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Value Reconciliation

*Cost Approach

*MRA Approach

*Adjusted Sale Price of Comparable (3 to 5 Comps)
*Weighted Estimate

*Market/Comp Sales Approach

*Income Approach

°ndex Value




Cost Approach

Formula
Replacement Cost New
- Depreciation

+ Land Value

*Best used for new construction and unique
properties

*Works well for properties that lack
adequate sales representation in the model

*Must have land and depreciation calibrated




MRA Approach

Formula °The best estimate of value based on the

broad model
Constant

(Coeffi £-1 * Variable-1) *Utilizing MRA between similar properties
L oeEeE arienien will result in more uniformity

+ (Coeffiecent-2 * Variable-2) *If MRA is significantly higher/lower than

+ (Coeffiecent-3 * Variable-3) . . | Market/Comp Sales Estimate, check comps

. | for comparability to subject
+ (Coeffiecent-X * Variable-X)

*Avoid using if subject characteristics were
not well represented in the model




Adjusted Sale Price of Comparable

Formula *Best Used as Support for MRA and

| | Market/Comp Sales Estimates
MRA Estimate of Subject

| *Review Comparability/Distance Points
- MRA Estimate of Comparable

* Review Don't Rely

MRA Difference o )
*Be Careful "Hitching your Wagon” to a

Single Adjusted Sale Price

Comparable Sale Price « Comp needs to be a High-Quality Match

Supported by Other Estimates
+/- MRA Difference




Weighted Estimate

Formula *Provides an estimate of value by applying
weight to each of the adjusted sale prices

Max Dist 2)?
(Max Distance/2) based of their distance points

ble Distance?
+ Comparable Distance *Can be given high consideration when the

+ (2 * Max Distance *(Adjusted Sale Price- sale of the subject property is included as a
Sale Price)/Sale Price)? comparable of the comp sheet

* Especially when the subject sale price differs
significantly from MRA and Comp Sales

*See market modeling material for more
detailed calculation




Market/Comp Sales Approach

Formula

MRA Estimate

Weighted Estimate
Adjusted Sale Price Comp 1
Adjusted Sale Price Comp 2
Adjusted Sale Price Comp 3
Adjusted Sale Price Comp 4

Adjusted Sale Price Comp 5

Lowest 2 & Highest 2 Eliminated

Average Remaining Values

*Gives an overview of the full sales comparison
approach to value

*Should support MRA Estimate

*Works best when all comparables are “Tight” and
have good resemblance to the subject property

*Avoid using if subject property differ from
comps

*If Comps change, the estimate will change

e Cost and MRA not effected by Comp
Selection




Income Approach

Formula *Used for income producing properties

. e Commercial Properties
Net Operating Income
* Apartments

+ Capitalization Rate * Single Family and Duplexes in neighborhoods
with lower owner-occupied ratios

OR

*Works when Rent, Vacancy, Expense, and

Monthly Market Rent Cap Rate information is available

x Gross Rent Multiplier *Use when comparable sales may be lacking




Index Value

Formula * Method of uniformly adjusting values

Prior Year Value “Used mostly as point of reference for direction

| houl
x Index Factor values should go

*COD and PRD need to satisfy industry
standards

* COD Less Than 20.0
* PRD Between 0.98 and 1.03

*Do not use if there was a change to the

property
* Split/Combination

* Permit, new construction, demolition, or
other change

* Any data change impacting value

*Index Factor can be more than 1.00 to increase
values or less than 1.00 to decrease values




Final Value Reconciliation



Approach When to Use

Cost Approach New Construction

Unique Properties

Subjects that lack Comparable Sales

Subjects not well Represented in the Regression Model

MRA Approach When Market Model is well Calibrated (High R-squared)
Subject Characteristics are well Represented in the Regression Model

Adjusted Sale Price of Comparable Subject Sale Appears as a Comp
Comp is Very Similar to Subject
Comp is a Recent Sale

Weighted Estimate Subject Sale Appears as a Comp
When the Comps a Very Similar to Subject
Market/Comp Sales Approach Comps are “Tight”
Supported by MRA Estimate
Income Approach Property is Income Producing (or High Potential to be)
Sales Lack to Perform Adequate Sales Comparison Approach
Index Value When COD and PRD meet Industry Standards
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"USALE INFORMATION®"

Sale Date BI272023 Tl2AF2022 11572023
Sale Price 506,000 $68,000 570.810
Market Condition Adjustment 510,580 516,320 512750
MET Cond Adjusted 5P - 111725 5106,560 §84.320 583,560
"'DESCRIPTION"""

MBHD/MBHD Group 140/ Group3 140iGroupd 1400 Group3 140/ Group3
Year Bult'year Remode 1825/2008 1966/ 18301895 1924/1950
Arch Style Bungalow Ranch Bungalow Bungalow
Mumber of Units

