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	CMA TYPICAL ADJUSTMENTS



All Adjustments may vary based on area average sales price.  

Square Footage.

Heated and Cooled Adjustment- Divide the average square footage of the subject into the sales price, then take 50% of that figure, to arrive at a square footage adjustment for the comps.  

 i.e.  1000 sq ft house with a sales price of $150,000.  Divide $150,000 by 1000 = $150 per sq ft X 50% = $75 per sq ft of the difference in square footage between the subject and the comps.

Additions/converted heated and cooled space, but not finished like the interior of the home, Divide the average square footage of the subject into the sales price, then take 25% of that figure, to arrive at the square footage adjustments for the addition square footage only.  
Date/Time of Sale. 

Determine the % of change over the past year in the subject area then divide by 12 = average percentage of change per month.  Multiply the percentage of change by the number of months the comp went under contract to the subject property under contract date, then multiply by the sales price of the comparable.  *Make the change from the contract date not the closed date. 

 i.e.  8.04% divided by 12 months = .67 % change per month.  There was 3 months difference from contract date of comp to subject, so .67 X 3 X sales price of comp = + adjustment.
Site.

Select comps that are similar in size to the subject property, and similar in type of lot (golf course, water view, etc.). Go to the property appraiser site and review the value of the land to the neighbors and comparable.  Adjust based on neighboring/similar assessed land value. 
i.e.  Land value of comp = $60,000 and the land value of the subject = $40,000,  The adjustment of the comparable would be  - $20,000.
 Age.
Compare new houses to new houses in the area.  If there are none, do not compare new homes to any home more than 3 to 5 years old.  
Do not compare houses that are more than ten years apart in Effective age.  Effective Age is  

the assigned age of the home after one considers the updating and renovating done.  This is as  

opposed to the physical age which is counting the number of years it has been built.  The MLS 

lists the physical age of the properties.  You must read the “Remarks” in the MLS or check the property appraiser site to see the Effective Age of the comps.

Use a 1% per year age difference adjustment of the sold price of the comp.  If you must use a    

comp that is more than 10 years apart from the subject, use ½% for the years over 10.                                                                                                                                       

# of Bedrooms.

Adjust this based on the neighborhood and area.  Typical adjustment is $2500-$5000 per bedroom.
Baths.
Full baths:  Adjustments range from $6,000 to $12,000
Half baths: Adjustments range from $3,000 to $6,000
These adjustments include updated fixtures.
Appliances.
Adjustments range from $500 to $5,000              
Energy Items / Windows.  
Doubled paned windows vs. single paned windows is $4,000 +/-
Fireplace.  
Adjust $3000 +/- depending on the features and whether a fireplace is standard in the subject neighborhood.  

Garage/Carport.
Garage space = $7,500 
Golf Cart or oversized garage space = $5,000
Porch/Patio/Deck/Florida Room.  
Open (uncovered) Patio or Deck = $1,500 +/-
Covered Patio with concrete floor = $2,500 +/-
Screened Porch with concrete floor = $3,000+/-
Florida Room with widows, NOT heated and cooled = 15% of the square footage adjustment. 
Landscaping/Fencing/Lawn Pump/Sprinkler System.  

Sprinkler System = $1,500- $5,000
Privacy Fence = $3,000-$5,000                                      
Chain Link Fence = $1,000-$2,000
Pool/Hot Tub.

The value of a pool varies on age, condition, additions (hot tub, waterfall), and size.  The value of a pool ranges from $ 12,000 - $20,000.  By adding an enclosure, you can increase the adjustment to $18,000-$25,000. 
Yard Building / Workshop.
Simple yard storage = $500
Building = $20-$30 / sq ft for basic building AND $35-$50 / sq ft   if it has electricity and water.

Dock/Seawall/Boat Lift/Boathouse.  
Dock = $150 linear foot      
Seawall = $200 linear foot

Boat Lift/Covered Boathouse = $10,000 - $25,000

Condition.  

You can usually get the information on the comps in the “Remarks” section of the MLS sheet.   The adjustments made for condition are subject to improvement value less depreciation and enjoyment.   
Condition Ratings and Definitions-
C1- The improvements have been very recently constructed and have not previously been occupied.  The entire structure and all components are new and the dwelling features no physical depreciation. 
C2- The improvements feature no deferred maintenance, little or no physical depreciation, and require no repairs.  Virtually all components are new or have been recently repaired, refinished, or rehabilitated.  All outdated components and finishes have been updated and /or replaced with components that meet current standards.  Dwellings in this category either are almost new or have been recently completely renovated and are in similar in condition to new construction.  
C3- The improvements are well maintained and feature limited physical depreciation due to normal wear and tear.  Some components, but not every major building component, may be updated or recently rehabilitated.  The structure has been well maintained.   

C4- The improvements feature some minor deferred maintenance and physical deterioration due to normal wear and tear. The dwelling has been adequately maintained and requires only minimal repairs to building components/mechanical systems and cosmetic repairs.  All major building components have been adequately maintained and are functionally adequate.  

C5- The improvements feature obvious deferred maintenance and are in need of some specific repairs.  Some building components need some repair, rehabilitation, or updating.  The functional utility and livability is somewhat diminished due to condition, but the dwelling remains usable and functionable as a residence.

C6- The improvements have substantial damage or deferred maintenance with deficiencies or defects that are severe enough to affect the safety, soundness, or structural integrity of the improvements.  The improvements are in need of substantial repair and rehabilitation, including many or most major components.    

Quality Ratings and Definitions- 
Q1- Dwellings with this quality rating are usually unique structures that are individually designed by an architect for a specified use.  Such as residences typically constructed from detailed architectural plans and specifications and feature an exceptionally high level of workmanship and exceptionally high-grade materials throughout the interior and exterior of the structure.  The design features exceptionally high-quality exterior refinements and ornamentation, and excepti0onaloly high-quality interior refinements.  The workmanship, materials, and finishes throughout the dwelling are exceptionally high-quality.  

Q2- Dwellings with this quality rating are often custom designed for construction on an individual property owner’s site.  However, dwellings in this quality grade are also found in high-quality tract developments featuring residences constructed from individual plans or from highly modified or updated plans.  The design features detailed, high-quality exterior ornamentation, high-quality interior refinements, and detail.  The workmanship, material, and finishes throughout the dwelling are exceptionally high-quality.  

Q3- Dwellings with this quality rating are residences of higher quality built from individual or readily available designer plans in above- standard residential tract developments or on an individual property owner’s site.  The workmanship exceeds acceptable standards and many materials and finishes throughout the dwelling have been upgraded from stock standard.  
Q4- Dwellings with this quality rating meet or exceed the requirements of acceptable building codes.  Standard or modified standard building plans are utilized. Materials, workmanship, finish, and equipment are of stock or builder grade and may feature some upgrades. 

Q5- Dwellings with this quality rating feature economy of construction and basic functionality as main considerations.  These dwellings meet minimum building codes and are constructed with inexpensive, stock materials with limited refinements and upgrades.  
Q6- Dwelling with this quality ratings are of basic quality and lower cost and may not be suitable for year-round occupancy.  Such dwelling are built with simple or no plans and meet minimum building codes. 
4/2021

[image: image1.jpg]