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These Estimated Useful Life Tables for multifamily property systems and components are intended to represent standardized 
average estimated useful life (“EUL”) values and are not intended to replace the professional judgment of the PCA Consultant in 
determining the Effective Age and Remaining Useful Life of the systems and components at the Property.  The PCA Consultant 
should consider preventive maintenance practices, as well as environment, geographic, resident, and other factors when 
determining Effective Age and Remaining Useful Life of the systems and components of a multifamily Property.  In addition to 
providing guidance on EUL values typically considered capital expenditure items, the EUL tables may include items that are 
typically considered general maintenance and repair items to be handled by in-house maintenance staff. 

 

Estimated Useful Life (EUL) Tables 

FLATWORK, PARKING AREAS AND WALKWAYS Multifamily / Coop Seniors Students 

Asphalt pavement 25 25 25 

Asphalt seal coat 5 5 5 

Concrete pavement 50 50 50 

Curbing, asphalt 25 25 25 

Curbing, concrete 50 50 50 

Parking, stall striping 5 5 5 

Parking, gravel surfaced 15 15 15 

Security gate (site ingress/egress) - rolling gate / lift arm 10 10 10 

Sidewalk, asphalt 25 25 25 

Sidewalk, brick paver 30 30 30 

Sidewalk, concrete 50 50 50 
 

SITE LIGHTING Multifamily / Coop Seniors Students 

Building mounted exterior lighting 10 10 10 
Building mounted High Intensity Discharge (HID) lighting 10 20 10 

Lighting (pole mounted) 25 25 25 
 

SITE FENCING AND RETAINING WALLS Multifamily / Coop Seniors Students 
Bulkhead (barrier) / partition wall /embankment 10 20 10 
Fencing, chain-link (4' height) 40 40 40 
Fencing, concrete masonry unit (CMU) 30 30 30 

Fencing, dumpster enclosure (wood) 12 15 10 
Fencing, PVC (6' height) 25 25 25 
Fencing, Tennis Court (10' height)-Chain link 40 40 40 
Fencing, wood privacy (6' height) 15 20 10 
Fencing, wrought iron (4-6' height and decorative) 50 50 50 
Retaining walls, 80 lb block type 50 50 50 

Retaining walls, concrete masonry unit (CMU) with brick face 40 40 40 
Retaining walls, timber (railroad tie) 25 25 25 

INSTRUCTIONS FOR PERFORMING A MULTIFAMILY 
PROPERTY CONDITION ASSESSMENT (VERSION 2.0) 

APPENDIX F – ESTIMATED USEFUL LIFE TABLES 
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STRUCTURAL FRAME AND BUILDING ENVELOPE 

BUILDING STRUCTURES Multifamily / Coop Seniors Students 

Carports 40 40 40 
Canopy, concrete 50 50 50 
Canopy, wood / metal 40 40 40 
Garages 50 50 50 
Storage Sheds 30 30 30 
Penthouse (mechanical room) 50 50 50 
 

FOUNDATIONS Multifamily / Coop Seniors Students 

Foundations 50+ 50+ 50+ 
Waterproofing (foundations) 50+ 50+ 50+ 
 

FRAMING Multifamily / Coop Seniors Students 
Brick or block 40 40 40 
Precast concrete panel (tilt-up) 40 40 40 
Wood floor frame 50+ 50+ 50+ 
 

BUILDING ENVELOPE / CLADDING / EXTERIOR WALL FINISHES Multifamily / Coop 
 

Seniors 
 

Students 
Aluminum Siding 40 40 40 

Brownstone 40 40 40 
Brick or Stone Veneer 50+ 50+ 50+ 
Cement-board siding (Hardi-plank)/ Cementitious (mfgr) siding 45 45 45 
Exterior Insulation Finishing Systems (EIFS) 20 20 20 
Glass block 40 40 40 
Granite block 40 40 40 

Insulation, wall 50+ 50+ 50+ 
Metal/ glass curtain wall 30 30 30 
Painting, Exterior 5-10 5-10 5-10 
Pre-cast concrete panel 45 45 45 
Stucco systems 50+ 50+ 50+ 
Vinyl siding 25 25 25 

Wood shingle/ clapboard/ plywood, stucco, composite wood 20 20 20 
 

ROOF SYSTEMS Multifamily / Coop Seniors Students 
Asphalt shingle (3-tab) 20 20 20 

