NATIONAL STANDARDS FOR CALCULATING GROSS LIVING AREA (GLA)

NOTE:  THE RESIDENTIAL APPRAISAL REPORT IN THE SALES COMPARISON GRID ANALYZES THE LIVING AREA OF A HOUSE IN TWO (2) DIFFERENT SECTIONS.  THE ABOVE GRADE (ROOM COUNT AND THE GROSS LIVING AREA ABOVE GRADE) IN ONE SECTION AND THE BELOW GRADE (BASEMENT & FINISHED ROOMS BELOW GRADE) IN ANOTHER SECTION.  TO CALCULATE THESE AREAS THE FOLLOWING GUIDELINES:

1. MEASURE AROUND THE OUTSIDE OF THE HOUSE ABOVE THE FOUNDATION

2. IN MULTI-FLOOR HOUSES COUNT EACH ABOVE GRADE FLOOR 

3. INCLUDE ALL 100% ABOVE GRADE HABITABLE LIVING AREA

4. DO NOT INCLUDE THE BASEMENT (EVEN WHEN IT IS FINISHED AND HEATED)

5. GARAGES ARE NEVER INCLUDED IN THE GROSS LIVING AREA

6. PORCHES ARE INCLUDED ONLY WHEN THEY ARE HEATED AND FINISHED IN A WAY SIMILAR IN QUALITY TO THE REST OF THE HOUSE.

7. UPPER STORIES ARE DIVIDED INTO TWO AREAS

A. HABITABLE AREA FINISHED AND HEATED SUBSTANTIALLY LIKE THE REST OF THE HOUSE WITH NORMAL CEILING HEIGHTS (5’ IS USED AS THE MINIMAL NORMAL CEILING HEIGHT)*.  DO NOT INCLUDE IN THE GROSS LIVING AREA THAT PORTION THAT IS CLASSIFIED AS ATTIC. [ THE 5’ MINIMAL AREA TYPICALLY COMES INTO PLACE IN A 1 ½ STORY HOME WHERE THE PITCH OF THE ROOF CUTS INTO THE LIVING AREA]

B. ATTIC IN THE UNFINISHED PART OR THAT PART WITH LOW CEILINGS (5’) 

8. LOWER LEVELS: RAISED RANCHES (a/k/a BI-LEVELS AND SPLIT FOYERS), HILLSIDE RANCHES,  SPLIT LEVEL HOUSE (a/k/a TRI-LEVELS AND QUAD-LEVELS).

[THESE HOME TYPES TYPICALLY HAVE AREA THAT IS PARTIALLY ABOVE GRADE, FINISHED SUBSTANTIALLY LIKE THE REST OF THE HOUSE, BUT BECAUSE THEY ARE NOT FULLY ABOVE GRADE THEY ARE CONSIDERED BASEMENT & FINISHED ROOMS BELOW GRADE]. * * 
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* * HOUSES OF THE DESIGN MENTIONED IN # 8 ABOVE TYPICALLY RAISE MOST OF THE QUESTIONS REGARDING HOW THE APPRAISER PRESENTS THE HOUSE BECAUSE OF THE DIFFERENCE BETWEEN ABOVE GRADE AND BELOW GRADE DEFINITIONS.  IN MOST MUNICIPAL  JURISDICTIONS, THE AREAS WHICH ARE PARTIALLY ABOVE GRADE / PARTIALLY BELOW GRADE ARE CONSIDERED HABITABLE LIVING AREA, BY THE HOUSING AND BUILDING CODES .  YET, THE APPRAISER’S STANDARDS AS MENTIONED ABOVE REQUIRE THEM TO BE SEPARATED FOR ANALYSIS. 
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