratio or lookup argument. The ratio is NOT rounded. Instead,
only the integer portion of the A/P ratio is used in the lookup. If the ratio falls between two values,
the modifier associated with the higher argument is used.

Const Cost Mod ... The Construction Cost Modifier is found in the Commercial Base schedule
and is identified as one of the Construction Cost Modifiers. The type of building construction and
associated code dictates which modifier to use.

$Found, $WallFr, etc ... These represent dollar per square foot adjustments that are made to
the structure based on the structural elements, their quality assignment, and the value placed in
the Structural Components schedule.

Bldg Base Area ... The ground floor area of the structure or section that is being valued.

Rank Mult ... The rank multiplier is used to adjust the value of an extra feature based on the
quality. The multiplier is found in the Rank schedule. The codes distinguish various categories of
extra feature quality classes that are established by the appraiser.

Lump Sum Value ... The lump sum value is the value of an extra feature that is found in the
Lump Sum Extra Features schedule. This table should not to be confused with the Extra
Features base schedule. The value found in the Lump Sum Extra Features schedule is
expressed as a dollar amount which has been adjusted for point cost.

Classroom Example

Using the schedules in the Appendix and the worksheets on the following pages, the calculation
process can be illustrated using a building with the following characteristics:

ltem Value
Use Bank - Branch
Construction Type Con Blk with Brick Veneer(Type 4)
Story Height 2.0
Area 5000 sf on ground floor
Perimeter 350’
Bldg Height 28
Floor Covering Carpet & Tile — Avg Quality
Heat Cent Heat / AC — Avg Quality
Grade 100
Year Built 1985
Canopy 600 sf with a rank of Average
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Commercial/Industrial Improvement
Calculation Worksheet (Classroom Example)

A blank worksheet that can be used as a guide in the valuation of commercial/industrial
improvements can be found on pages 53-54. Additional worksheets are also on pages 103-110
and in the handout called Commercial Pricing Worksheets. Numbers in parenthesis indicate the
decimal positions to which the calculated value must be rounded in order to produce the exact
value generated by the WINGAP calculation routine. The example below, as entered in WinGAP,

is shown on page 55.

Comm Base Cost 1.00
Used As Cost (pg 114) X 83.00
St Ht Mod (pg 125) X 1.80
Wall Ht Mod (low end) (pg X 1.06
118)

A/P Mod (high end) (pg 116) X 1.02
Const Cost Mod (pg 114) X .95
$/Sq Ft before Adds (2) = 153.45
Grade X 1.00
Adj $/Sq Ft before Adds (6) = 153.450000
$Total Adj Adds (6) + 12.960000
$Sq Ft (6) = 166.410000
Bldg Base Area X 5000
RCN Structure Value (0) = 832,050
Phy Dep X .85
Econ Obsol X 1.00
Func Obsol X 1.00
Other Factor X 1.00
Pct Complete X 1.00
Neighborhood Factor X 1.00
Structure Value (0) = 707,243
Extra Feature Value + 2,550
Bldg/Section Value = 709,793
FMV (0) 709,793

Adds Sum Calculations (Classroom Example)

Struc Element

$/SF %
Coverage

Sty Ht Fact

Adj $/SF
(2)

Foundation

Wall Frame

Exterior Wall

Roof Frame

Roof Cover

Flr Construction

Floor Finish (pg 120)

2.70 1.00

1.80

4.86

Interior Wall

Ceiling Finish

Wiring

Heat / AC (pg 120)

XXX X X[ X<| X< X< X< X[ X

4.50 1.00

XXX X X[ X< X< X< X< X[ X

1.80

8.10

Total Adds

12.96

Grade

XM

1.00

Adj Adds (6)

12.960000
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Extra Feature Square Foot Calculations (example)

Comm X | Used | X| Rank | X | Area | = Raw EF Grade Accum Ex Feat
Base Cost As Mult Value (0) Other Value
Cost Factors
1.00 X| 500 | X| 1.00 | X 600 = 3000 X| 1.00 | X .85 = 2550
X| (Pg | X X = X X =
122)
X X X = X X =
X X X = X X =
X X X X X =
X X X = X X =
X X X = X X =
Extra Feature Lump Sum Calculations — WinGap Calculation (example)
Table Points | X| Comm | X | Rank | X | Units | = Raw EF Grade Accum Ex Feat
Pt Cost Mult Value (0) Other Value
Factors
X X X = X X =
Extra Feature Lump Sum Calculations — User Calculation (example)
Unit X | Rank | X | Units | = Raw EF Grade Accum Ex Feat
Dollars Mult Value (0) Other Value
Factors
X X = X X =
X X = X X
X X = X X =
X X = X X =
X X = X X
X X = X X =
X X = X X =

Extra Feature Overrides (example)

Extra Feature #

\

alue

Sum of EF Ovr’s

W+ [+ [+ |+ |+ [+

Extra Feature Value Consolidation (example)

Sum EF Values 2550
OV EF Values +
Total EF Values = 2550
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Commercial/Industrial Improvement
Calculation Worksheet

Comm Base Cost

Used As Cost

St Ht Mod

Wall Ht Mod (low end)

A/P Mod (high end)

Const Cost Mod

$/Sq Ft before Adds (2)

Grade

Adj $/Sq Ft before Adds (6)

$Total Adj Adds (6)

$Sq Ft (6)

Bldg Base Area

RCN Structure Value (0)

Phy Dep

Econ Obsol

Func Obsol

Other Factor

Pct Complete

Neighborhood Factor

Structure Value (0)

Extra Feature Value

Bldg/Section Value

I [ |4 {1 [ X XX XX XX XX

FMV (0)

Adds Sum Calculations (example)

Struc Element

$/SF %

Coverage

Sty Ht Fact

Adj $/SF
(2)

Foundation

Wall Frame

Exterior Wall

Roof Frame

Roof Cover

Flr Construction

Floor Finish

Interior Wall

Ceiling Finish

Wiring

Heat / AC

XXX X X[ X< X< X< X< X[ X

XXX X X[ X< X< X< X< X[ X

Total Adds

Grade

Adj Adds (6)

XM fnjnin
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Extra Feature Square Foot Calculations (example)

Comm X | Used | X| Rank | X | Area | = Raw EF Grade Accum Ex Feat
Base Cost As Mult Value (0) Other Value
Cost Factors
X X X = X X =
X X X X X =
X X X = X X =
X X X = X X =
X X X X X =
X X X = X X =
X X X = X X =
Extra Feature Lump Sum Calculations — WinGap Calculation (example)
Table Points | X| Comm | X | Rank | X | Units | = Raw EF Grade Accum Ex Feat
Pt Cost Mult Value (0) Other Value
Factors
X X X = X X =
Extra Feature Lump Sum Calculations — User Calculation (example)
Unit X | Rank | X | Units | = Raw EF Grade Accum Ex Feat
Dollars Mult Value (0) Other Value
Factors
X X = X X =
X X = X X
X X = X X =
X X = X X =
X X = X X
X X = X X =
X X = X X =

Extra Feature Overrides (example)

Extra Feature # Vv

alue

Sum of EF Ovr’s

W+ [+ [+ |+ |+ [+

Extra Feature Value Consolidation (example)

Sum EF Values

OV EF Values

Total EF Values
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The appraiser can visualize and follow the WinGAP pricing for the Classroom Example, above,
after data entry is completed by clicking on the Pricing button on the Commercial Improvement
screen, as shown in the example below.

WinGAP - Commercial Improvements - 1 of 1:997 997 =]
1 1 [imp . 1 Sec: 1 Key: 560 0220 : BANK - BRANCH ~| [Stucture Details
Parcel No. 597 .g97- Const Type: | Wood/Steel Comb v | A3 5,000
(= Commercial - | WeBp: 45 Sch LE: 45] Penmeter 350
Strat Improvement ~ | Wall Hght: 14 Story Height (2 Story =
Used As BANK - BRANCH - | ear Buit 1985 Common Wall 0
Buit As BANK - BFyjein il ion Area 10,000
. .
¥alue Adjustments ¥alue Information Tl Bldg Area 10,000
Grade: 100 [Clow Plubing [Descnptive Only)
Phy Dep: 0.85 Structure 707243 707.243 i) Bath/Kitchen i)
Phy Dep Qvr 0.00 Extra Features 2550 2550 i) 1.5 Bath/Kitchen g
Econ Obsl: 1.00 Identical Units 1 0 2 Bath/Kitchen 0
Func Obsl: 1.00 Section 709.793 709.793
Cther Fact: 1.00 Cvemide [i]
Pct Comp: 1.00 Imp Value 709,733 &
Meighborhood 1 pgp ; .
i » .
Qvr Date: ik
Last Calc 709,793 -
State Homestead
House Mo Ex Dir  Units Street Name Type Quad Appraiser
0 -
() (G ] () ) (o) (e o)

After clicking on the Pricing button, the appraiser is presented a screen showing the calculation
details associated with the structure.

"

WinGAP - Commercial Pricing @
Used As Code: pzz0  Foundation oo Grade 100
Built As Code pzzo  Wall Framing op Phy 0.85
Building Type 015 Bseror Walls o0 OwrPhy 0.00
Depr Year 2001 Roof Framing on Econ 1.00
Base Cost 100 Roof Cover on Func 100
Paint Cost 100.00  Floor Construction oo Cther 1.00
Area roop  Floor Finish 488 % Complete 1.00
Permeter 950 Interior Walls 00 Meighborhood 1.00
Story Height Factor 12000 Ceiling Finish ppo Total Structure Points 153.45
Wall Height 105 Wiring 00 Structurs RCM 837050
Area / Perimeter 1.0z Lighting 00 Structurs Value 707243
Construction Cost 055 Heat/AC 810 Edra Feature Value FEED
Used As Modifier ganonoon  Total Adds 1295 FMY 705793
£

The above information could be of assistance when explaining the calculation process to another
party or in determining the cause of a problem in the improvement’s value.
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Development of
Commercial / Industrial Improvement Schedules

The development of improvement schedules for commercial and industrial properties requires the
appraiser to decide certain issues upfront. One of the issues in question is the assignment of
codes for building types, extra feature rankings, life expectancy, quality classes for adds, and
construction class. The other issue is the basis on which the commercial/industrial base values
are established.

Building Types

The various types of buildings will need to be grouped into homogeneous categories. Each
homogeneous category will be will be entered via the Tools >> Schedules / Tables >>
Commercial Improvements >> Building Type option within the data entry field Description.
These Building Type categories must be established before the base schedule or any other
tables can be built. An example of Building Types can be found in the table below. The code is
assigned by WinGAP.

Description Code
Apartments, Clubs, Hotels 11
Dwellings, Duplex, Motels 12
Stores, Commercials 13
Garages, Industrials, Lofts, Warehouses 14
Offices, Medical & Public Bldgs 15
Churches, Theaters, Auditoriums 16
Sheds & Barns 17
Schools & Classrooms 18

Life Expectancy Codes

Life Expectancy Codes and associated years that affect the amount of depreciation calculated
are found on the Tools >> Schedules / Tables >> Commercial Improvements >> Base
Schedule Menu. They are located on the screen in the Life Expectancy section. Usually, the
life expectancy code 1 is tied to the Construction Cost code and the Life Expectancy value
represents the longevity of the respective Construction Cost type. Example of codes and years
can be found below.

Code | Years
50
45
40
35
30

g~ =

Construction Class

The next coding scheme that should be decided prior to the building of the commercial/industrial
improvement schedules is that of construction class. The construction class codes allow the
appraiser the opportunity to adjust building values based on the type of construction. Multipliers
or adjustments can be assigned to each code that will assist in the generation of the proper Fair
Market Value. The Construction Class codes range from 1 to 5. A class code of 1, normally,
represents the most expensive category of construction; with 5 being reserved for the cheapest
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construction type. The adjustments assigned to the codes can be entered through the Tools >>
Schedules / Tables >> Commercial Improvements Menu using the Base Schedule option.
They are identified as Construction Cost Modifiers on the data entry screen. An example of
construction cost descriptions along with codes and modifiers can be found below.

General Definition WinGAP Definition Code | CC
Mod
High rise buildings, superlative construction, extreme Heavy Structural Steel 1 1.50
fireproofing
Superlative construction, fireproofing, generally multi- Reinforced Concrete 2 1.45
story with the exception of specialty buildings
Solid brick or heavy concrete block, load bearing walls | Masonry Load Bearing 3 1.00
Walls
Brick veneer, frame, light concrete block Wood/Steel 4 .90
Combustible
Light Steel, prefab metal bldgs Prefab Structural Steel 5 .85
Quality Class

Quality class codes for Structural Components are used to distinguish between various quality
categories for these structure additions (or Adds), such as floor covering, heating, etc. Each code
will be assigned a square foot value that will be added to the base value. The codes range from

1 to 5 with 1 being the lowest quality rating and 5 the highest quality. Values are assigned to the
various structural elements and the associated code through the Tools >> Schedules / Tables
>> Commercial Improvements Menu using the Structural Elements option. The Building
Types used with Commercial Adds will be discussed later. An example of a structural addition is
shown below.

Component: Floor Finish
Menu Item: Carpet/ Vinyl Tile

Quality code $/Sq Ft
1.10
1.70
2.50
3.70
5.00

g~ =

Extra Features

Extra feature ranking codes range from 1 to 9 and A to Z. Generally, code 1 represents the
excellent category with the highest multiplier. The hierarchy of codes and associated multipliers
is at the discretion of the appraiser. An example of the codes and associated multipliers can be
found in the table below.

1 — Excellent 1.40
2 — Good 1.20
3 — Average 1.00
4 — Fair .80
5 — Poor .60

The multipliers would be entered via the Rank screen found on the Tools >> Schedules / Tables
>> Commercial Improvements >> Rank Menu.
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Base Value Determination

After all of the above is decided, the appraiser must then begin the process of determining a base
value for the building, the schedule adjustments for heating/air, floor covering, etc., assignment of
multipliers for the various modifiers that need be accounted for, and the values for any extra
features that might be added to the commercial tables. If a cost manual is being used, local and
current cost adjustments must be made to any values when applicable.

After the decision of code assignments is made, the appraiser will need to determine the basis on
which to establish the base values for each of the different buildings that will be added to the
schedule. The basis involves what is to be included in the base value. The appraiser can include
a certain set of “standard” structural element characteristics, such as heat and air, carpet on the
floors, 2 baths, etc., and allow for deductions or additions in those buildings that may have less
than the standard complement of characteristics. If this method, known as the Calculator Cost
method, is used, the appraiser must develop and maintain documentation to insure that anyone
using the system would be aware of what is included in the base value.