Built-up roof - Ethylene Propylene Diene Monomer (EPDM) / 
Thermoplastic Polyolefin (TPO) 20 20 20 

Metal 40 40 40 
Parapet wall 50+ 50+ 50+ 
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Caps, copings (aluminum/ terra-cotta) - Parapet 25 25 25 
Roof drainage exterior (gutter/ downspout) 10 10 10 
Roof drainage interior (drain covers) 30 30 30 

Roof railing 25 25 25 
Roof structure 50+ 50+ 50+ 
Roof hatch 30 30 30 
Roof skylight 30 30 30 
Slab 50+ 50+ 50+ 
Slate, clay, concrete tile 40 40 40 

Soffits (wood/ stucco) 20 20 20 
Soffits (aluminum or vinyl) 25 25 25 
Wood shingles (cedar shake) 25 25 25 
 

DOORS AND WINDOWS Multifamily / Coop Seniors Students 

Exterior common door, aluminum and glass 30 30 30 
Exterior common door, solid core wood or metal clad 25 25 25 
Exterior unit door, solid wood/ metal clad 25 30 20 
Residential Sliding Glass Doors 25 30 20 

Residential French Glass Doors 25 30 20 
Ceilings, open or exterior 30 30 30 
Service door (roof) 25 30 20 
Storm/ screen doors 7 10 5 
Storm/ screen windows 10 15 7 
Windows (frames and glazing), vinyl or aluminum 30 30 30 
 

APPURTENANCES Multifamily / Coop Seniors Students 

Chimney 40 40 40 
Exterior stairs, wood 15 20 15 

Exterior stairs, metal pan- concrete filled 30 30 30 
Exterior stairs, concrete 50 50 50 
Fire Escapes 40 40 40 
Porches, concrete 50 50 50 
Wood Decks 20 20 20 
 

AMENITIES Multifamily / Coop Seniors Students 

Basketball court 25 25 25 
Mail kiosk 10 15 10 
Mail facility, interior 20 25 20 
Pool deck 15 15 15 
Pool/ spa plaster liner 8 8 8 

Tennis court / basketball court surface (paint markings) 5 7 5 
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Tennis court Surface (acrylic emulsion) 10 12 10 
Tot-lot (playground equipment) 10 15 10 
Tot-lot, uncompressed ground cover 2+ 3+ 2+ 
 

 

MECHANICAL/ELECTRIC/ PLUMBING SYSTEMS 

WATER DISTRIBUTION AND DOMESTIC HOT WATER SYSTEMS Multifamily / Coop Seniors Students 
Feedwater only (hydronic) 10 10 10 

Condensate and feedwater (steam) 
Included in 

boiler 
Included 

in 
boiler 

Included in 
boiler 

Cooling Tower 25 25 25 
DHW Circulating Pumps by size by size by size 
Domestic Hot Water (DHW) - supply / return 30 30 30 
Tank only, dedicated fuel 10 10 10 
Exchanger in storage tank 15 15 15 
Exchanger in boiler 15 15 15 

External tankless 15 15 15 
Instantaneous (tankless type) 10 10 10 
Domestic Hot Water Storage Tanks, Small (up to 150 gallons) 15 15 15 
Domestic Hot Water Storage Tanks, Large (over 150 gallons) 15 15 15 
Domestic Cold Water Pumps 15 15 15 
Heating Water Circulating Pumps by size by size by size 

Heating Water Controller 15 15 15 
Hot and Cold Water Distribution 50 50 50 
Solar Hot Water 20 20 20 
Water Softening and Filtration 15 15 15 
 

SANITARY WASTE AND VENT Multifamily / Coop Seniors Students 
Purchased Steam Supply Station 50+ 50+ 50+ 
Sanitary Waste and Vent System 50+ 50+ 50+ 
Sewage Ejectors 50 50 50 
 

SUMP PUMP Multifamily / Coop Seniors Students 

Residential Sump Pump 7 7 7 
Commercial Sump Pump 15 15 15 
 

HEATING/COOLING SYSTEM AND CONTROLS Multifamily / Coop Senior Student 

Pad/ roof condenser 20 20 20 

A/C window unit or through wall 10 10 10 
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Evaporative Cooler 15 15 15 

