
APPRAISERS MANUAL

BI-Tek, LLC VALUATION OF       9 - 1
6/7/12 SPECIAL PROPERTIES

VALUATION OF SPECIAL PROPERTIES

MOBILE HOME PARKS

Mobile home parks lend themselves well to classification by inside access roads, density, facilities and general appearance as
follows:

CLASS 1 Narrow, unpaved roads
High density (Older Park)
No recreation hall or other facilities
Generally unattractive appearance

CLASS 2 Narrow, unpaved roads or broken pavement
High density (Older Park)
Deteriorated recreation hall and/or laundry
No curbing, no street lights
Many mobile homes without skirts
Little effort to maintain attractive appearance

CLASS 3 Average location and design
Streets paved and in at least fair condition
Medium density (10-15 sites per acre)
Adequate laundry and recreation hall
Lawns trimmed, good general appearance

CLASS 4 Good location and design
Streets wide enough for cars to pass
Curbing and sidewalks
Streets with street lights and street signs
Good recreation hall, shuffle board, swimming pool
Attractive entrance and good general appearance
(Lawns cut and edged, bushes trimmed)
Density around 8 sites per acre

CLASS 5 Excellent location and design
Attractive entrance
Wide paved and curbed streets
Street lights and street signs
Excellent recreation hall facilities
Swimming pool, shuffle board, and other leisure time equipment
Management sponsored activities
Manicured lawns and trees
Maximum density of 8 sites per acre

Average rental rate, vacancy rates and operating expenses also correlate highly within these classifications. Therefore, income
data need only be gathered from a few mobile home parks to arrive at a reliable income value per space as follows:
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INCOME VALUATION OF A MOBILE HOME PARK

Example

Gross Monthly rent Gross Annual Rent

$30/space x 12 $360.00 / space
Less:

Vacancy rate as a % of gross @ 10% 36.00
Operating Expenses as a % of gross @ 55% $198.00

Net Operating Revenue $126.00 / space
Capitalized at the Discount Rate (11%) $1145.00 / space

INTRODUCTION TO AGRICULTURAL LAND

Although numerous publications are available from which average yields, revenues and expenses can be obtained for use in the
valuation of the different agricultural lands, caution and judgments must be given to their use.

The various yield, revenue and expense items from these publications should be checked against the local market to determine
if the local market varies significantly from the publication averages. Certain items may be adjusted so values will be correct
for local conditions.

Data averaged over a five year period should be used to minimize large fluctuations in agricultural values caused by good and
bad years.

Market trends will be monitored in good and bad years. Remember several bad years in a row will not only decrease values
due to sagging revenues but, may also indicate an increase in the risk and the capitalization rate.

The following methods of calculating agricultural values are meant to be a guide and generally speaking local conditions in
individual counties will require certain of the items to be adjusted.

CITRUS

Citrus groves should be classified by age and variety according to the needs of the county. The total number of acres of citrus
and the percentage of the total of each variety should be used to determine the age and variety breakdown that is required.

A suitable guide would be three varieties, oranges, grapefruit and specialty fruits. Oranges would contain orange varieties
which sell fresh and processed with no great change in the price paid. Grapefruit generally can include both seedy and seedless
because of the relatively small percentage of seedy grapefruit being grown. The specialty fruit categories are for those fruits
such as tangerines, temples, murcotts, etc. which are only merchantable fresh and during extremely short seasons. The short
season combined with the tremendous drop in prices paid for processed fruit makes the specialty fruits far riskier than oranges
or grapefruits.

Yields, revenues, and expenses can be obtained from many sources including U. S. Department of Agriculture, University and
Citrus Mutual publications. Generally, yields, revenues and expenses over a period of five or more years will give better
results because inequities caused by good and bad seasons will average out.

The net income for the age and yield group given in the reference publications can then be calculated and capitalized to get the
income value. If a finer breakdown of values is required than those given by the ages and yields from the reference
publications, values between those calculated can be interpolated, i.e. 10 year old orange groves may give a $1,000 per acre
value and 20 year old oranges may give $2,000 per acre value. By dividing the difference in ages (10 years) into the difference
in values, ($1,000), a value of $100 per acre for each one year increase in age can be used or, if that breakdown is too awkward
to manage, you may desire to add only a 10 year grove to your schedule at $1,500 per acre.
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FARMLAND

Farmland can be handled with a capitalized income approach similar to citrus.

First the types and number of acres of the predominant crops should be determined. Next, yields, revenues and expenses can
be obtained from reference publications to get the net revenues. Since more than one crop may be grown and sold, it may be
desirable to take a weighted average of the values based on the average number of acres of each under cultivation.

Soil surveys are very useful for determining what adjustments, if any, should be made to yields based on local soil types and
amount.

In some areas large parcels are leased for growing crops. When enough reliable rental data is available, the gross annual rental
less any administrative and operating expenses will provide a net revenue which may also be capitalized to derive the income
value. Although capitalization will be discussed in the income chapter, it would be well to point out that the risk, illiquidity,
and taxes facing any lesser may be considerably different from those faced by an owner operator, yet the overall capitalization
rate could be the same.