Another method the appraiser could employ would be to include nothing as standard in the
building with the exception of the primary structural elements, such as floor construction, exterior
walls, roofing, etc. With this method which is known as the Segregated Cost method, the amount
of detailed documentation would be reduced since basically all elements outside of the primary
construction elements are treated as additions to value.

After the method is selected, the appraiser must then determine which construction class will be
the basis for schedule values. Generally, the most prevalent construction type in the county
would be chosen as the base type or class. The selection and consistent application of the
selection will allow the user to systematically develop the construction class modifiers mentioned
above. Documentation would also be reduced to a single sentence defining the chosen class that
will be applied to all buildings.

The following example illustrates the process that one might undertake to develop a schedule
entry for a commercial office building. In this scenario, the appraiser has chosen to use the
method whereby only the primary structural elements are incorporated in the base value. Add
values will be calculated for the remaining elements and associated characteristics. The Pricing
Manual will form the basis for the calculations. The base construction class is a C-Average. A
copy of the referenced pages can be found in the handout entitied WinGAP Commercial Pricing
Schedules.

From the page Section 15 Page 17 (Page 2 in the WinGAP Commercial Pricing Schedules
handout). it is determined that the value in the cost manual is $56.62 per square foot. Reading
the description for the C-Average office, the appraiser notes that the base floor covering is vinyl
composition. “Adequate plumbing” is the stated standard for plumbing which could be
interpreted as 2 two-fixture baths. Forced air is the heating and air standard.

The $56.62 must now be adjusted for locale and current cost. The current cost adjustment can
be found on Section 99 Page 3 (Page 3 in the WinGAP Commercial Pricing Schedules handout).
Being in the Eastern part of the country and using a building from Section 15, Class C our
current cost modifier is 1.04. The local multiplier of .91 is found on Section 99 Page 7 (Page 4 in
the WinGAP Commercial Pricing Schedules handout) under Georgia, the Macon area, Class C.
The current cost and local multipliers are applied to the $56.62 to produce an adjusted value of
$53.59.

$56.62 * 1.04 * .91 = $53.59

The floor covering, plumbing, and heat/air are the items that are going to be adjustments in the
Adds section of our commercial tables so deductions from the base value must be made. Using
the Segregated Cost Section of the manual, base value deductions for the above mentioned
items can be determined. In the Segregated Cost Section the appraiser will find a listing of the
structural elements and their varying types. Also, the types will be quality classed into 4 different
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categories. A decision must be made as to what quality class will be used. In this example,
category 2 will form the basis for our calculations.

Section 45 Page 2 (Page 5 in the WinGAP Commercial Pricing Schedules handout) should be
referenced for the floor covering of vinyl composition tile deduction. The vinyl composition tile
category 2 has a value of $1.44.

This value must also be adjusted for current cost conditions and locale. The current cost
multiplier of 1.04 can be found on Section 99 Page 3 (Page 3 in the WinGAP Commercial Pricing
Schedules handout) under the Segregated Cost Section 45, Eastern area, Class C. The local
cost multiplier of .91 is found on Section 99 Page 7 (Page 4 in the WinGAP Commercial Pricing
Schedules handout) under Georgia, Macon area, Class C. The application of the multipliers
would be as follows:

$1.44 *1.04 * .91 = $1.36

The heating deduction is found on Section 45 Page 4 (Page 7 in the WinGAP Commercial
Pricing Schedules handout). The forced air value for quality 2 is $3.15. The value adjusted using
the same current cost and local multipliers as floor covering is $2.98.

$3.15 * 1.04 * .91 = $2.98

The final deduction in our example that will be calculated is for plumbing that is found on Section
45 Page 4 (Page 7 in the WinGAP Commercial Pricing Schedules handout) under Office
Buildings. The amount is $3.17 that must also be adjusted for current cost and locale, producing
the adjusted deduction of $3.00.

$3.17 * 1.04 * .91 = $3.00

The value that will be placed in the Commercial Base schedule can now be determined.

ltem Value Current Local Adj Action
Cost Value

Base Value 56.62 | X 1.04 | X 91 | = 53.59
Floor Covering 144 | X 1.04 | X 91| = 1.36 | Minus
(Vinyl
Composition)
Heating (Forced 3.15| X 1.04 | X 91 | = 2.98 | Minus
Air)
Plumbing 317 X 1.04 | X 91| = 3.00 | Minus
Base Schedule 46.25 | Sum
Value

The Base Schedule Value of $46.25 can now be entered in the Commercial Tables, Base
Schedule, Base Cost field. Also, the Building Type of 15 for the office can be entered on the
same screen.

Construction Class modifiers for the office can be calculated and entered on the Base Schedule
screen. This calculation involves comparing the values on Section 15 Page 17 (Page 2 in the
WinGAP Commercial Pricing Schedules handout) for each of the different construction types.
The class modifier for an A would be calculated by dividing the A -Average value by the C —
Average value. The table on the next page contains the calculations for the construction class
modifiers in our example.
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Class Type Cost / | Base Cost | = Cost Modifier

A (1) | Average 82.65 56.62 1.46
B (2) | Average 79.27 56.62 1.40
C (3) | Average 56.62 56.62 1.00
D (4) | Average 53.57 56.62 0.95
S (5) | Average 50.47 56.62 0.89

The above Construction Class modifiers can be entered on the Commercial Tables, Base
Schedule screen in the appropriate fields.

Life Expectancy values can also be found in the pricing manuals and entered on the Base
Schedule screen. This would complete the entry of the office building to the commercial/industrial
tables.

Structural Elements can now be added / modified for the Building Type. However, the Building
Type must be setup through the Building Types option of the Tools >> Schedules / Tables >>
Commercial Improvements Menu before Structural Elements can be added. If the Building
Type is present and an item for a structural element exists, the value fields can be edited. NEW
must be selected if a particular item is not found within a structural element. Dollar per square
foot adjustments would be added for all elements desired. The adjustments would be calculated
through the same means as the vinyl composition tile and forced air adjustments above.
Plumbing would normally be treated as an extra feature lump sum item and added in the Extra
Feature tables.

Extra Features

Extra Features are items that are attached to the structure, add value to the structure, and cannot
be treated as a structural element. Canopies, loading docks, porches, plumbing, and sprinklers
are examples of items that would be considered as extra features. The list is certainly not limited
to the items listed above. The appraiser has full flexibility in establishing the extra feature items,
values, and method of calculation. The extra feature schedule can be modified on an as needed
basis and completely customized for the user’s needs. Extra Features must also be adjusted for
current and local conditions if the origin of value is a cost manual.

An example of the addition of an extra feature item to a schedule would be sprinklers. Sprinkler
cost information can be found in Section 45 Page 3 (Page 6 in the WinGAP Commercial Pricing
Schedules handout). Sprinkler costs are itemized by coverage. The appraiser could make
several entries in the Extra Feature Table to accommodate the difference in value. However, in
this example the 5000 square foot value in category 2 will be used. The value found in the cost
table is $2.52 per square foot. This must be adjusted for current cost and locale as shown below.

$2.52 * 1.04 * .91 = $2.38

The sprinkler extra feature along with the cost of $2.38 would be added to the Extra Feature
Table as discussed previously in the Extra Feature section of Menus. The Comp # will be
assigned by the appraiser. In this example, the code used will be SP1, allowing for multiple
sprinkler entries. The description would be entered as Sprinkler - 5,000 sf. A value of $2.38
would be entered in Base Cost. A Pricing Code of Square Foot would be assigned to the extra
feature since it will be priced by the number of square feet. The screen on the following page
illustrates the data entry.
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WinGAP - Commercial Extra Features ==

Deacription Comp # Method Table Coat |
BSMT (UNFIN) X040 1 [a] 17.00 -
CRMNOEY HO10 1 a 14 .00
DECE (WCOD) X030 1 [a] g._00
LOADING DOCE HOz0 1 a 0.1z
OVERHEAD DOORS XOHD 1 10.00
BATIO HOe0 1 4.00
PLUMBING FIX X039 Z 339 1.00 -
PORCH OFEN X031 1 a 15.00 r
SPRINELERS — 5000 sf 1
SERINELERS - LDREY HZ0l 1 3.00
UTILITY ROOM X070 1 18.00
i
Pricing Information
Comp # X200 Description  SPRINKLERS - 5000 sf
Pricing Method [Square ook ,] Baze Cost  713g @
|_Hep | [ Cancel J[ MNew [ Delete J[ ooy J[ OK |

Plumbing would be an example of an extra feature that would be priced with a table entry. This
requires a setup in the Tools >> Schedules / Table >> Commercial Improvements >> Extra
Features as discussed earlier in the Extra Features menu section. The screens below and on
the following page provide an example of the data entry.

WinGAP - Commercial Extra Features ==
Dezcription Conp # Method Table Coat |
BSMT (UNFIN) 040 1 a 17.00 -
CAMOEY HO10 1 a 14.00
DECE (WOCD) X030 1 a g.00
LOADING DOCE HOZ0O 1 u] 0.1z Tl
OVERHERD DOORS HOHD 1 10.00
EATIO X0e0d 1 4.00
PLUMBING FIX z -
PORCH OFEN X031 1 u] 15.00 r
SPRINKLERS - 5000 sf X200 1 a z.38
SPRINELERS - DEY XZ01 1 3.00
UTILITY ROOM 070 1 18.00 -

Al
Pricing Information
Comp # X095 Description P UMBING FIX
Prcing Method [ Lmp Sum = | [Table Code] 99 Base Cost | 107 ez |
| Hep | [ Cancel [ New [ Delete J[ Ay J[ OK |
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WinGAP - Commercial Lump Surn Extra Features E
Dezcription T ableR ef Diirn1 Dimz2 Paints n
s 0 -
4 m 3
Table Reference  gg Unit Dallars ADD. 000000
Dimension 1 1
Dimension 2 0
| Hep J[ Cancel [ MNew [ Delete J[ Aoy J[ OK |

In the example above, each plumbing fixture adds a value of $400.

All other extra features could be added in similar fashions as illustrated above.
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Commercial Improvement Exercises

1. Using the schedules in the Appendix for an Office building type, determine the area/perimeter
factor for an improvement that has the dimensions of 125’ x 180’.
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2. Using the schedules in the Appendix for a General building type, determine the wall height
factor for a 10 story improvement that has a height of 330 feet from the ground to the top of
the building.
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3. Using the schedules in the Appendix, what would the actual base cost of a Bank — Central
Office be if the Commercial Base Cost was changed from 1.00 to 1.10.
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4. Using the depreciation table below, what would the depreciation factor be for a 17 year old
improvement with a life expectancy of 40 years.

Age LE 35 LE 40 LE 45
15 .60 .68 .73
20 .49 .59 .66
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5. Using the Schedules and Worksheets in the Appendix and Handouts, calculate the value

of the following commercial improvement:

ltem Value
Use Computer Center
Built As Office
Life Expectancy 45
Construction Type Type 5
Year Built 1983
Story Height 2.0
Ground FIr Area 10,000
Perimeter 410
Bldg Height 26
Heat Cent Heat / AC — Good Quality
Floor Covering Carpet — Good Quality
Plumbing 4 two fixture baths — Avg Rank

Extra Feature

Open porch — 400 sf — Avg Rank

Extra Feature

Overhead door (1) —6 x 10 - Fair
Rank

Grade

85

Other factors

All 1.00
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6. Using the Schedules and Worksheets in the Appendix and Handouts, calculate the value
of the following commercial improvement:

ltem Value
Use Motel
Built As Motel
Life Expectancy 35
Construction Type Type 4
Year Built 1977
Story Height 3.0
Ground FIr Area 4,000
Perimeter 280
Bldg Height 30
Heat Steam Radiators — Low Quality
Floor Covering Carpet — Fair Quality
Plumbing 60 3-fixture baths — Avg Rank
Extra Feature Canopy — 1000 sf — Avg Rank
Grade 60
Other factors .70

excluding Dep
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Using the methodology and procedures discussed in the Development of Commercial /
Industrial Improvement Schedules section, develop schedule costs and other
associated items for a Computer Center (Section 14 Page 18, page 8 in the WinGAP
Commercial Pricing Schedules handout:

o C - Average will be the base category
O The following should be deducted from the base value using Section 44 Page 4
(Pages 9-10 in the WinGAP Commercial Pricing Schedules handout)
a. Plumbing
b. Warm & cool air (zoned)
0 Cost for warm & cool air (zoned) should be setup as a Heating item under Structural
Elements
0 Construction Class Modifiers should be calculated
0 Current and Local Cost Multipliers are found on Pages 3-4 of the WinGAP
Commercial Pricing Schedules Handout

Schedule ltem Value / Cost

Used As Code

Description

Pricing Code (Method)

Base Cost

Construction Cost Modifier 1

Construction Cost Modifier 2

Construction Cost Modifier 3

Construction Cost Modifier 4

Construction Cost Modifier 5

Warm & cool air (zoned) Class 1

Warm & cool air (zoned) Class 2

Warm & cool air (zoned) Class 4

( )
( )
Warm & cool air (zoned) Class 3
( )
( )

Warm & cool air (zoned) Class 5
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8. Using the methodology and procedures discussed in the Development of Commercial /
Industrial Improvement Schedules section, do the following example:

The Board of Assessors has decided to build the commercial schedule to include an entry for
each construction type for a particular use. For example, instead of having a single entry of
Office, there will be an entry in the schedules for Office — Construction Class A, Office -
Construction Class B, Office - Construction Class C, etc. The average category will be used
as the base value for each Construction Class.

o Develop schedule entries for Office - Class A
a. Office Pricing Information can be found on Pages 2-7 of the WinGAP
Commercial Pricing Schedules handout

0 The following should be deducted from the base value using Section 45 Page 2 & 4
on pages 5 and 7 of the WinGAP Commercial Pricing Schedules handout
a. Plumbing
b. Heating
c. Floor Covering

a Construction Class Modifiers should be calculated

Schedule ltem Value / Cost
Used As Code
Description
Pricing Code (Method)
Base Cost
Construction Cost Modifier 1
Construction Cost Modifier 2
Construction Cost Modifier 3
Construction Cost Modifier 4
Construction Cost Modifier 5

Warm & cool air (zoned) Class 1
Warm & cool air (zoned) Class 2
Warm & cool air (zoned) Class 3
( )
( )

Warm & cool air (zoned) Class 4
Warm & cool air (zoned) Class 5
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Manufactured Housing Schedules

WinGAP provides appraisers with the means to value the two different categories of
manufactured housing, prebilled and non-prebilled, that have been created by Georgia Statutes
and Regulations. Both categories of manufactured homes derive their values from the same set
of valuation tables. Two approaches to value, cost and market, may be employed in the valuation
process.

