Land Value Analysis

Enclosed are the land values and analysis for the basis of the assessments. Most sales
are ulifized over a two-year period, but may vary based on the sampling. OQutliers and
others may be removed from the analysis as not being a repreaentative sampling. Units of
comparison include, site value, rate per front foot, rate per acre, and rate per square foot.
Varlous acceptable methods are utilized in deriving a unit of comparison and » typical rate.

Condominium Analysis

Direct sales comparison approach is utilized for condominiums based on a square foot or
lineal foot method. Separate valuation conditions may be utilized to group certain types of
properties together, Including factors such as size, location, amenities, etc.

Economic Condition Factors
An ECF adjusts the assessor’s use of the cost manual to the iocal market. County
muitipliers are provided by the State Tax Commission and adjusted annually to reflect
change in the market of the construction costs found In the State Tax Commission
Assessor's Manual and to “bring” those costs to the County level. Economic condition
factors are adjusted annually by the asseasor to further refine these costs to the iocal
market.
An ECF must be determinad and used in ail cost appraisal situations where the Assessor's
Manual is used. Saying "l didn't need to use an ECF because | used the new Assessor's
Manual" Is not cotrect; sven if the cost manual being utilized is brand new; it is a statewide
manual and must be adjusted to local market conditions through the use of an ECF. itis
also incorrect to indicate " diin't need to use an ECF because | was valuing new
construction” Again, an ECF must be used to adjust the statewide costs of the Assassor's
Manual to loca! markets. An ECF must be used regardisss of the age of the improvements
being valued.
The single base for determining fair assessments is true cash value. What la the property
worth? What would be the price an informed buyer wouid be wiling to pay for the proparty
in its condition and location? These are questions reiating to true cash vaiue. Assessments
are 10 be set at 50% of the true cash value appralsals of each property. When appraising a
mass of propetties, the assessor frequently uses a cost-leas-depreciation analysis and
relates it to what properties are selling for through the use of an Economic Condition Factor
(ECF). The ECF is derived by analyzing properties which have sold and comparing the cost
less deprecistion of the buitdings to that portion of the sale prices attributable to those
bulidings. (This procedure will be discussed in detall later.) If there is a conaistent
relationship between the cost-less-depreciaiion analysis and the sale vaiues of the
buildings, this relationship is expressed as an ECF which is used to adjust the cost-less-
jation estimates to what properties are seliing for in the market,
An ECF is caiculated by anaiyzing verified property sale pricas. The portion of each sale
price attributed to the bullding(s) on the parcel is compared to the value on the record card
of tha same buliding(s). The ECF represents the relationship batwesn the appraisad value
of the buikding as calculated using the Assessors Manual and the sale vaiue of that building.
When the bullding value Is added to the vaiue of the iand and the land improvements, an
indication of true cash vaiue can be obtained for assessed valuations.
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