PASTURE LAND

Pasture land should be valued on capitalized net revenue based on the estimated beef yield for the different pasture
classifications.  Pasture land has five basic classes as follows:

1. NATIVE OR RANGE PASTURE - raw, unimproved, native pasture used for grazing livestock.
2. SEMI-IMPROVED PASTURE - pasture having some improvements such as webbing, chopping or mowing
which increases the grazing capacity of the land but does not include improvements such as seeding or application of
fertilizer and lime.
3. IMPROVED PASTURE - land that has been cleared, fertilized, limed, drained (if needed) and seeded or
sprigged with grasses such as bahia grass, pangola grass or coastal bermuda which is used for grazing or is harvested
as hay or silage.
4. IMPROVED IRRIGATED - clover pasture is similar to improved grass pasture described above. In addition
to being seeded to clover, it may be irrigated or have water control.
5. WASTE - (nonproductive) includes acreage in depleted mines, dumps, pits, lakes, ponds, and other
nonproductive land.

Publications by the Institute of Agricultural Science, the U. S. Department of Agriculture, the University of North Carolina
Food and Resources Economics Department, etc. may be used as guidelines for determining soil capabilities, yields, revenues
and expenses for determining the average net income for the different pasture classifications.

Farmland values may be determined by capitalizing net revenues from leases or rentals when sufficient reliable data is
available.

TIMBERLAND

Timberland like other agricultural properties lends itself best to a capitalized income approach to value. To determine the net
income, yields may be obtained from various timber studies and compared with the local market. Average revenues and
expenses may also be determined from these studies which may also require adjustment for local conditions.

If reliable rental or lease data is available, the annual revenues less any expenses which may be incurred may be capitalized as
an alternate approach to the income value.

For timber, as in any valuation, the greatest weight should be given to the approach with the most reliable data.

CONSERVATION EASEMENTS 
A conservation easement is a voluntary restriction of real property rights in favor of a tax-exempt conservancy organization for 
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the purpose of preserving land from development and for future benefit as scenic areas, wildlife habitat, and open space for a 
sustainable natural environment. 

Due to the uniqueness of both land and property ownership, it is necessary to tailor a conservation easement equally as unique. 
Each conservation easement must be reviewed and analyzed to determine the relinquished rights as well as the allowable 
exceptions in order to equitably reflect the value for the property. 

The Davie County Tax Office, with the support of the North Carolina Department of Revenue - Ad Valorem Tax Division, has 
decided to consider the issue of conservation easements on an individual case basis working through the appraisal process, 
notifying the property owner of the results of the assessment and allowing an adequate period of time for both discussion and 
appeal of the valuation. 

All pertinent data that might be shared by either the conservation easement grantor or grantee will be considered by the Davie 
County Tax Office in the appraisal of any property encumbered by a conservation easement.

Conservation Easement Worksheet

PIN                                                                     Recorded:           Book                Page

    
                                             
Grantor*                                                                            (Owner)                                                             
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Grantee*                                                                                                    (Conservancy)
                                                                           

• The Grantor (Owner) and the Grantee should be found on the first page of the Easement and Declaration.

• Number of Acres (Cover Letter of Conservancy or Agency Certification) Scheduled Relinquished Rights

Rights                                                             Adjustments%                                     Percent Good

Right to Build                                                     _____                                                        ____

Right to Harvest Timber                                     _____                                                       _____

Right to Recreational Use                                  _____                                                       _____        

Right to Farm                                                     _____                                                       _____

Right to Sell                                                       _____                                                       _____

Right to Divide/Subdivide                                  _____                                                       _____

Total Adjustment  Total                     % Good

Note: Percent Good is a cumulative multiplicative number. The Total Adjustment is the percentage reduction of the value 
applicable to the acreage within the easement. The Total Percent Good is the percentage remaining of the value applicable to 
the acreage within the easement.

Conservation Easement Adjustments can be made as a separate land line entry 7721 code and a note as to the % adjustment for 
conservation easement in the first available OTHER adjustment line. This will read “CONS EASEMENT” on the highest and 
best use column on the appraisal card. The “other adjustments and notes section” can be used to detail the percentage of 
adjustment used for the easement and the acreage can be entered on the card in this line.

________________________________ ________________________
                               APPRAISER                                                                                                 DATE 

________________________________ ________________________
                               APPRAISER        DATE
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In appraising cemeteries the first concern is determining the total number of acres in the ownership. This total should appear in
the legal description and in the total acreage of the land lines. In other words just because lots are sold off and become exempt,
you still need to account for all the acreage within that tract.

Cemeteries are generally divided into four categories:

1. Developed acreage
2. Undeveloped acreage (future gravesites)
3. Waste land acreage (roads, gullys, etc.)
4. Deeded acreage (Exempt deeded lots)

These four categories should always total to the original acreage in the ownership or legal description.

Definitions:

DEVELOPED ACREAGE - Land prepared for immediate use of cemetery plots. This is generally two to five acres
depending on the sale record of the cemetery. The acreage would generally remain the same because as soon as lots are sold
they prepare the undeveloped acreage. The cost to prepare the land increases the market value of the developed acreage,
generally between $4,000 to $10,000 per acre.