The cost approach in WinGAP begins with the appraiser entering and/or updating valuation tables
that when applied to the manufactured homes characteristics will produce a replacement cost
new. The replacement cost new is then depreciated based on the age and life expectancy of the
home.

The market approach involves the use of the NADA Manufactured Housing Pricing Guide. Given
a manufacturer, model, size and year built, WinGAP will locate the value of the manufactured
home in the pricing guide. Updates to the pricing guide will be provided annually. It is a decision
of the Board of Assessors as to whether the updated pricing guide is used or not used. The most
current year version of the NADA Valuation Schedules is displayed at the bottom of the
Preferences screen as shown on the next page.

NOTE: See the section entitled "Updating NADA Schedules" later in this manual for the
procedures on how to update the NADA valuation schedules.

Values from both the cost and market approaches will be visible on the Manufactured Housing
screen. The appraiser can then declare which approach produces the better value for the digest.

Schedule items for manufactured housing can be found in three areas within WinGAP: Tools >>
Preferences, Tools >> Schedules/Tables >> Manufactured Housing and Tools >>
Depreciation >> Non-Prebilled Tables and Tools >> Depreciation >> Prebilled Tables.

Manufactured Housing Preferences

The Preferences menu item can be accessed by going to Tools >> Preferences. The schedule
item for manufactured housing found on the Preferences screen, as shown on the following page,
is the Mfg Housing Depreciation Year. The Mfg Housing Depreciation Year is used in the
determination of the age of the manufactured home. The year built or effective year built, if
entered, is subtracted from the Depreciation Year to generate the age. If a negative age is
calculated, the value reverts to 1 year old. For example, if the year model of a home is 1985 and
using the Depreciation Year shown on the screen on the next page, the age of the home to be
used in the determination of depreciation would be 16 years (2001 — 1985). The true calendar
year or appraisal year would have no bearing on the age of the home.
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WinGAP - Preferences @

County Information

County Name lones] [] Exempt from Provisions of HE233 for this digest year
Address Jones County Govemment Center
P O Box 1355

Ciy / State / Zp  Gray GA 31032

Phone / Ex: (472)986-6300 Email:  jcotax@mto infinet

Fanc: [472)986-6504 Web:
Point/Base Costs Depreciation Years Other Options
Residential 100.00 Residential 2001 [] Truncate Values [¥] Auto-Reasons (Real)
Commercial 100.00 Commercial 2001 [¥] Disable Logins Aute-Reasons (Pers)

7 .

Commercial Base 100 MFG Housing 2001 ﬂvser Cost Form [[] PTHOR = LIVE DATA,
Accessory 100.00 Accessory 2001 sl el

[ Rnd Area Mult to 6 dec. [ Hide Comments
[ Attic: Use Mae/Min Area [ Bsmit: Use Mao/Min Arez

Special District Description Special District Appraisal Year 2010

Parcel Mumber Template R A Rural Acre Break 30.00

Customize Lendor Label Lendar PU Eq Ratio % AD.00

Customize Occupancy Label  Dccupancy Retum Deadline 04/01/2010 [EI]
Customize Fireplace Label Fireplace / Misc Default Startup Directory | 2gq0 =

Guest Startup Directory 2009

Freeport Information is now found ABOS Default || gy ~| ABOSYr: 2010
in tax district schedule Land Influences NADA Yt 2010 _
[ Help ] [ Close

Manufactured Housing Schedules/Tables menu

The third option on the Tools >> Schedules / Tables menu is Manufactured Housing. The
Manufactured Housing option presents a sub-menu, shown on the next page, that is divided into
two sections:

O Size and Area schedule items that assist with calculating the size and area of the Mobile
Home; and

0 Supplemental schedule items, most of which can be used to adjust the value of the
Mobile Home, such as Condition and Exterior Walls.

Each of the schedule items will be discussed in the order they appear on the Manufactured
Housing Menu.



Ll WinGAP 3.12.0 - Appraisal Year 2010
Eile Property Maintenance Appeals Reports étﬁtlst\CSAdd-gnS Window Help

@ % Relndex...

COwner Multiple Owner  Real Index

Password Administration...
Schedules / Tables 2
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Homestead...
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@

Dk Plmmimm

-

o

Wild Search

Mfg / Model Listing...
Base Rate Table...
Add-Ons...

Lump Sum Add-Ons...

Improvement Labels

Condition...

Exterior Walls...
Fireplace...
Foundation...

Heating / Air...
Plumbing

Roofing...

Story Height...

Quality Adjustments ...

The Mfg/Model Table, shown below, contains a schedule of most types of Mobile Homes sold or
found in the United States. The listing can be customized to the County's needs by adding,
changing, or deleting entries as discussed on the next page.

WinGAP - Mobile Home Mfg/Model Table

Manufacturer Model

21st Cent Trendsetter
2513711216
273551d2620

bth Avenue Del
Aberdeen
Academy

Addition

Adrian

Airine

Al Amer Hertage
All American

All American OF Ashbum
Allen Homes
Allenhomes

Allstar

Altair

Am Eagel
America General
American
American C
American Coach
American Eagle
American Hertage
American Home
Anchor

Anchor Ind

Apallo

Apollo ¥

Ara Ser

A_L:__

Homes

Group Box

Manufacturer 15T CENTURY HOMES
Model LIMITED

Class
Life

EX3

J{

[ Hebp New Delste

J{

Cancel

J

J_semly |

0K
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The Mfg/Model Listing Form is divided into three sections. The names of the Manufacturers of
Mobile Homes are displayed in the list box on the left of the Form. The user can quickly select a
Manufacturer by first clicking in the list box, and then keying the first letter of the name of the
Manufacturer, such as "F" as in Fleetwood. Additional letters contained in the manufacturers
name can be keyed to facilitate the search. For example, the letters “fleetw” could have been
typed to locate the user closer to the desired manufacturer. If necessary, the arrow keys or Page
Up or Page Down can then be used to move directly to the desired Manufacturer.

Once the Manufacturer is located, the user should click on the name, and the Models of Mobile
Homes made by that Manufacturer will appear in the list box on the right side of the Form.
Clicking on a Model Name, as seen below, will then display the Manufacturer name and Model
name in the bottom section of the Form, along with the Class, which is the Quality of Construction
of the Mobile Home, and the Life, which is the Life Expectancy for that Mobile Home. Any of
these items can be changed, If desired, by clicking on the appropriate field and changing the
data. IMPORTANT: In order for the data on the Mobile Home to display in the fields on the
bottom of the Form, the user MUST click on the Manufacturer name in the left list box and then
the desired Model name in the right list box.

WinGAP - Mobile Home Mfg/Model Table (3]
M anufacturer Model
Empress - -
Encore "C" Series
English Squire #5281
Escort 16620
Estchester 24623
Fairmort Hms 2663bs
Fairmont Homes 2663m
Fairmore 2762b =
Fairview 46434
Fairway B662a
Family House G7R3a
Fammore &763p
Femwood Aubum
Fiesta Bamington Signal
Fifth Avenue Bridgewood
First Am Bty P ]
First Lady Broadmare
Fisher Camp Camiage Hill Classic
Fitzgerald Catalina
Flair Chadwick
Flamingo Chadwick Elite
Feetewood Chapel Hill
Cottonwood
Flinstone Dream Park
Flirtstone Eagle Trace
Franklin Eadle Trace 5
Franklin Homes Eagle Trace Sle
Freedom Eagletrace
Frontier Edgewood
Fulton L Famington Hil L
| ey [} P— | A I H |
Group Box

Manufacturer FLEETWOOD Class
Model BRITTANY PARK Life

[ Hep || Camcel || New || Delste || Appy || OK |

A NEW Mobile Home can be added to the Mfg/Model Listing by

Clicking the New Button,

Keying the information in the Manufacturer and Model Fields

Clicking on the Class and Life combo boxes to select the appropriate Class and Life
Clicking the Apply or OK Button to save
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The assignment of the Class and Life should be based on the quality of the manufactured home.
The appraiser can choose between six Class selections:

Excellent
Very Good
Good
Average
Fair

Low Cost

[y Iy

Life expectancy selections range from 15 to 40 in increments of 5 years. The lower the life
expectancy the faster the home depreciates. The Life selection should correspond to the class in
the following manner:

Class Life
Excellent 40
Very Good 35
Good 30
Average 25
Fair 20
Low Cost 15

A Mobile Home can be deleted from the Mfg/Model Listing by first selecting the Manufacturer and
Model as described above, and then clicking the Delete Button. WinGAP will check to see if this
Manufacturer and Model of Mobile Home is used in the PreBill or Residential Improvement Mobile
Home database. If this particular Model is not used, it will be deleted from the schedule; if this
Manufacturer and Model is in use, it will not be deleted and the user will receive the message that
the "MFG & MODEL are used in your improvement file - delete failed".

Base Rate
The Base Rate Table, below, contains dollar per square foot values for the listed length and

width combinations based upon the Quality Class of the Mobile Home. The table can be
customized to the County's needs by changing entries as discussed on the following page.

WinGAP - Mobile Home Base Rate Table 3]
Quality Class |.ﬁ.mrevage - |
Single Wide Multi Wide
WIDTH 12 14 16 24 26 28 32 36

40 203 2589 2423 2841 2225 2878 2578 1988
44 27ss 2541 2378 27 2225 2497 249 15.88
48 2708 2484 2328 2644 2225 2404 2404 1988

t 52 2660 2446 2280 2578 229 2316 2316  19.88
g 56 2636 2423 2233 2513 2229 2251 2251 19.88
T 60 2589 2375 2209 2447 2229 218 2185 1988
H & 65 2351 2161 2382 2223 2119 2119 1988
68 2518 2304 2138 2338 2229 2076 2076 1988
72 2484 2280 2114 2272 2229 2032 2032 1988
76 2470 2256 2090 2229 2229 1988 1988 1988
80 2470 225 2090 2229 229 198 1988  19.88
 Hep [ Cancel |[ Mgy |[ OK |
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The following steps should be taken to modify values in this table:

o The appropriate Quality Class of the Mobile Home should be selected on the Size
Adjustment Table Form by clicking on the Quality Class combo box. The default is
Average.

O The dollar per square foot values can then be changed by clicking in the field
corresponding to the Length and Width of the Single Wide or Multi Wide Mobile Home.

0 When data entry is complete, the Apply or OK button can be clicked to save the change.

Note: To save the changes for a Quality Class, the Apply button must be clicked before
selecting another Quality Class.

Addons

The Addons schedule, below, is used to price external additions, such as decks and porches, to
the Mobile Home. The listing can be customized to the County's needs by adding, changing, or
deleting entries as discussed below and on the following pages.

Note: The Addons schedule should be built prior to building the Lump Sum Addons schedule,
discussed next.

WinGAP - Manufactured Homes Addons [=5]
Deascription Comp # Method Takle Cosat
Addition to Mh oa09 1 10.00 -
ADDITION-AVERARGE 0a0e 1 0.00
Carport 001z 1 15.00
Deck-1 0005 1 1z.00
Deck-2 0008 1 5.00 E
Deck-3 0aa7 1 4.00
Detached Farage ag1s 1 10.00
Enclosed Porch 000z 1 15.00
Fireplace - BreFzb aao3 2 a1l Q.00
Lean To 0014 1 &.00
Metal Utility 0010 1 B.00
MH ADDS ADDS 1 0.00 >

Pricing Information

Comp # 0ooo Description  Addition to Mh

Pricing Method [Square Eaoi v] Base Cost 10,00 [E]

[ Hep | | Camcel || MNew ||  Delete || Aoty || 0K |

The Addons Form is divided into two sections. Existing Addon items are displayed in the list box
on the top of the Form. The following information, from left to right, is displayed in the list box

the Description of the item

the Comp # (Component Number)

the Method (Calculation Method)

the Table Number (used for Lump Sum items only)
the Cost (the Base Cost)

0000 o

Clicking on an item in the list box will display the calculation data about the item in the bottom
section of the Form. An explanation of each of these data entry fields follows.
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e Comp #: A County-assigned unique four-character identifying code for each type of Mobile
Home Add-On. The code can be any combination of four letters or numbers. An Edit button is
located to the right of the Comp # field. The button is placed there to prevent inadvertent
changes to the component number. If a component number is to be added or modified, the
user must first click the Edit button.

¢ Description: A Description of the Mobile Home Add-On, normally the name such as Patio,
Deck, Open Porch, etc.

¢ Pricing Method: There are three available Pricing Methods:

0 Lump Sum,
0 Non-Value ltem,
O Square Foot

Most Add-Ons are priced by the square foot. If the Lump Sum method is used, normally with
items such as Fireplaces, there will always be an entry in the Table Code field to link this Add-
On item to a record in the Lump Sum Add-Ons Table. An entry in the Lumps Sum Add-Ons
Table is required to properly price the item by the Lump Sum method. Lump Sum items will not
have an entry in the Base Cost field. The Non-Value method is used for Add-Ons that are
descriptive in nature and have no value; these items will not have entries in either the Table
Code or Base Cost fields. Add-Ons priced using the Square Foot method will always have an
entry in the Base Cost field, but no entry in the Table Code field.

e Table Code: If Lump Sum is the Pricing Method for the Add-On, there will always be an entry
in this field. If the Table Code is less than nine (9), a space should be placed in front of the
number. This Table number will also be found in the Lump Sum Add-Ons Table with an
associated value to price this particular Add-On by that Lump Sum amount. The user can click
on the Table Code description next to the field to change the description to a Button and
directly access the Lump Sum Add-Ons Table and add or edit the Table item associated with
this Add-On if necessary.

¢ Base Cost: If the Addon is priced by the Square Foot, such as a porch or patio, the Base Cost
is the dollars per square foot value for this particular type of Addon.