Story Type 1 Story 1 Story 1 Story 1 172 Story Unfin
MFLAVUFLATLA (above grade) (1270001270 1084001064 1242/001242 1154/0M154
Basement - Area’HiFinlLowFin | Crawl-1800000 Crawl-0V0/0 Crawl-00/0 FPartial-572/000
Cuality'CDIPH Cendition AV TAN- AV -) FR{+NFR/AV-) FRIFRIANI-) AV -NFRIAV-)
Bed/Fhath/Hbath/ToiFix MG 21185 21015 3Nis
Heating/AC Type Central Air Central Ar Mon-Central Ceniral Air
Garage AlDetBsmitGars 1T 0/57210 00 0 &2
Open Preh/Enc PrehiDeck 330/0/0 40/0/0 18/0/0 180/00D
"COST APPROACH™"

Fmi'DpthiMktAcrs (non aguse) 0000031 0015 0vooAv 0/
Land Valkue §15,040 §11,340 §11,860 58,350

OBY Cost Value T L) 53.810 50 50

Cwelling Cost Value 589,510

Total Cost Value 5105260

"MARKET APPROACH"™"

MRA Estimate $107 300 107,400 574,100 590,500

Adj Sale Price of Comparables 5106,470 5117480 5100400
Weighted Estimate 108,020

Comp Sale Estmate 5107, 300

Comparabiity 20 3z 35

ndexed Estimate 5108240

GRM Value 500,000

Prior Year Class FUF 500,300 All approaches support each other

Lean MRA to achieve better overall uniformity




"USALE INFORMATICHN

Sale Date BIB2023 INI2023 TI232024
Sale Price $206,000 5168,000 $230.,000
Market Condition Adjustment 50,400 515,870 30

MET Cond Adjusted 3P - 171125 5214400 5183.670 §230.,000
"'DESCRIPTION"™"

MEHCD/MBHD Group 120/ Group2 120VGroup 120 Group 120/ Growp?
‘fear Bult™ ear Remode 1875/ 1985/ 18814 187

Arch Style Ranch Ranch Ranch Ranch
Mumber of Units

Story Type 1 Story 1 Story 1 Story 1 Story
MFLATFLATLA (above grade) [1282/0012082 1306/001305 1 X26/0M226 1144/0/1144
Bazement - Area’HiFinLowFin  |Full-1232/07300 Full-1:305/0/0 Full-262/0/578 Full-1124/00
Cuality/COUPH Condifion AVTAN = AV +) AN+ ATV +) AV-1ANTAV £) AVIAV+ AV
Bed/Fhath/Hbath/ToiFix 320008 32110 32/0/8 3200/
HeatinglAC Type Central Air Central Air Central Air Central Air
(Garage AtDetBsmtzars 400010 4521010 000 520/000
Open Prech/Enc PrehiDieck 288/0/0 26310/ p i T 880/
"NCOST APPROACH™™

Fmt'DpthiMktAcrs (non aguse) |00000.25 0/0/.2 0/0/0_25 0/0/0.22
Land Valkue 522,710 518,830 322,540 §21.230
OBY Cost Value 50 5180 32340 50
Ciwelling Cost Value 5194 180

Total Cost Value 214,820

"MARKET APPROACH™"

MRA Estimate 5226 800 5215200 5181300 5202.800
Adj Sale Price of Comparables 5225280 §220.150 §5254.030
Weighted Estimate 5234 240

Comp Sale Estimate 5230,300

Comparabiity 23 28 28

ndexed Estimate 5227 120

GRM Value 5185,000 ]

Prior Year Class RIF 5216,300 Comps represent SUbJeCt

MRA and Market/Comp Sales support each other




I'“E-.-!-.LE MFORMATION™"
ISaIe Diate 3292024 121552023 /572023
ISaIe Price $92,000 5180000 $152.000
IMa rket Condition Adjustment 53,840 35,250 38,320
IMHT Cond Adjusted 5P - 171725 595,880 §185.250 5169220
I'“I'.'IESCRIF'T 0]
INEI HO/MBHD Group 130/ Group2 130/Group2 13 Group2 130/ Group?
I‘r'e-ar Buit™ear Remode 1034/ 1918/ 18a0/ 1255/
I.ﬂm:" Style Bi-Lawel Bumngalow Ranch Ranch
INu mber of Units
IS1-:"gr Type Bi-Lewel 1 12 Story Unfin 1 Story 1 Story
IMFL.ﬂ..“.JFL.ﬂ.."I'LA [abowe grade) | 1495001405 1215/184/1408 1342011342 1264011264
IEIasen* ent - Area’HiFinlLowFin  |Full-1240/632/0 Full-1020/0/0 Full-134271 342¢ Full-1284/070
I'::I..aIiTyJ'CD'...'IPH Condition AV-WAN-VFR AV{-VFRIFR AVIAV-)AV-) AVIANIAN-)
IEIEl:I.'F:-atI'u'H bathiTedFix 422 IMNE 32108 3208
IHemi"gn'AC Type Central Air Central Air Central Ar Central Air
IGarage AtDetBsmt&ard 0iDv465 0/om 00D 240000
ICI pen Prch/Enc PrchiDeck T 25610B/0 2870/ 053206
I'“CCIST APPROACH™
Ith‘D pthiMktAcrs (non aguse) |50/170V0.2 50/13200.15 50v130/0.15 TEM3B/0.24
ILan-:I Value £15,820 514,380 514,250 J17.670
ICI BY Cost Vakue £1.720 5350 50 5100
[owelling Cost Value $200,630
[Total Cost Value 218,170
I'“I'.-'IAR KET APPROACH™
[MRA Estimate £148,100 £101,000 $186.700 $165.500
Adj Sale Price of Comparables 182,770 5156.680 5181.820
Weighted Estimats 5187480
Comp Sale Estmate 187 400
Comparabdity 43 23 a7
ndexed Estimate 5138000
GRM Value £141,750 , .
[erior Year Ciass R $175.000 Comps not great representation of Subject style