UNDEVELOPED ACREAGE - That land in its natural state and appraised comparable to surrounding land with the same
zoning. When making your annual adjustments for deeded lots, adjust this acreage down and the deeded acreage up. By doing
this you are assuming that developed acreage will remain the same simply because they have to keep developed acreage
available for immediate use.

WASTE LAND ACREAGE - That land not plotted or surveyed for graves due to it being a road, gully or building site. The
waste land should be appraised comparable to surrounding waste lands and remain the same size and acreage unless a new
survey is made adding roads or they have filled gullys and areas that can be utilized at a later date.

DEEDED ACREAGE - That acreage sold off into plots to individuals and recorded in the Registrar of Deeds. Plots sold on
contract are not exempt until paid and recorded. Generally a well designed cemetery will get 900 to 1,100 graves per acre.

The owner of the cemetery should verify the number of grave sites planned for the cemetery. Take the total graves and divide
by the total usable acreage to determine the average graves per acre. If the information is not available, use approximately
1,000 graves per acre. Put this in the note lines of the appraisal card. Each year you can make your adjustments when the
owner sends the number of graves sold and recorded. Example: Sold 625 graves reduces the number of undeveloped acreage
by .625 acres or .63 acres and increases the deeded acres by .625 or .63 acres.

Private cemeteries are income producing with a profit. To establish market value the appraiser must consider those factors
which are involved in purchasing this type of property:

(Developed) 1. How many grave sites are available for sale.
2. How many grave sites sell per year (absorption rate).

(Undeveloped) 3. How much usable land is available that has not been surveyed and landscaped.
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Once these facts have been obtained the appraiser can estimate market value and the assessor can determine how much of the
cemetery is exempt. Typical ratios would be 900 to 1,000 site per acre with 2 to 5 acres surveyed and landscaped for sale. The
developed acreage should be appraised higher per acre due to the cost of surveying, landscaping and permits. The absorption
rate can be determined by the age of the development divided into the number of deeded lots. Cemeteries with more graves per
acre are worth more, therefore an added value per gravesite is accounted for in the extra feature column. The grave sites that
are undeveloped would not have the same value as the prepared and available, therefore the value is reduced based upon the
absorption rate. The deeded grave sites are exempt; therefore for every 1,000 graves deeded, one acre of land is exempt.
When the owners of the cemetery report the deeded lots each year, the assessed value is adjusted. Make sure the total acreage
stays the same only adjusted by use.

NOTES
1 [GRACELAND CEMETERY ]
2 [1000 GRAVES PER ACRE ]
3 [30 AC TOTAL ACRES ]
4 [DEV IN 1970 ]

# 1 LAND
CODE ZONING FRONT DEPTH DE/FA L/M CO/FA +RF+AC+LC+TO+OT RT
[7600 ] [R1 ] [ ] [ ] [1.00] [0] [1.00] [DEVELOPED [ ]
[7600 ] [R1 ] [ ] [ ] [1.00] [0] [1.00] [UNDEVELOPED [ ]
[7600 ] [R1 ] [ ] [ ] [1.00] [0] [1.00] [ROADS - WASTE [ ]
[7600 ] [R1 ] [ ] [ ] [1.00] [0] [1.00] [EXEMPT [ ]
[ ] [ ] [ ] [ ] [ ] [ ] [ ] [ [ ]
[ ] [ ] [ ] [ ] [ ] [ ] [ ] [ [ ]

#  2 LAND
UNIT PRICE NO. UNITS TY NOTES

1 [ 12000.00] [ 2.00] [AC] [ ]
2 [ 3000.00] [ 20.00] [AC] [ ]
3 [ 100.00] [ 2.00] [AC] [ ]
4 [ .01] [ 6.00] [AC] [ ]
5 [ ] [ ] [ ] [ ]
6 [ ] [ ] [ ] [ ]

OTHER BUILDING AND EXTRA FEATURES

CODE DESCR LG WDH NO.UNITS UNITPRICE %CD L/B AYB EYB DP O/R
1 [59] [CEM LOT ] [ ] [ ] [ 2000.00] [ 25.00] [1.00 ] [L] [70] [70] [00.00]
2 [ ] [UND LOT ] [ ] [ ] [ 20000.00] [ 25.00] [0.10 ] [L] [70] [70] [00.00]
3 [ ] [EXEMPT ] [ ] [ ] [ 6000.00] [ 25.00] [0.00 ] [L] [70] [70] [00.00]
4 [64] [CRYPT ] [ ] [ ] [ 100.00] [ 500.00] [1.00 ] [B] [70] [70] [00.00]
5 [ ] [EXEMPT ] [ ] [ ] [ 50.00] [ 500.00] [0.00 ] [B] [70] [70] [00.00]
6 [71] [NICHE ] [ ] [ ] [ 200.00] [ 150.00] [1.00 ] [B] [70] [70] [00.00]
7 [ ] [EXEMPT ] [ ] [ ] [ 75.00] [ 150.00] [0.00 ] [B] [70] [70] [00.00]