A NEW Addon item can be added to the schedule by:

o clicking the New Button at the bottom of the Form

O clicking the Edit Button to gain access to the Comp # field. The Component # code is
County-defined and is entered first

0 keying the Description for the new item into the Description field,

o clicking on the combo box for the Pricing Method to select the appropriate Pricing
Method,

O keying values into the Table Code and Base Cost fields, depending upon the pricing
method,

o clicking the Apply or OK Button.

An Add-On item can be edited by
o clicking on the item in the list box,
0 changing the information in the desired field(s),

o clicking the Apply or OK Buttons.

An Addon item can be deleted from the schedule by clicking on the item in the list box and
clicking the Delete Button, which will delete the Addon item from the schedule.
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Lump Sum Addons

The Lump Sum Addons schedule is used to price external additions, such as decks and porches,
to the Mobile Home that are priced by the Lump Sum or item method. A Lump Sum item in the
Addons schedule will have a Table Code that will look up an entry in the Lump Sum Addons
schedule and price the item accordingly.

NOTE: The Lump Sum Addons schedule should be built prior to adding any Manufactured
Housing Addon items that are priced using this method. The Manufactured Housing Addons
schedule, above, should be built prior to building the Lump Sum Addons schedule.

Below and on the next page are two examples of Lump Sum Addons tables. The construction of
this table, as well as all other tables, is at the discretion of the appraiser.

WinGAP - Manufactured Housing Lump Sum Add-COns [£5]
Dezcription T ableR ef Diirn1 Dirm Paints n
o | 0 0
Mat currently azsigned a ] ] 2.000000
1| I} [ 3
Table Reference g4 Unit Dollars 1500.000000
Dimension 1 0
Dimension 2 0
Hep || Cancel || New || Delste || Appy || OK
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WinGAP - Manufactured Housing Lurnp Sum Add-Ons [£5]

Dezcription T ableR ef Diirn1 Dimz Paints n
Central Air [4-Tan 1344.00) 11 | 0l 0] 1944000000
Central Aur [S00] nz 1] 1] 200000000
Central Air[3-Ton 1665.00) m 1 1] 1665000000
Fireplace [800] 04 1] 1] 200000000
Fireplace - PreFab 10 1 1 1600, 000000
Fireplace(1200] 03 1] 1] 1200.000000
. AH Roof{2500) 3] 1] 1] 2500.000000
Fioof-Ower[1000] 1] 1] 1] 1000000000
Septic Tank[500] 9 1] 1] A00. 000000
Wil [1500] na 1] 1] 1500000000
Wiel/Septic Tank[2000] o7 1] 1] 2000000000
i m P
Table Reference 14 Unit Dollars 1544 000000
Dimension 1
Dimension 2
[ Heb ) Gooel ][ New ][ Deee ][ ey ) OK

The Lump Sum Addons Schedule Form displays the existing schedule items in the list box on the
left side of the form. The column headings refer to the DESCRIPTION of the Lump Sum item, the
TABLEREF code number, the DIM1 and DIM2 pointers, and the POINTS assigned to this type of
Addon. The schedule is indexed in Description order. The calculation data for each item in the list
box can be displayed in the fields on the right side of the form by clicking on an item. An
explanation of each of the fields on the schedule form follows.

¢ Table Reference: The Table Reference code is a unique County-defined number. Letters or
numbers can be used, such as 1-99, AA-ZZ, or 1A, 2C. If a numeric Table Reference is less
than ten(10), it should be entered as 01(a zero followed by a 1), 02, 03, etc. When adding an
item to the Lump Sum Add-Ons schedule, this Table Reference must already exist in the
Manufactured Housing Add-Ons schedule. WinGAP will assign the Description of the item in
the Add-Ons schedule with this Table Reference to the Description of the Lump Sum Add-Ons
item. This is why there is no Description data entry field on the Lump Sum Add-Ons form. If the
Table Reference of the Lump Sum Add-On does not exist in the Add-Ons schedule, the
Description of the Lump Sum Add-On will say "Not currently assigned".

¢ Dimension 1: Dimension 1 is used as a pointer in the table for locating the proper value. It can
represent various characteristics of an Add-On such as Fireplace size, Septic Tank capacity,
Central Air BTU capacity, grade code, or code for type. The user is responsible for maintaining
the definitions of these characteristics. The value must be numeric, and 0 is acceptable.

¢ Dimension 2: The Dimension 2 value is used to further define the valuation of the Lump Sum
Add-On item and is used in conjunction with Dimension 1 to locate the proper value. The value
must be numeric and 0 is acceptable.

¢ Unit Dollars: The actual dollar cost of the Lump Sum Add-On item.
A new item can be added to the Lump Sum Addons Schedule by

Clicking the New Button at the bottom of the Form

The Table Reference # code is County-defined and is entered first

The values for the Dimension 1, Dimension 2, and Unit Dollars fields are keyed
The Apply or OK Buttons can be clicked to save the item to the schedule.
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An item can be deleted from the schedule by first selecting the item in the list box and then
clicking the Delete Button at the bottom of the Form. The user should be certain that this Lump
Sum Addons Schedule item is not used by any Addons prior to clicking the Delete Button.

The complete Lump Sum Addons Schedule can be printed by using either the Report Designer or
FoxPro.

Improvement Labels

NOTE: Until notification of a change, Improvement Labels for Manufactured Homes are
descriptive only, and do not contribute to value or area.

Improvement Labels identify sketched and manually entered areas of a Manufactured Home and
assist in the pricing of the Improvement. They are used in calculating the square footage (heated
area) of the Improvement. The schedule can be customized to the County's needs by adding,
changing, or deleting entries as discussed below.

WinGAP - Improvemnent Labels @
LABEL DESCRIP SOFT COSTFACT AREAFACT LABELTYPE BLDGTYPE “ALMETHOD TAR
1.0 Story | 000ooool 100000 10000 Mobile 0]
DK Deck 10.000000 1.0000 1.0000 Addition b obile 1]
oF Open Porch 16.000000 1.0000 1.0000 Addition b ohile 1]
] 1 3
Label [1 0]
Description
Label Type [ Primary - ]
Cost /SQFT 0.0000 a::::j
Cost Factor 1.0000
Area Factor 1.0000
Help [ Cancel ] [ Mew ] Delete [ Apphy ] [ QK ]

The Improvement Labels Form, as seen in the example above, is comprised of a list box, where
the existing Improvement Labels are displayed, with the data entry fields for each Improvement
Label item below the list box. The following information, from left to right, is displayed in the list
box about each Improvement Label item: the Improvement Label, Improvement Label
Description, Cost/SqgFt, Cost Factor, Area Factor, Label Type, and Building Type. Improvement
Label schedule items are listed in Improvement Label order. The user can press the Home, End,
Page Up, Page Down, or arrow keys to move up and down in the list box and locate an
Improvement Label, or the user can click with the mouse on the vertical scroll bar and drag it up
or down to find the item. The horizontal scroll bar or left and right arrow keys will move the user
across the list box to view all of the information about each item. Clicking on an Improvement
Label item in the list box will display the data about that item in the data entry fields at the bottom
of the Form. A discussion of each of these fields follows.

¢ Label: A four character field (letters, number or symbols are acceptable) where the County-
defined Improvement Label is keyed. An Improvement Label must be unique, cannot be
duplicated, and should quickly identify the Improvement. For example, a Primary Improvement
Label 1ST could be used to identify a One Story Manufactured Home, and the Appendage
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Improvement Label OP could be used to identify an Open Porch. The Improvement Label is
displayed on the sketch screen and printed on the Property Record Card for each part of an
Improvement that is sketched.

¢ Description: The Description or identifying name, such as Deck, of the Improvement Label is
keyed into this 20 character wide field.

e Label Type: The type of Improvement Label is selected by clicking on the Label Type combo
box. There are five available types: Addition, Appendage, Interior, Primary, and Upper.

[1 The Addition Label is used for an Addition (heated area) to a Manufactured Home.
Improvement. Areas that are labeled as Additions will display as a double black dashed
line on the sketch screen.

[1 The Appendage Label is used for appendages (non-heated area) to a Manufactured
Home, such as canopies and loading docks. Areas that are labeled as Appendages will
display as a solid blue line on the sketch screen.

[1 The Interior Label is used for "interior" parts of a Manufactured Home, such as a Second
Story, that the appraiser wishes to price differently and label separately from the primary
heated area of the Improvement. Interior Label areas will display as a green dashed line
on the sketch screen.

[1 The Primary Label is used for the primary heated area of the Manufactured Home, such
as One Story, Two Story, etc. Areas that are labeled as Primary will display as a red solid
line on the sketch screen.

[1 The Upper Label functions in a similar manner as the Primary Label type. The exception
being the fact that the area factor adjustment will be applied to the area of the polygon
and the resulting square footage will be will be used in the determination of the area.
Upper Level areas will display as a broken blue violet line on the sketch screen.

IMPORTANT: A Label Type MUST be selected for every Improvement Label.

e Cost/SQFT: The Cost / SQFT field contains the cost per square foot for Addition and
Appendage label types.

¢ Cost Factor: The Cost Factor is used to adjust the value of a Manufactured Home and is used
with the Interior and Primary types of Improvement Labels. The default WinGAP Cost Factor is
1.00 for a First Story Label, 1.80 for a Two Story Label, and 0.9 for a Second Story (Interior)
Label. These Cost Factors can be changed if desired by the appraiser to adjust and localize the
pricing of Manufactured Homes. NOTE: The Cost Factor field will default to 1.00.

¢ Area Factor: The Area Factor is used to adjust the Heated Area of Manufactured Homes and,
like the Cost Factor, is used with the Interior and Primary types of Improvement Labels. The
default WinGAP Area Factor default is 1.00 for a First Story Label, 2.00 for a Two Story Label,
and 1.00 for a Second Story (Interior) Label. These Area Factors can also be changed if
desired by the appraiser to adjust and localize the calculating of the Heated Area of
Manufactured Homes. NOTE: The Area Factor field is not used with Appendage and Addition
Label types, and will default to 1.00..

A NEW Improvement Label can be added to the Improvement Labels schedule by:

[ clicking the New button

[ clicking in the Label field (make sure the cursor is at the far left of the field) and keying
the new Improvement Label

[1 using the Tab key to go to the rest of the data entry fields where the new information can
be keyed

[ the Apply or OK Button should be clicked to save the data

Existing Improvement Labels can be edited by clicking on the desired item in the list box and
pressing the Tab key. This will take the user to the Label field, where the Label can be changed,
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or the user can again press the Tab key to move on to the other data entry fields where this data
can be edited. The data is saved by clicking the Apply or OK Button.

An Improvement Label cannot be deleted from the schedule by the user. If the County wishes to
delete a Manufactured Housing Improvement Label, it can be handled by any WinGAP Agent
during an Online Support Session.

Supplemental schedule items
Condition

The Condition schedule, below, is a listing of available Observed Condition types. Condition
types are used in adjusting depreciation for the Mobile Home. Each Condition type is assigned a
multiplier or factor, that is used to adjust the depreciation. The appraiser in each county must
decide what Condition type will be considered as the base.

WinGAP - Background Information : MH COMNDITION 3]
| Code: DO

Fair Pesin:

Average FSER: - Poor

Good

Excellent Values

Lump Sum § \ jﬁﬂ

% / Square Feet

Cost Muttiplier 0.00 [@

(&)

Help [ Cancel ] [ New Delete [ Apply ] [ QK

A New Condition type can be added by
o Clicking the "New" button
0 Keying in the Description and the Cost Multiplier in their respective fields
o Clicking "Apply" or "OK".

There is a limit of ninety-nine (99) Condition types that can be added to the schedule.

An existing Condition type can be edited by clicking on the desired item and editing the
appropriate field(s). At the present time, it is not possible to delete a Condition type.

Exterior Walls
The Exterior Walls schedule, next page, provides a listing of the current Exterior Wall types.

Exterior Walls are used in pricing the Mobile Home. Each Exterior Wall type maybe assigned a $ /
Square Foot amount that will be used to adjust the value of the Mobile Home.
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WinGAP - Background Information : MH

EXTERIOR WALLS

ST Code:
Eirlck ] 001
Cedar Siding Descrip:  Auminum
FiberGlass

" Values
iyl
Pressedood Lump Sum $ 0 '::j::i
Sheet Metal § / Square Feet 0.00
Unknown Cost Multiplier 00 Iﬂmi

Help [ Cancel || New Delete [ Apply  |[  OK |

A New Exterior Wall type can be added by

o Clicking the "New" button

o Keying in the Description and the $ / Sq Ft value in their respective fields
o Clicking "Apply" or "OK".

There is no limit to the number of Exterior Wall types that can be added to the schedule.

An existing Exterior Wall type can be edited by clicking on the desired item and editing the
appropriate field(s). At the present time. it is not possible to delete an Exterior Wall type. Exterior
Wall multipliers should not be changed in a County without performing significant market studies
to determine whether the factor should be increased or decreased.

Fireplace

The Fireplace schedule, below, provides a listing of the current Fireplace types as well as other
miscellaneous Mobile Home items, such as Spas and Hot Tubs, that the appraiser wishes to
value using the Lump Sum method. The value in the Lump Sum $ field is the value of that type of
Fireplace or miscellaneous item. For example, if a Pre-fab, 1 sty 1 Box Fireplace is to be priced at
$900, the Lump Sum $ value is $900.

WinGAP - Background Information : MH

=

Miscellanecus Items (Fireplace)

Code: 001

Pre fab 2 sty1 Eh:nx N
Const1 sty 1 Box BSCMP.  Prefab 1 sty 1 Box
Const 2 sty 1 Box
Const1 sty 2 Box Sl
Const 2 sty 2 Box Lump Sum $ 500 [ﬁ
Const 2 sty 4 Box % / Sguare Feet 0.00
Firaplace M. %, Cost Mutiplier = =

Help [ Cancel || New | Delete [ Apply || oK ]
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A New Fireplace/Lump Sum Valuation item type can be added by

o Clicking the "New" button
a Keying in the Description and the Lump Sum $ in their respective fields
o Clicking "Apply" or "OK"

There is no limit to the number of Fireplace types that can be added to the schedule.

An existing Fireplace type can be edited by clicking on the desired item and editing the
appropriate field(s). At the present time, it is not possible to delete a Fireplace type. Fireplace
Lump Sum values should not be changed in a County without performing significant market
studies to determine whether the value should be increased or decreased.