Lean MRA




"'SALE INFORMATION™"

Sale Date Br2/2022 72872023 7282021
Sale Price §35.000 §115.000 §74.500
Market Condition Adjustment 51,080 51,930 §3,750

MET Cond Adjusted 5P - 171725 535,080 §116.830 §7B.250
"'DESCRIPTION""

MBHD/MBHD Group 017/Groupd 01 7iGroupd 017iGroupd 017 Groupd
‘fear Bult'Year Remode 2003720149 200372012 2012 18723

Arch Style Modular - 17 Modular - 17 Ranch Modular - 17
Mumber of Units

Story Type 1 Stary 1 Story 1 Story 1 Story
MFLAJFLATLA (abowe grade) |11520001 152 11520/1152 1305/0/1305 1128/0/1128
Basement - Area’HiFinLowFin  |Crawl-0/0/0 Crawl-0/0/0 Slab-0/0/0 Crawt-000n
Quality/CDIWNPH Condition FR{-yWPIAV-) FR{-JWPIAV-) AV[-IPRIAV FRIFR({-VAV
Bed/Fhath/Hbath/TotFix 20008 320008 32/0i8 JE
HeatinglAC Type Central Air Central Ar Central Ar Central Air
Garage AttDetBsmtGars QDD 0/0MD oo/ /4400
Open Prch/Enc PrehiDeck onoT3 0073 1440000 840
"'COST APPROACH™™

Fmt'DpthiMktAcrs (non aguse)  (D0D0D.24 0/0/0. 24 0v0'D.e1 0010 54
Land Valkue 52,680 52,080 §5.380 §5,130

OBY CostValkue 50 50 2,130 §7.530
Dwelling Cost Value 541,740

Total Cost Value 544,200

""MARKET APPROACH™

MRA Estimate 520,400 526,400 584,500 §&0.000

Adj Sale Price of Comparables §35,080 §58.470 24 610
Weighted Estimats 530,380

Comp Sale Estimate 534,100

Comparabiity 28 4z 55

ndexed Estimate 40,140

GRM Value 50 g g :
S ——r——T= RN Comps represent Subject (Comp one is Subject Sale)

Lean Market/Comp Sales, Weighted Estimate, Adjusted Sale Price
Consider indication of Index




"SALE INFORMATION"
Sale Date 10M10V20:23 824/2023 852024
Sals Price §220,000 5540 600 5355,000
Market Condition Adjustrment 58,2680 50 5280
MET Cond Adjusted SP - 171125 §228 260 5640 600 5355,200
DESCRIPTION™"
NBHDVHNBHD Group 180/Group3 145/ Gmoup3 105/ Group 1 145/Group3
“f'ear Built'ear Remodel 1908/1288 1808/ 2018/ 18177
Arch Siyle Comentional Old Siyle Comventional Oid Style
Mumber of Lnits
Story Type 1112 Story 2 142 Story 2 Story 2 1/2 Story
MFLA/UFLATLA (abovwe grade) |3 144/1 44804500 1842/ 258:3/4505 2648/1181/3837 1487172273218
Basement - Area/HiFinLow®in | Crawl-0000 Full-1208/0:0 Partial- 1504/1203/0 Full-1200/0vD
CualityCDIVPH Condition AVIPRIAY AN+ NFRIAN-) GOIANIGD GO+ AVIAN+)
BedFbathHbathTotFix 44019 BlV2/18 45N23 431015
Haating/&C Type Central Air Cantral Air Central Air Cantral Ar
Garage AtDetBsmtGarg 0V 0/508/0 232/0/0 4320
Open Preh/Enc PrehiDeck 10801784 405141127 108040 4L2/A00148
=COST APPROACH™
FrmtDpthiMktAcrs (mon aguse) | 0VD.34 11711260034 il 100y120/0.3
Land Valus $1B8.050 F14.540 538,610 513.500
OBY Cost Value 50 §0,650 56,500 58,750
Cravelling Ciost Value s27v. 70
Total Cost Value $285.820
""MARKET APPROACH""
MRA Estimate $300,000 §207,300 $576,700 315,700
Ad] Sale Price of Comparables §230,910 374,210 330,550
Weighted Estimats $308,160
Comp Sale Estimate $315.600
Comparability T1 101 104
Imdexed Estimate $287 320
GRM Value 5126.880 .
P <280.220 Comps do not represent subject

P

Subject is not well represented in the model
Lean Cost
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