  Comments on Effective Age and Total Economic Life:
· Because the depreciation method used in the Cost Approach relies on the effective age as stated by the appraiser in the appraisal report, a further explanation of age versus life is warranted.
· An improvement’s economic life begins when it is initially constructed and ends when the improvement no longer contributes any value to the property.  This economic life is usually shorter than the physical life expectancy of the improvement. 
· Effective age is the age indicated by the condition and utility of a structure and is based on the appraiser’s interpretation of market perceptions.  The maintenance standards of property owners can greatly influence the pace of a building’s remaining economic life.
· If a structure is poorly maintained, its effective age may be greater than its actual age.  If a building has received typical maintenance, its effective age and actual age may be the same.  A small amount of redecorating is usually not sufficient to reduce the effective age.  However, a significant amount of remodeling and upgrading will sharply lower the effective age. 
· Buildings are valued, based on their effective age at the time of the property’s valuation, by the appraiser
            Reference:  The Appraisal of Real Estate, 12th Edition.
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