Foundation

The Foundation schedule, below, provides a listing of the current Foundation types. If the
appraiser desires, foundation types can contribute value to mobile homes by keying an amount in
the $ / Square Feet field.

WinGAP - Background Information : MH FOUNDATION 3]

Code: 001
Descip:  Masonry

Yalues

Lump Sum & | jﬁﬁ

&/ Sguare Fest 0.00

Cost Multiplier 0.00 'jjjjji

E1

Help [ Cancel ] [ Mew ] Delete [ Apply ] [ QK ]

A new Foundation type can be added by clicking the "New" button, keying in the type in the
Description field, and then clicking "Apply" or "OK". There is no limit to the number of Foundation
types that can be added to the schedule.

An existing Foundation type can be edited by clicking on the desired type and editing the
Description field. At the present time, it is not possible to delete a Foundation type.

Heating/Air
Heating/Air Conditioning types and their $ / square foot adjustments are stored in the Heating/Air

Schedule, as seen on the next page. These dollar amounts are used to adjust the Mobile Home
value based on the heating/air conditioning type found in the Mobile Home.
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WinGAP - Background Information : MH HEAT 3]

Central Heat{AC -
Code:

Central Heat E_ 001
Cantral &0 Descrip:  Central Heat/AC
Floortall Furnace
HotWWater/Steam Values
Basehboard Lump Sum & 0 o '
Mo Heat £ / Square Feet 0.00
Floorfall fwfc AC Cost Mutiplier —
Baseboard wic AC — i
Hot H2 OS5 wic AC
Solar Heat w/c AC

S ) =

A new Heating type can be added by clicking the "New" button, keying in the Description and
the $ / Square Feet value in their respective fields, and then clicking "Apply" or "OK". There is no
limit to the number of Heating types that can be added to the schedule.

An existing Heating type can be edited by clicking on the desired type and editing the
appropriate field(s). At the present time, it is not possible to delete a Heating type.

Plumbing

The Plumbing schedule, as seen below, provides a listing of the current Bathroom types that the
appraiser wishes to value using the Lump Sum method. Additional Plumbing Single Fixtures can
also be priced using this method. The value in the Lump Sum $ field is the value for that type of
Bathroom or Single Fixture. For example, if a Full Bath is to be priced at $700, the Lump Sum $
value is $700.

WinGAP - Background Information : MH PLUMBING @
-
Code:
Half : E_ . 001
Single Fixure escip:
Yalues

£/ Square Feet 0.00
Cost Multiplier 0.00

Lump Sum $ 700 [m

@

a

Delete [ Apphy ] [ QK ]

Since the Mobile Homes Form in WinGAP allows data entry in only the Full, Half, and Single

Fixtures fields as far as Plumbing value is concerned, there is no need to add New Plumbing

types to the Plumbing schedule, even though the schedule allows it. The value in the Lump Sum

$ field for the three Plumbing types, Full, Half, and Single Fixture can be edited, however, by

clicking in this field on the Plumbing Form. It is recommended. however, that the Full, Half, and
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Single Fixture Descriptions not be changed; nor should any of the Plumbing types be deleted.
Plumbing Lump Sum values should not be changed in a County without performing significant
market studies to determine whether the value should be increased or decreased.

Roofing

The Roofing schedule, below, provides a listing of the current Roofing types for Mobile Homes. If
the appraiser desires, roofing types can be used to adjust mobile home values by entering the
dollar adjustment in the $/ Square Feet field.

A new Roofing type can be added by clicking the "New" button, keying in the type in the
Description field, entering the amount of adjustment in the $ / Square Feet field and then clicking
"Apply" or "OK". There is no limit to the number of Roofing types that can be added to the
schedule.

"WinGAP - Eackground Information : MH ROOFING (S|
Agphalt Shingle Code: 01
YWood Shingle 5 N .
Azbestos Shingle ESCMP- Asphalt Shingle
Slate
Tile Values -
hdetal Lump Sum & [ -ﬁjﬁi
Fuoll Roof % / Square Feet 0.00
Tar& Gravel Cost Multiplier 0 —
Cither .4.......1
Help [ Cancel ] [ New ] Delete [ Apply ] [ QK ]

An existing Roofing type can be edited by clicking on the desired type and editing the
Description field. At the present time, it is not possible to delete a Roofing type.

Story Height

The Story Height schedule, next page, provides a listing of the current Story Height types for
Manufactured Housing. Story Height types are descriptive only, and add no value to the Mobile
Home.
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"WinGAP - Background Information : RESIMP  STORY HEIGHT (=23

Code: 001
Descrip: 1.0 Story

Values

Lump Sum % 0 j:ﬂ

%/ Sguare Fest

Cost Multiplier 0.00 'jjjjji

()

[ Cancel ] [ MNew ] Delete [ Apphy ] [ OK ]

A new Story Height type can be added by clicking the "New" button, keying in the type in the
Description field, and then clicking "Apply" or "OK". There is no limit to the number of Story
Height types that can be added to the schedule. For the time being, however, only the 1, 1.5, and
2.0 Story Heights can be used on the Mobile Homes Form when adding or editing a Non-
Prebilled or Prebilled Mobile Home.

An existing Story Height type can be edited by clicking on the desired type and editing the
Description field. At the present time. it is not possible to delete a Story Height type.

Quality Class

The Quality Class schedule, shown below, is a listing of the available Quality types. The quality
types mirror the six manufactured housing classes. No Quality Classes should be added and
none should be deleted. The purpose of the Quality Adjustments is to effect the $ / Square Feet
characteristic adjustments. For example, if a manufactured home is classed as Excellent and the
Heating / Air item Central Heat / Air adds $5.00 per square foot to the base cost of the home, the
multiplier associated with the Quality Adjustment Excellent (1.75) would be applied to the $5.00
(5.00 * 1.75). ltis not required that Quality Adjustments have any effect on value. This can be
accomplished by setting all cost multipliers to 1.00.

WinGAP - Background Information : MH QUAL CLASS =
Awerage *| Code:
Excellent ) AV
Fair Descrip:  Average
Good
Low Cost Values
Wery Good o ti 0 'ﬂﬂﬂﬂij
&/ Square Feet 0.00
Cost Muttiplier 100 [@
E1
e bee | (A )0k

An existing Quality Adjustment type can be edited by clicking on the desired item and editing the
Cost Multiplier field.
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Updating NADA Valuation Schedules

The NADA Valuation Schedules can be updated by running the last option on the Tools >> File
Maintenance menu, as seen below.

LR WinGAP 3.12.0 - Appraisal Year 2010
File Property Maintenance Appeals Reports §tati5ticsAdd-Qns Window Help

@« v e B o > #

P d Administration...
Owner Multiple Owner  Real Index e asswer rinistraton ransfer Timber Report Design ~ Wild Search
]

Schedules / Tables

Depreciation

File Maintenance Data Edits

Database Utility Growth Calculations
FTP Utility User Log
Re-Appraise Edit Log
Preferences.. View Schedule Edit Log
Year End Cleanup
Create Checkout Folder
Future Folder Tasks

Broadcast Shutdown Message

Clear Shutdown Message

Download ABOS ...
Download NADA ...

This option allows the County to download the latest update to the NADA manufactured housing
valuation files. Clicking on the Download NADA option produces the following message:

and for

As the message indicates, the computer this procedure is performed on must have a working
Internet connection that will allow the computer to connect to the FTP site, all other users must be
out of WinGAP, and the NADA files will be downloaded into the current Appraisal Year folder.
Also, this computer must have WinZip and the WinZip Command Line module installed in the
C:\Program Files\WinZip folder.

On a broadband connection the download will only take a few seconds; on a dial-up connection it
could take several minutes. If for some reason, such as a bad Internet Connection, the FTP site is
down for maintenance, or there are local network FTP site blocking restrictions, the connection to
the FTP site will not be made, and the user will receive a message similar to the one shown on
the next page.
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FTP Error 12007 B3

Mame not resoked

..............................................

Otherwise, the connection to the FTP site will be established, and the user will see several
messages, such as "Connecting to FTP site", "Logging On", "Finding NADA.Zip", and
"Downloading". At the conclusion of the download, the user will receive the messages "File
Downloaded", "Disconnecting” and "Done!". A Command Line window will appear and the NADA
files will be automatically unzipped. At the conclusion of the unzipping process, the user can
press any key to produce the Reindex message form. Images of both the Command Line window
and Reindex form can be seen below. (NOTE: If the unzipping process is not successful, the
user will not see these messages in the Command Window. If these messages do not appear,
the user should contact a DOR Technical Support agent or use WinGAP’s Online Support for
assistance.)

M2 wzunzip - [o]x]
A =l i E =5 Al

Command Line Support Add-On Uersion 1.1 SR-1 <(Build 6224)>
¢c?» WinZip Computing, Inc. 1991-268884 — All Rights Reserved

= C:»PROGRA™ISWinGAP~data~2BB6~nada.zip

C:~PROGRA™1~WinGAP~data~2B8B6~nada_modifiers .DBF
C:=~PROGRA™1~WinGAP~data~2BB6nada .DBF
C:=~PROGRA™1~WinGAP~data~2B8B86 nada _category.DBF
C:=~PROGRA™1~WinGAP~datas2B8B6~nada_tipout.DBF
C:=~PROGRA™1~WinGAP~data~2B8B86*nada_white.DBF
C:%PROGRA™1~WinGAPNdata~2BB6~nada_yellow.DBF
C:~PROGRA™1~WinGAP~data~2BB6~nada_dep.DEF
C:~PROGRA™1~WinGAP~data~2BB6~nada_mfg.DEF
mzipping C:~PROGRA™1“WinGAP“data~2BB6nada_model.DBF

(program finished - press any key to continuel_

WinGAP - Reindex
Mow Reindexing:

Total Progress

| Help | | Cancel | | Begn |

Begin can be clicked to Reindex all files and the new NADA manufactured housing valuation files
will be ready for use with WinGAP.
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NADA Valid Widths

E WinGAP 3.12.0 - Appraisal Year 2010
File Property Maintenance Appeals Statistics Tools Add-Ons Window Help

= i » rFe X
@ %l = Assessment MNotices Reports E u‘::,%“
Owner Multiple Owner  Real Real ¥ | Prebill MH Transfer Timb

Manufactured Housing Property Record Card

Personal PreB ax Bills
Analysis PreBill Digest
Administration

Timber

Report Viewer
Report Designer...

PRC Haolding Bin

A report showing NADA Valid Widths for Manufactured Housing can be printed by clicking on the
final option on the Reports >> Manufactured Housing sub-menu. This will produce the NADA
Valid Width report, as shown below.

rﬂ‘ﬁpre\.l'is_ﬂ..\r—
@ SH| » w | B |[EDE| & |[PeeT

09NI0 HADA Valid Widins 1

Migid Modsi Modsl i
015

H
a
=

ALL MODELS for 8 Mamutschrer

W
i
BIBIH RN BB B RRR B e B[R RE B a|e]e|e]e]e]|e]e]|e]e]le]e

The purpose of the NADA Valid report is to provide the user with a list of widths that are used in
the NADA valuation process. The report should allow the user to check the validity of information
provided on manufactured housing.
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Manufactured Housing Depreciation

The depreciation tables for manufactured housing can be found on the Tools menu under the
Depreciation item. There are two menu options as shown below for manufactured housing
depreciation tables: Non Prebill and Prebill Mobile Homes.

IE WinGAP 3.12.0 - Appraisal Year 2010
File Property Maintenance Appeals Reports §tatistics Add-Ons  Window Help

& @ E W 9 &
Password Administration... 5
ansfer
13

Owner Multiple Owner  Real Index Timber Report Design  Wild Se
Schedules / Tables

Depreciation » Residential Tables...

. . Commercial Tables...
File Maintenance 3

Database Utility
Mon Prebill Mobile Home Tables...

Prebill Mobile Home Tables...

FTP Utility
Re-Appraise 3

P T anTE .
Cost Table...

Preferences..

Cost Index...
IRS Class...

The Non Prebill Mobile Home Tables... option is used in the depreciation of homesteaded
manufactured homes. Non-homesteaded homes are depreciated with the Prebill Mobile Home
Tables... option. The functionality is the same for both tables. Below is an example of the
deprecation table for Non Prebill mobile homes.

WinGAP - Depreciation - Mon-Prebill Mobile Homes

Grade-Frame-Age Grade-Frame-Age |G|ade-F|ame-f-‘~ge Depreciation Group
00-2- 0 Grade: g 0g

00-&- & Frame:

00-E- 10 Ags g

00-&- 15

00-a- 20

00-A- 25 Depreciation Factors

00-A- 30 Be Gd: A R Pr:

00-&- 35

00-2— 40 000 000 000 000 000
b: 10: 15 20: 25
oo0 000 059 087 057
30: 35: 40: 45 bl
058 058 055 000 000
b 60: 65 70: Fii
ooo 000 000 000 00D

F [

Help [ Cancel || New ||  Delete || Apply || OK |

The table consists of age increments with associated depreciation factors under the Life
Expectancies of 15 —40. Entries should not be made in any other fields other than the Life
Expectancies of 15 - 40 in the Depreciation Factors section of the screen.
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As many age increments as needed can be added to the table by

o Clicking New
o Completing the data entry in Age and the Life Expectancy fields.

o Clicking Apply/OK to save

Following is the interpolation routine that is used to determine the depreciation factor when the
difference in the age increments is greater than one.

Depr Increment = abs(Depr from Lower Age Level — Depr from Higher Age Level)

—r

2. Inc Factor = Depr Inc / abs(Higher Age Level — Lower Age Level) {rnd to 2 dec)
3. Depr Adj = (Act Age — Lower Age Level) * Inc Factor {rnd to 2 dec)
4. Calc Dep = Depr from Lower Age Level — Depr Adj

Following is an example of interpolating depreciation using a commercial improvement with an
age of 7 and a depreciation table with a 5 year age level with depreciation of .95 and a 10 year

age level with depreciation of .82.

Age Depr Factor
5 .95
10 .82

Dep Increment = .95—-.82=.13

Inc Factor = .13/ abs(10 —5) =.13/5=.03 {round to 2 dec}
Depr Adj = (7-5)*.08=2".03=.06 {round to 2 dec}
Calc Dep = .95-.06=.89
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Manufactured Housing Calculations

The process of calculating a value for a manufactured home is comprised of the following basic

steps:

Q

Locating the mfg/model in the Mfg/Model Listing schedule and obtaining the class and life
expectancy. If the class assigned to the home is different than the class in the Mfg/Model
Listing, the home’s class will be used. Also, the life expectancy associated with the
home’s class will be used.

Using the class and the length and width, obtain the base dollar per square foot value
from the Base Rate (used to say Size Adjustment) Table. If there is not a direct match of
the length and width in the table, the closest fit is made in the following manner:

> The next higher width is taken. For example, if the width assigned to the home is 25
and the table contains widths of 24 and 26, the table lookup would be 26. If the width
exceeds the maximum width in the table, the table’s maximum width is used.

> Another table lookup is performed using the table width, in the case above, 26 and
the length of the home. If there is no exact match and the length of the home does
not exceed the maximum length in the table, the base rate at the next higher length is
used. For example, if the size of the home is 25 x 41, the lookup in the table will use
the base rate at the 26 x 44 length.

All characteristic $ / square feet amounts are adjusted based on the quality class
multipliers and added to the base rate

The adjusted base rate is then multiplied by the area of the home. However, a flaw has
been discovered in the calculation process in that the width of the home is not used in
calculating the area. Instead, the width from the size adjustment table where the base
rate was obtained is being used. With dimensions of 25 x 41, the area of the home would
be calculated base on 26 x 41.

Lump sum characteristic items after being adjusted for quality class are added to the
result of the adjusted base rate times the area producing the base value of the home.

If a tip-out exists, the area of the tip-out is multiplied by the adjusted base rate and then
by the tip-out adjustment assigned by the user producing the tip-out value.

The base value of the home and the tip-out value are summed generating the
replacement cost new

The depreciation is obtained from the depreciation table and adjusted by the condition
multiplier

Depreciation, functional obsolescence and economic obsolescence are applied to the
replacement cost new producing the value of the home

Addon values are summed and added to the value of the home resulting in the fair
market value.
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If the market approach is used to generate a value, both “box” values will be shown on the
screen. The market value will be shown in the NADA field. The field MH Calc will hold the cost
value. The appraiser should select the value that better represents fair market. The selected
value is then added to the sum of the Addons and is displayed in the Total field after Apply is
clicked.

WinGAP - Manufactured Housing - ALLISON PATTY :1 of 1 ===
MH [Key: 3615-1399 28 x 44 Buccaneer Homes ~| PN Jg5B-00-077 -
AppIEiser  Stevie v Key 3615
Review Date
: DE'I"'I‘?:’#ZDH}_ LE'] Depreciation No Sketch
mprovement Information
. Condition  |Eeceflent Documents
s [(heotinm o] Sl [fam x| o e x] e
S :
Maodel |Mmi|a| v| Decal Yr Decal No Ovr Dep — m
Class [ﬁvemge - Serial No ALBUSIW1098204648 T 1'DD
‘Year Model 1555 Purch Price ] Econ O -
on Obs
FF Yr Bt L] o Y Purchased LR
Size 28 X 44 [ Tip Out Values
0 0 0 0.00 Transfer to Homestead TEL 31383 [C1Owr
Characteristics AR 0
—— : MH Calc 28,878 28,234
Bt Wall Viryl o Heat /Air Central Heat/AlL Full Baths 1 MH Our - 3
Roofing Asphalt Shingle Fireplace - | Haff Baths 4 63 =
Foundation | pjers »| Bedooms 32 Single Fod Total ne e G
Previous Values Last Cale 29938
Prev Box 28234  Prev Addon 60  Total Previous 28294
Location Info Comments
House Mo ggp Ext Direction WARD FEOP .
Street Macon
StType  Hwy Quad
= Pine: Ridge Lot No e

Tanx District =
@ [ Cancel [ New |[ Delte |[ Apply || oK J
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Manufactured Housing Exercise

1. Calculate the value of a mfg home using the schedules and procedures discussed on
pages 71-94. The characteristics of the home are as follows:

ltem Value

Size 32x78

Class Average

Condition Excellent

Year Built 2003

Exterior Wall Vinyl

Misc ltems Pre-fab 1 sty 1 box

Heat Cent Heat/AC

Baths 3 full

Carport 24 x 16

ltem Cost

Base 36.40
Vinyl .50
Cent Heat/AC 5.00
$/SF Total 41.90
Box Value (32 * 78 * 41.90) 104,582
Baths (3 * 700) 2,100
Fireplace 900
Total Box Value 107,582
Carport (24 * 16 * 20.00) 7,680
RCN 115,262
Depr (.97 * 1.15) 1.00
FMV 115,262
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Urban Land Schedules

Urban Land Schedule

The Urban Land schedule is found under Tools >> Schedule / Tables >> Urban Land as shown
below.

LB WinGAP 3120 - Appraisal Year 2010
Eile Property Maintenance Appeals Reports  Statish

&« T

Add-Ons  Window Help

Relndex... E a;fv%;j % %

Password Administration...

Cwner Multiple Owner  Real Index Tl Rmmmet Blomiee  Wild Search
Schedules / Tables » Residential Improvements
Depreciation 3 Commercial Improvements
File Maintenance N Manufactured Housing 3
Database Utility s '
FTP Utility Accessibility / Desirability...
Re-Appraise 3 Conservation Use Land...
FLPA Schedules

Preferences...
Land Characteristics 3

Land Influences...
Rural Land...

Subdivisions List ...

Timber Values
Urban Land...

T
Tax Districts...

Selecting the Urban Land option will produce the Urban Land schedule, examples of which are
seen below and on the next page.

WinGAP - Urban Land ==
Suhdivision / Neighborhood
SUBDIVKAME SUBDIVCODE CALCMETHOD UNITWALUE EXUMITS ExFACTOR DEPTHTBL =
B3, 207 2 10000.00 0.00 0.00 1]
638 208 2 2000000 0.ao 0.0o0 a
638 209 2 5000.00 0.ao 0.00 0
£34 211 4 5000.00 0o 0.00 I
£3a |75 210 3 1.50 0o 0.00 I
BARFIELD EST. 9 1 £0.00 0.0 0.00 1]
BRAXTOMN & SMYDER 100 4 5000.00 0.00 0.00 1]
BYROMYILE COMMERCIAL 202 1 75.00 n.aa 0.0o a
BYROMWILLE 17 1 40.00 n.aa 0.0o0 a
BYROMYILLE 203 1 40.00 0o 0.00 i
BYROMYILLE 204 2 2500.00 il 0.00 I
CaPE 71 1 £0.00 0.0 0.00 1]
CLEMEMTS POMD 75 1 50.00 0.0 0.00 1]
FIMYERDAIF FSTATES A5 4 F0nnnn nnn nnn n-w
4 11 b
Information
Name B2A Unit Value 200
Excessive Units 0.00

Yaluation Method
Excessive Adj Factor 0.00

Frort Foct (1) [0) Square Faot (3}
Acres (2) Lot / Urit (4)

Help | Cancel || Delete || New || Mepy |[ 0K
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"WinGAP - Urban Land e

Subdivizion f Neighborhood

SUBDIYMNAME SUBDIVCODE CALCMETHOD UMITVALUE ExUMNITS EXFACTOR DEFTHTBL -
Quorr | %s) | vos om| om o

12.000/5C g0 2 12000.00 0.oo 0.oo o
120/FF 20 1 120.00 0.00 0.00 a
130/FF 21 1 130.00 0.00 0.00 a
14.000/5C g1 2 14000.00 000 000 o
140/FF 22 1 140.00 000 000 o
15,000/5C 52 2 15000.00 0.oo 0.oo o
15/FF 1 1 15.00 0.0a 0.0a a
150/FF 23 1 150.00 0.00 0.00 a
1500/AC 29 2 1500.00 000 000 o
160/FF 24 1 160.00 000 000 o
170/FF 25 1 170.00 0.oo 0.oo o
175/FF 26 1 175.00 0.0a 0.0a a
20/FF 2 1 20.00 0.00 0.00 a
AN an ? 2000 nn nnn nnn 1/
4 m r

Information

Name 110/FF Urit Value 110.00 Defautt Depth

Excessive Units
VYaluation Method 0.00

i Excessive Adj Factor 0.00
@ Front Foot (1) [ 1'Square Foot (3)
() Acres (2) ~) Lot / Unit (4)

Help | Cancel || Deete || New || Appy || ok |

The valuation of Urban Land involves setting up Subdivisions and Neighborhoods within the
County. The Subdivision/Neighborhood represents a group of parcels where the pricing method
and unit cost are consistent throughout. The pricing method refers to the manner in which the
parcels are valued, i.e. front foot, acre, square foot, or by the lot. Unit cost is the value per unit
that is assigned by the appraiser.

The Urban Land schedule allows the appraiser to enter as many schedule items as needed to
value urban land. Urban land schedule entries can be setup to value land by four different
methods:

o Front Foot (displayed in yellow in the list box)

O Square Foot (displayed in blue in the list box)

O Acre (displayed in orange in the list box)

O Lot (displayed in green in the list box)

Unit values, default depth tables (when needed), excessive units and excessive unit factors can
be assigned to each entry.

Following are the fields that appear on the screen and their explanations.

0 Name: The name of the urban land schedule entry should be keyed in this field. The
name could represent a subdivision or some other area of valuation. The Name can be
up to thirty characters in length and can be any combination of letters, numbers, or
characters.

0 Valuation Method: The valuation method should be selected from the options available
within this group. There are four available Valuation Methods for Urban Land: Front Foot,
Acre, Square Foot, and Lot. The Valuation Method is selected by clicking the radio button
for the desired method. If the Front Foot method is selected, the number 1 will appear in
the Calculation Method column in the list box for that Subdivision; if the Acre method is
selected, the number 2 will appear in the Calculation Method column; if the Square Foot
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method is selected, the number 3 will appear in the Calculation Method column; and if the
Lot method is selected, the number 4 will appear in the Calculation Method column in the
list box for that Subdivision.

0 Unit Value: The dollar amount that will be used to value land assigned to the schedule
item per Front Foot, Acre, Square Foot, or Lot for that Subdivision/Neighborhood.

0 Excessive Units: The number of units where size becomes an issue in the valuation
process. Excessive Units are normally used when the appraiser wants to reduce the
value of land within the Subdivision when the land exceeds a certain size. For example, a
Subdivision uses the Front Foot Valuation Method with a value of $24 per Front Foot.
The appraiser determines that subrecords within this Subdivision that have Frontage
greater than 200 feet should have the Front Foot value reduced by a factor of .85 due to
their excessive size. 200 would be keyed in the Excessive Units field, and the adjustment
of 0.85 would be keyed in the Excessive Adjustment Factor field. All four Valuation
Methods can utilize the Excessive Units and Excessive Units Adjustment Factor as
desired by the appraiser.

0 Excessive Adj Factor: The size adjustment that will be applied to units above the
excessive units. The Factor is usually less than 1.00. If a value is keyed in the Excessive
Units field, an Adjustment Factor greater than zero must be keyed in this field.

0 Default Depth: The default depth table that will be assigned to the schedule item. The
Default Depth only appears when the Valuation Method is Front Foot. The appraiser has
a choice of six options:

None
100
150
200
250
300

O O O O O O

The Default Depth for the Subdivision will appear on the Urban Land section of the Land
Information Form when the subrecord for this Subdivision is added or edited. All Urban
Land subrecords for this Subdivision should use this Default Depth.

New Urban Land schedule entries can be made by:

o Clicking New
o Completing the data entry in the fields
o Clicking Apply or OK to save
A maximum of 99,999 entries can be made in the Urban Land table.

Urban Land schedule entries can be modified by:

O Selecting the item
o Editing the data
o Clicking Apply or OK to save

An entry can be removed from the schedule by:

O Selecting the item
o Clicking Delete

If the schedule item has been assigned to a parcel, the user will be notified and the deletion effort
will be cancelled.
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Depth Tables

Currently, there is no menu access to the depth tables. The tables can be printed by using the
menu option Reports >> Real >> Depth Tables as shown below.

Ll WinGAP 312.0 - Appraisal Year
File Property Maintenance Appea

e

Statistics  Tools Add-Ons  Window Help

Assessment Motices Reports 3 | iﬂ ‘J‘!‘%‘d- %

Owner Multiple Owner  Real Real 4 Point Cost Study |
Manufactured Housing » Preliminary Digest
Personal 3 Property Record Cards ...
Analysis » Return Forms ..
Adeinistration 3 House Number on Street
Timber b Dol 1ol ) : et L P Y |
T Depth Tables

- R T T O DVETTe,
Report Designer... !

Sales

PRC Holding Bin Expired Covenants (Hist, Pref and CU)
Cons Use Reports 3
FLPA Reports 4

An example of the report is shown below.

A Preview -

&S| w o | -B | [E]E ([Pt

09/21/2010 Depth Tables 1

Depth 100 150 200 250 300
1 0.0160 0.0107 0.0080 0.0064 0.0053

2 0.0320 0.0213 0.01e0 0.0128 0.0107
3 0.0480 0.0320 0.0240 0.0192 0.0160
4 0.0640 0.0427 0.0320 0.0256 0.0213
5 0.0800 0.0533 0.0400 0.0320 0.0267
6 0.0960 0.0640 0.0480 00384 00320
T 0.1120 0.0747 0.0560 0.04458 000373
8 0.1280 0.0853 0.0640 0.0512 00427
9 0.1440 00960 0.0720 0.0576 0.0480
10 0.1600 01067 0.0800 0.0640 0.0533
11 01760 01173 0.0880 0.0704 0.0587
12 0.1920 01280 0.0960 00768 0.0640
13 0.2080 01387 0.1040 0.0832 0.0693
14 0.2240 01493 01120 0.0896 0.0747
14 0.2400 01600 0.1200 0.0960 0.0800
16 0.2560 01707 01280 01024 0.0853
17 0.2720 01813 01360 0.1088 0.0907
18 0.2680 01920 01440 01152 0.0960
19 0.3040 02027 01520 01216 01013
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Land Influences

Another item involved in the pricing of Urban Land is Land Influences. The Land Influences
schedule is found on the Tools >> Schedules / Tables menu, as seen below, and allows the
County to define various types of Land Influences that can be applied on the parcel level to affect
land values.

E WinGAP 312.0 - Appraisal Year 2010
Eile Property Maintenance Appeals Reports  Statist

¢

Owner Multiple Owner  Real Index

Add-Ons  Window Help

Relndex... uﬂ‘é‘{ %
Password Administration... -l -

[ S . Y S

Schedules / Tables 4 Residential Improvements
Depreciation 4 Commercial Improvements

File Maintenance 5 Manufactured Housing 4
Database Utility Accessories '
FTP Utility Accessibility / Desirability...
Re-Appraise [J Conservation Use Land...

FLPA Schedules

Land Characteristics 3

Preferences...

Land Influences...
Rural Land...

The items in the Land Influences schedule, below, can be accessed for each parcel in WinGAP
on the upper right side of the Land Information Form at any time that either Urban or Rural Land
is added or edited. Up to seven different Land Influences, each with a percentage adjustment,
can be applied to a parcel. Note that the Influence adjustment is applied on the Land Information
Form, not on the Land Influences Form; the items are purely descriptive on the Land Influences
Form itself.

WinGAP - Background Information: PROP CHAR  INFLUENCE (3]

Code: 001
Descrip:  Topography

Wiater Val

Transitional alues

Meighborhood Lump Sum $ [ SEEEE

Cther &/ Square Fest

Cost Multiplier 0.00 ]
Help [ Cancel ] [ MNew ] Delete [ Apphy ] [ QK ]

These Influences affect the value of the land for each parcel. They can be applied in either a
compound (multiplicative) or additive manner, based upon how the County wishes to apply Land
Influences to land value, and they must be either one or the other; they cannot be both.

The formula for Compound application (the manner in which Land Influences are more commonly
applied within WinGAP) of Land Influences is as follows: Base Land * Influence1 * Influence2 *
Influence3 * Influence4 * Influence5 * Influence6 * Influence7 * Neighborhood Influence. The
formula for Additive application of Land Influences is as follows: (Base Land + ([(1-Influence1) *
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Base Land] + [(1-Influence?2) * Base Land] + [(1-Influence3) * Base Land] + [(1-Influence4) * Base
Land] + [(1-Influenceb) * Base Land] + [(1-Influence6) * Base Land] + [(1-Influence70 * Base
Land]) * Neighborhood Influence.

In the above formulas, Base Land is the value of the land resulting from the calculation of the land
subrecords. In the case of Rural Land, the Base Land value would include the application of the
Accessibility/Desirability factor.

The Land Influences combo box in Tools >> Preferences is used to select either the
Compound or Additive type of Land Influence, and the user should see that section of the
manual for a more detailed discussion of how Land Influences are used to affect land value.

Existing Land Influences are displayed in the list box on the left side of the Land Influences Form.
A new Land Influence schedule item can be added by clicking the "New" button, keying in the
type in the Description field, and then clicking "Apply" or "OK". There is no limit to the number of
Land Influences that can be added to this schedule. However, there is a maximum of seven
different Land Influences that can be applied at the parcel level.

An existing Land Influence schedule item can be edited by clicking on the desired type and
editing the Description field. At the present time, it is not possible to delete a Land Influence
schedule item.
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Urban Land Exercises

1. Calculate the value of lot that has the dimensions of 120 front feet and a depth of 18. The
standard depth table for the subdivision is a 100 foot table (see page 99). The unit price is
30.00.

2. Calculate the value of a lot that is priced by the acre and contains 5.00 acres. The unit
price is 12,000.00. Excessive units are 2.00 acres and the Excessive Adj Factor is .80.
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APPENDIX

Commercial/Industrial Improvement
Calculation Worksheet

Comm Base Cost
Used As Cost

St Ht Mod

Wall Ht Mod (low end)
A/P Mod (high end)
Const Cost Mod

$/Sq Ft before Adds (2)
Grade

Adj $/Sq Ft before Adds (6)
$Total Adj Adds (6)
$Sq Ft (6)

Bldg Base Area

RCN Structure Value (0)
Phy Dep

Econ Obsol

Func Obsol

Other Factor

Pct Complete
Neighborhood Factor
Structure Value (0)
Extra Feature Value
Bldg/Section Value
FMV (0)

I [ |4 {1 [ X)X XX XX XXX

Adds Sum Calculations (example)

Struc Element $/SF % Sty Ht Fact Adj $/SF
Coverage (2)
Foundation X X =
Wall Frame X X =
Exterior Wall X X =
Roof Frame X X =
Roof Cover X X =
Flr Construction X X =
Floor Finish X X =
Interior Wall X X =
Ceiling Finish X X =
Wiring X X =
Heat / AC X X =
Total Adds >
Grade X
Adj Adds (6) =
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Extra Feature Square Foot Calculations (example)

Comm X | Used | X| Rank | X | Area | = Raw EF Grade Accum Ex Feat
Base Cost As Mult Value (0) Other Value
Cost Factors
X X X = X X =
X X X X X =
X X X = X X =
X X X = X X =
X X X X X =
X X X = X X =
X X X = X X =
Extra Feature Lump Sum Calculations — WinGap Calculation (example)
Table Points | X| Comm | X | Rank | X | Units | = Raw EF Grade Accum Ex Feat
Pt Cost Mult Value (0) Other Value
Factors
X X X = X X =
Extra Feature Lump Sum Calculations — User Calculation (example)
Unit X | Rank | X | Units | = Raw EF Grade Accum Ex Feat
Dollars Mult Value (0) Other Value
Factors
X X = X X =
X X = X X
X X = X X =
X X = X X =
X X = X X
X X = X X =
X X = X X =

Extra Feature Overrides (example)

Extra Feature # Vv

alue

Sum of EF Ovr’s

W+ [+ [+ |+ |+ [+

Extra Feature Value Consolidation (example)

Sum EF Values

OV EF Values

Total EF Values
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Commercial/Industrial Improvement
Calculation Worksheet

Comm Base Cost

Used As Cost

St Ht Mod

Wall Ht Mod (low end)

A/P Mod (high end)

Const Cost Mod

$/Sq Ft before Adds (2)

Grade

Adj $/Sq Ft before Adds (6)

$Total Adj Adds (6)

$Sq Ft (6)

Bldg Base Area

RCN Structure Value (0)

Phy Dep

Econ Obsol

Func Obsol

Other Factor

Pct Complete

Neighborhood Factor

Structure Value (0)

Extra Feature Value

Bldg/Section Value

I [ |4 {1 [ X XX XX XX XX

FMV (0)

Adds Sum Calculations (example)

Struc Element

$/SF %

Coverage

Sty Ht Fact

Adj $/SF
(2)

Foundation

Wall Frame

Exterior Wall

Roof Frame

Roof Cover

Flr Construction

Floor Finish

Interior Wall

Ceiling Finish

Wiring

Heat / AC

XXX X X[ X< X< X< X< X[ X

XXX X X[ X< X< X< X< X[ X

Total Adds

Grade

Adj Adds (6)

XM fnjnin
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Extra Feature Square Foot Calculations (example)

Comm X | Used | X| Rank | X | Area | = Raw EF Grade Accum Ex Feat
Base Cost As Mult Value (0) Other Value
Cost Factors
X X X = X X =
X X X X X =
X X X = X X =
X X X = X X =
X X X X X =
X X X = X X =
X X X = X X =
Extra Feature Lump Sum Calculations — WinGap Calculation (example)
Table Points | X| Comm | X | Rank | X | Units | = Raw EF Grade Accum Ex Feat
Pt Cost Mult Value (0) Other Value
Factors
X X X = X X =
Extra Feature Lump Sum Calculations — User Calculation (example)
Unit X | Rank | X | Units | = Raw EF Grade Accum Ex Feat
Dollars Mult Value (0) Other Value
Factors
X X = X X =
X X = X X
X X = X X =
X X = X X =
X X = X X
X X = X X =
X X = X X =

Extra Feature Overrides (example)

Extra Feature # Vv

alue

Sum of EF Ovr’s

W+ [+ [+ |+ |+ [+

Extra Feature Value Consolidation (example)

Sum EF Values

OV EF Values

Total EF Values
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Commercial/Industrial Improvement
Calculation Worksheet

Comm Base Cost

Used As Cost

St Ht Mod

Wall Ht Mod (low end)

A/P Mod (high end)

Const Cost Mod

$/Sq Ft before Adds (2)

Grade

Adj $/Sq Ft before Adds (6)

$Total Adj Adds (6)

$Sq Ft (6)

Bldg Base Area

RCN Structure Value (0)

Phy Dep

Econ Obsol

Func Obsol

Other Factor

Pct Complete

Neighborhood Factor

Structure Value (0)

Extra Feature Value

Bldg/Section Value

I [ |4 {1 [ X XX XX XX XX

FMV (0)

Adds Sum Calculations (example)

Struc Element

$/SF %

Coverage

Sty Ht Fact

Adj $/SF
(2)

Foundation

Wall Frame

Exterior Wall

Roof Frame

Roof Cover

Flr Construction

Floor Finish

Interior Wall

Ceiling Finish

Wiring

Heat / AC

XXX X X[ X< X< X< X< X[ X

XXX X X[ X< X< X< X< X[ X

Total Adds

Grade

Adj Adds (6)

XM fnjnin
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Extra Feature Square Foot Calculations (example)

Comm X | Used | X| Rank | X | Area | = Raw EF Grade Accum Ex Feat
Base Cost As Mult Value (0) Other Value
Cost Factors
X X X = X X =
X X X X X =
X X X = X X =
X X X = X X =
X X X X X =
X X X = X X =
X X X = X X =
Extra Feature Lump Sum Calculations — WinGap Calculation (example)
Table Points | X| Comm | X | Rank | X | Units | = Raw EF Grade Accum Ex Feat
Pt Cost Mult Value (0) Other Value
Factors
X X X = X X =
Extra Feature Lump Sum Calculations — User Calculation (example)
Unit X | Rank | X | Units | = Raw EF Grade Accum Ex Feat
Dollars Mult Value (0) Other Value
Factors
X X = X X =
X X = X X
X X = X X =
X X = X X =
X X = X X
X X = X X =
X X = X X =

Extra Feature Overrides (example)

Extra Feature # Vv

alue

Sum of EF Ovr’s

W+ [+ [+ |+ |+ [+

Extra Feature Value Consolidation (example)

Sum EF Values

OV EF Values

Total EF Values
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Commercial/Industrial Improvement
Calculation Worksheet

Comm Base Cost

Used As Cost

St Ht Mod

Wall Ht Mod (low end)

A/P Mod (high end)

Const Cost Mod

$/Sq Ft before Adds (2)

Grade

Adj $/Sq Ft before Adds (6)

$Total Adj Adds (6)

$Sq Ft (6)

Bldg Base Area

RCN Structure Value (0)

Phy Dep

Econ Obsol

Func Obsol

Other Factor

Pct Complete

Neighborhood Factor

Structure Value (0)

Extra Feature Value

Bldg/Section Value

I [ |4 {1 [ X XX XX XX XX

FMV (0)

Adds Sum Calculations (example)

Struc Element

$/SF %

Coverage

Sty Ht Fact

Adj $/SF
(2)

Foundation

Wall Frame

Exterior Wall

Roof Frame

Roof Cover

Flr Construction

Floor Finish

Interior Wall

Ceiling Finish

Wiring

Heat / AC

XXX X X[ X< X< X< X< X[ X

XXX X X[ X< X< X< X< X[ X

Total Adds

Grade

Adj Adds (6)

XM fnjnin
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Extra Feature Square Foot Calculations (example)

Comm X | Used | X| Rank | X | Area | = Raw EF Grade Accum Ex Feat
Base Cost As Mult Value (0) Other Value
Cost Factors
X X X = X X =
X X X X X =
X X X = X X =
X X X = X X =
X X X X X =
X X X = X X =
X X X = X X =
Extra Feature Lump Sum Calculations — WinGap Calculation (example)
Table Points | X| Comm | X | Rank | X | Units | = Raw EF Grade Accum Ex Feat
Pt Cost Mult Value (0) Other Value
Factors
X X X = X X =
Extra Feature Lump Sum Calculations — User Calculation (example)
Unit X | Rank | X | Units | = Raw EF Grade Accum Ex Feat
Dollars Mult Value (0) Other Value
Factors
X X = X X =
X X = X X
X X = X X =
X X = X X =
X X = X X
X X = X X =
X X = X X =

Extra Feature Overrides (example)

Extra Feature # Vv

alue

Sum of EF Ovr’s

W+ [+ [+ |+ |+ [+

Extra Feature Value Consolidation (example)

Sum EF Values

OV EF Values

Total EF Values
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Worksheets for Building Commercial Schedules

Commercial/Industrial Building Types

Description Code
ltem Value Current Local Adj Action
Cost Value

Class Type Cost / | Base Cost | = Cost Modifier
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Worksheets for Building Commercial Schedules

Commercial/Industrial Building Types

Description Code
ltem Value Current Local Adj Action
Cost Value
Class Type Cost / | Base Cost | = Cost Modifier
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Commercial Schedules

Commercial Schedules - Preferences

Commercial Point Cost 100.00
Commercial Base Cost 1.00

Commercial Depr Year 2001
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110003 Commercial Baze Schedule
Description Used As Code  Building Type Pricing BaseCost Table
APTS -ELDERLY ASSISTED LIVIN 1050 055 - General Bldgs SF 52.00 0
Lifel Life2 Life3 Lifed Lifed CC Mod1 CC Mod2 CC Mod3 CC Mod4 CC Mods
0 0 55 50 50 0.00 0.00 1.00 0.96 0.895
APTS -HIGH RISE 1100 011 - Apts, Club H=e, Motelz - 11 SF 45.00 0
Life1 Life2 Life3 Lifed Lifes CC Mod1 CC Mod2 CC Mod3 CC Mod4 CC Mod5s
55 55 50 45 45 1.33 1.28 1.00 0.94 0.92
Income Model 1 -Mini-WWharehouzes
APTS - LUXURY HIGH RISE) 1150 055 - General Bldgs SF 83.00 0
Lifel Life2 Lifel Lifed Lifes CC Mod1 CC Mod2 CC Mod3 CC Modd CC Mod5s
55 55 50 45 45 1.30 1.25 1.00 0.98 0.94
APTS -RESIDENTS 1200 0959 - General Bldgs SF 42.00 0
Lifel Life2 Lifel Lifed Lifes CC Mod1 CC Mod2 CC Mod3 CC Modd CC Mod5s
0 0 55 50 50 0.00 0.00 1.00 0.95 0.94
APTS -RETIREMENT COMPLEX 1250 0959 - General Bldgs SF 72.00 0
Lifel Life2 Life3 Lifed Lifes CC Mod1 CC Mod2 CC Mod3 CC Modd CC Mod5s
0 0 55 50 50 0.00 0.00 1.00 0.96 0.95
APTS -SENIOR CITIEZENS 1300 095 - General Bldgs SF 45.00 0
Lifel Life2 Life3 Lifed Lifes CC Mod1 CC Mod2 CC Mod3 CC Modd CC Mod5s
0 0 55 50 50 0.00 0.00 1.00 0.95 0.94
BAMNK - BRANCH 1700 015 - Ofice,Public Bldg- 15 SF 83.00 0
Lifel Life2 Life3 Lifed Lifes CC Mod1 CC Mod2 CC Mod3 CC Modd CC Mods
55 55 50 45 45 1.31 1.25 1.00 0.95 0.92
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1110003 Commercial Base Schedule
Description Used As Code Building Type Pricing BaseCost Table
BANK - CENTRAL OFFICE 1750 099 - General Bldgs SF 21.00 0
Lifel Life2 Lifed Lifed Lifes CC Mod1 CC Mod2 CC Mod3 CCMod4 CC Mods
55 55 50 45 45 1.28 1.24 1.00 0.98 0.93
BANK - MINI (WaALK UP/DRIVE TH 1800 099 - General Bldgs SF 155.00 0
Lifel Life2 Lifed Lifed Lifes CC Mod1 CC Mod2 CC Mod3 CCModd4 CC Mods
50 50 45 40 40 1.29 1.29 1.00 0.53 0.94
COMPUTER (DATA) CENTERS 3100 09% - General Bldgs SF 72.00 0
Lifel Life2 Lifed3 Lifed Lifes CC Mod1 CC Mod2 CC Mod3 CCMod4 CC Mods
45 45 40 35 35 1.24 1.24 1.00 0.57 0.55
MOTELS 5450 09% - General Bldgs SF 50.00 0
Lifel Life2 Life3 Lifed Lifes CC Mod1 CC Mod2 CC Mod3 CCModd4 CC Mods
0 0 40 35 35 0.00 0.00 1.00 097 0.98
Income Model 2 - Motele/H otels
OFFICE BUILDINGS 5300 015 - O fice PublicBldg- 15 SF 54.00 0
Lifel Life2 Lifed Lifed Lifes CC Mod1 CC Mod2 CC Mod3 CCMod4 CC Mod5s
55 55 50 45 45 1.45 1.40 1.00 2.00 0.29
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110003 Commercial Area/Perimeter Table

[Bldg Type |Area/Perimeter Raio  |Area/Perimeter Factor

015 Office, Public Bidg - 15

3.00000 1.30
6.00000 1.24

7.00000 1.1%

&.00000 1.14

§.00000 1.1
10.00000 1.08
12.00000 1.04
14.00000 1.02
16.00000 1.00
18.00000 0.83
20.00000 0.96
25.00000 0.93
30.00000 n.52
35.00000 0.81
40.00000 0.50
50.00000 0.83
§0.00000 0.85
&0.00000 0.83
100.000 0.80
120.000 0.73
140.000 0.75
160.000 0.75
180.000 0.74
200.000 0.73
250.000 0.72
300.000 0.70
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1110003 Commercial Area/Perimeter Table

|E||Idg Type Area/Perimeter Ratio ArealPerimeter Factor

098 (General Bidgs

3.00000 1.30
6.00000 1.24
7.00000 1.1%
&.00000 1.14
§.00000 1.1
10.00000 1.08
12.00000 1.04
14.00000 1.02
16.00000 1.00
1&.00000 0.98
20.00000 0.55
25.00000 0.53
30.00000 0.52
35.00000 0.91
40.00000 0.50
20.00000 0.8a
G0.00000 0.28
&0.00000 0.23
100.000 0.&0
120.000 0.78
140.000 0.76
160.000 0.73
1&0.000 0.74
200.000 0.73
250.000 0.72
300.000 0.70
400.000 3.00
200.000 3.10
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1110003 Commercial Wall Height Table

|Bldg Type |wall Height |Wall Height Factor
015 Office, Public Bidg - 15

7 0.86
8 0.89
3 0.92
10 0.94
11 0.97
12 1.00
13 1.03
14 1.06
15 1.08
16 112
17 1.15
18 1.18
19 122
20 1.26
21 1.30
22 1.33
23 137
24 1.41
25 1.45
26 149
27 1.54
28 1.58
29 161
30 164
35 1.74
40 1.83
45 1.92
50 2.00
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1140003 Commercial Wall Height Table

|EII|:h_:| Type il Height all Height Factor
033 Genersl Bidgs

7 0.85
g 0.89
3 0.5z
0 0.54
0.87

12 1.00
13 1.03
14 1.06
15 1.08
16 1.12
17 1.15
12 1.18
19 1.22
0 1.7
2 1.20
bl 1.33
prc) 1.37
4 1.41
25 1.45
% 43
il 54
b 1.58
e 1.61
] 1.64
a5 1.74
40 1.83
45 52
ED 2.00
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11003

Commercial Structural Elements

Bidg Type 015 - Ofiice Public Bldg- 15

Struc Element Code Description Low Fair Avg Good  Excell
FLRFIM 2 CampetVind Tile 130 180 27D 18D 520
FLRFIM 3 GCampst 130 150 270 18D 520
FLRFIM 4 Vinyd Tile 140 200 310 4 &0 65D
FLRFIN 5 QuamryTile 4.40 52D 620 740 8.80
FLRFIM G Termazzo 340 430 560 TZD0 5.10
FLRFIM T CemmiczTie 4.40 520 G20 740 88D
FLRFIM & Fine 280 310 370 440 520
FLRFIM 3 Hardwood 330 420 520 670 8.20
FLRFIN 10 Asphsht 0ED 050 1.00 20 140
HEATAC Z Susp. HeaErs 0D 050 130 180 240
HEATAC 3 Fomed Hot Air 140 210 310 4 50 A [4)
HEATAC 4 Gentral Air Conditioning 180 230 3.40 51D 740
HEATALC 5 Cent. Hg. £ALC 220 310 4 50 6.30 850
HEATALC & Floor Furnace 070 050 1.10 130 150
HEATAC T Wall Furnacs 070 050 1.10 130 150
HEATAC % Bassbosrd 140 Z00 25D 420 550
HEATAC 3 FRadant 0T DED 100 130 27D
HEATAC 10 Steam Radisors 240 35D 450 700 550
HEATAC 11 Susp Hi's. & AC. 220 320 470 630 5.80
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Bldg Type 059 -GeneralBldgs

Struc Element Code Description Lonwv Fair Avg Good  Excell
FLRFIM 2 Campet™iny Tile 1.30 1.80 270 3.80 520
FLRFIN 3 Camet 1.30 1.50 270 3.80 520
FLRFIM 4 Vinyi Tile 1.40 2.00 310 4.50 6.50
FLRFIN 5 Quarry Tile 4.40 5.20 8.20 7.40 8.80
FLRFIM 6§ Temazzo 3.40 4.30 5.60 7.20 810
FLRFIN 7 CeramicTile 4.40 520 6.20 7.40 2.20
FLRFIM & Pine 250 310 3.70 4.40 5.20
FLRFIM % Hardwood 3.30 420 5.20 8.70 8.20
FLRFIM 10 Aszphalt 0.30 0.80 1.00 1.20 1.40
HEATALC 2 Susp. Heaters 050 0.50 1.30 1.80 240
HEATAC 3 Forced Hot Air 1.40 210 310 480 610
HEATALC 4 Central Air Condifiening 150 2.30 3.40 310 740
HEATAC 5 Cent Hig. & AC. 220 310 4.50 6.30 8.50
HEATAC 6 Floor Fumace 0.70 0.80 1.10 1.30 1.50
HEATAC 7 Wall Furnace 0.70 0.90 1.10 1.20 1.50
HEATAC & Bazeboard 1.40 2.00 2.50 420 590
HEATALC % Radiant 0.7 0.80 1.00 1.30 270
HEATAC 10 Steam Radiators 240 3.50 4.80 7.00 9.50
HEATALC 11 Susp. Hir's. & AC. 220 3.20 4.70 6.90 5.20
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111003 Commercial Extra Feature Table

Comp# [Description Table Code |Price Code Base Cost
X010 CANOPY 0 Square Foot 5.00
X0 OPEM PORCH 0 Square Foot 19.20
Xz DECK 0 Square Foot 15.00
X013 EMCLOSED PORCH 0 Square Foot 18.00
X014 PATIO 0 Square Foot 4.80
X015 FIREP LACE 4 as=ive 01 Lump Sum 0.00
X016 OVERHEAD DOORS 0z Lump Sum 0.00
X200 VALLT DOOR &0 Lump Sum 1.00
X2 DEPOSIT CHUTES &1 Lump Sum 0.00
X202 DRINE-UP WINDOW 62 Lump Sum 0.00
X203 WAULT 0 Square Foot 150.00
X500 BATH-3 FIX 50 Lump Sum 0.00
X501 BATH-2 FIX 51 Lump Sum 0.00
X502 BATH-SINGLE FIX 52 Lump Sum 0.00
ez test Square Foot 1.00
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1110003 Commercial Extra Feature Lumg Sum

Table Code [Description [pim [oim2 | Valug]
01 FIREPLACE-\VEss ive
1 0 1,500.00
02 OVERHEAD DOORS
4 8 320.00
710 700.00
3 3 210.00
10 10 1,000.00
12 12 1,440.00
2 15 3,300.00
24 15 3,600.00
50 BATH-3 FIX
0 0 1,000.00
51 BATH-2 FIX
D 0 1,000.00
52 BATH-SINGLE FIX
0 0 400.00
60 VAULT DOOR
D 0 21,000.00
67 DEPOST CHUTES
0 0 8,750.00
62 DRIVE-UP WINDOW
D 0 5,750.00
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12/20/09 Commercial Extra Feature Rank Table

Rank Description Multiplier
1 Excellent 150
2 Good 125
3 Average 1.00
4 Fair 075
5 Poor 050
6 No Value 0.00
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1111403 Commercial Sketch Labels

| Label | Description | Type | cCostFactor|AreaFactor| Sisqn |
1st 1 Story Primary 1.0000 1.0000 0.000000
1stc 1stc Primary 1.0000 1.0000 0.000000
Zatc 2 Story Primary 1.8000 2.0000 0.000000
3st 3 Story Primary 2.9000 3.0000 0.000000
dth 4 Story Primary 3.9000 4.0000 0.000000
Sth 55ty Primary 50000 50000 0.000000
tesx  test Primary 1.0000 1.0000 0.000000
Test TestLabel Primary 1.0000 1.0000 0.000000
Can Canopy Appendage 1.0000 1.00040 1000000
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1110003 Commercial Depreciation Table

Age LE 5 LE 10 LE 15 LE 20 LE 25 LE 30 LE 35 LE 40 LE 45 LE 50 LE 55 LE 60 LE 65 LE 70 LE 75
1 g.00 000 09 0% 0% 05 099 0% 0% 05 100 100 100 1.00 O0.00
s go00 000 091 0% 0% 05 05 0% 0% 05 055 0% 0% 1.00 O0.00
3 o.00 000 087 087 0% 05 09 0% 0% 0% 059 0% 0% 05 000
4 g.00 000 083 083 0% 053 095 0% 0% 0% 0598 058 0% 05% 000

wn

000 o000 0¥ 078 067 08 054 055 0% 087 05 059 05 058% 0.00

i1 o000 000 0Y4 074 0824 08% 093 0% 0% 0% 05 0% 0% 05 000

7 g.00 000 0Y0 070 082 087 092 0% 0% 05 057 08 0% 05% 0.00

& g.00 000 065 085 079 085 090 0% 0% 09 0597 059 0% 05 000

] g.00 000 0851 081 077 084 085% 05 0% 05 05 057 0% 0% 000
10 g.00 0.00 057 057 068 079 034 089 0% 094 059 057 05 0% 000
" g.00 000 052 052 083 077 082 088 091 053 089 087 0% 05 000
12 000 000 048 048 061 074 080 087 050 0583 0585 0% 05 05 0.00
13 0.00 000 044 044 057 072 078 085 0% 05 055 05% 0% 057 0.00
14 g.00 000 039 039 054 06% 076 085 0889 052 0594 08 0% 057 0.00
15 o.00 000 035 035 050 082 074 080 086 08% 052 054 054 057 0.00
16 g.00 000 031 031 046 05% 0¥2 078 085 0867 051 05 0% 057 0.00
17 g.00 000 026 026 043 056 070 076 024 085 050 05 0% 057 0.00
18 g.00 000 022 022 039 052 068 074 082 0853 050 052 0% 05 000
15 g.00 000 018 018 035 04% 066 072 081 084 085% 052 0% 05 000
20 g.00 000 021 021 032 048 05% 070 077 083 036 0% 0% 055 0.00
21 g.00 000 018 018 028 043 056 088 075 082 085 050 0% 05 0.00
s o.00 000 0415 0415 024 040 053 088 073 081 0584 050 050 054 0.00
23 g.o00 000 013 013 021 035 050 084 071 080 0383 085 085 054 0.00
24 g.00 0.00 010 010 0417 033 047 082 068 07% 032 089 088 053 0.00
25 g.00 000 020 020 021 030 044 055 0868 073 081 086 08 053 000
25 g.00 000 020 020 01% 027 040 054 086 071 0Y% 085 085 05 0.00
e o.00 000 020 020 0417 024 037 051 084 070 078 084 0234 052 0.00
28 g.00 000 01% 015 014 020 034 048 0862 068 077 083 083 052 0.00
el o.00 000 0% 0415 012 047 031 046 060 066 076 082 082 051 0.00
30 g.00 000 020 020 020 021 028 043 0352 0484 073 080 080 0682 0.00
&1 g.00 000 020 020 020 01% 025 040 048 062 072 079 078 061 0.00
32 o.00 000 020 020 020 047 022 038 047 080 0F0 07 077 080 0.00
33 g.00 000 020 020 01% 015 01% 035 044 058 06% 076 076 05% 0.00
34 g.00 000 020 020 01% 013 016 032 042 056 067 075 075 058 0.00
35 g.00 000 020 020 020 020 022 030 0358 055 0683 074 074 057 0.00
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