Fan coil unit, electric 20 20 20 
Fan coil unit, hydronic 30 30 30 

Furnace (electric heat with A/C) 20 20 20 
Furnace (electric heat with A/C) 20 20 20 
Furnace (gas heat with A/C) 20 20 20 
Packaged terminal air conditioner ( PTAC) 15 15 15 

Packaged HVAC (roof top units) 20 20 20 
Heat pump condensing component 20 20 20 
Heater, electric baseboard 25 25 25 
Heater, wall mounted electric or gas 20 20 20 
Hydronic heat/ electric A/C 20 20 20 
Line Dryers 15 15 15 

Master TV System 10 10 10 
Motorized Valves 12 12 12 
Outdoor Temperature Sensor 10 10 10 
Pneumatic lines and Controls 30 30 30 
 

BUILDING HEATING WATER TEMPERATURE CONTROLS Multifamily / Coop Seniors Students 
Chilled Water Distribution 50+ 50+ 50+ 
Chilling Plant 15 15 15 

Cooling Tower 25 25 25 
Fuel Oil Storage 25 25 25 
Fuel Transfer System 25 25 25 
Gas Distribution 50+ 50+ 50+ 
Heat Sensors 15 15 15 
Heat Exchanger 35 35 35 

Heating Risers and Distribution 50+ 50+ 50+ 
 

VENTILATION SYSTEMS Multifamily / Coop Seniors Students 
Combustion Air, Duct with fixed louvers 30 30 30 
Combustion Air, Motor louver and duct 25 25 25 
Flue Exhaust w/boiler w/boiler w/boiler 
Free Standing Chimney 50+ 50+ 50+ 
 

ELECTRICAL SYSTEMS Multifamily / Coop Seniors Students 
Common area 15 15 15 
Buzzer/Intercom, central panel 20 20 20 
Central Unit Exhaust, roof mounted 15 15 15 

Compactors 15 15 15 
Dumpsters 10 10 10 
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Electrical distribution center 40 40 40 
Electric main 40 40 40 
Emergency Generator 25 25 25 
Gas lines 40 40 40 

Gas main 40 40 40 
Heating supply/ return 40 40 40 
Power distribution 40 40 40 
Transformer 30 30 30 
 

BOILER ROOM EQUIPMENT Multifamily / Coop Seniors Students 

Blowdown and Water Treatment 25 25 25 

 
Boiler Room Pipe Insulation Included in boiler Included in 

boiler 
Included in 

boiler 

Boiler Room Piping Included in boiler Included in 
boiler 

Included in 
boiler 

Boiler Room Valves 15 15 15 

 
Boiler Temperature Controls Included in boiler Included in 

boiler 
Included in 

boiler 
 

VERTICAL TRANSPORTATION - ELEVATORS Multifamily / Coop Seniors Students 
Electrical Switchgear 50+ 50+ 50+ 
Electrical Wiring 30 30 30 
Elevator, Controller, dispatcher 15 20 10 
Elevator, Cab 15 20 10 

Elevator, Machinery 30 30 30 
Elevator, Shaft-way Doors 20 20 20 
Elevator, Shaft-way Hoist rails, cables, traveling 25 25 25 
Elevator, Shaft-way Hydraulic piston and leveling 25 25 25 
 

BOILERS Multifamily / Coop Seniors Students 

Oil-fired, sectional 22 22 22 
Gas/ dual fuel, sectional 25 25 25 
Oil/ gas/ dual fired, low MBH 30 30 30 
Oil/ gas/ dual fired, high MBH 40 40 40 
Gas fired atmospheric 25 25 25 

Electric 20 20 20 
 

FIRE SAFETY AND FIRE PROTECTION SYSTEMS Multifamily / Coop Senior Student 
Call station 10 15 10 

Emergency Generator 25 25 25 
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Emergency Lights 8 10 5 
Fire Extinguisher 10 15 5 
Fire Pumps 20 20 20 
Fire Suppression 50+ 50+ 50+ 
Smoke and Fire Detection System, central panel 15 15 15 
 

 

INTERIOR ELEMENTS (COMMON AREA / DWELLING UNIT) 

INTERIOR / COMMON AREA FINISHES Multifamily / Coop Seniors Students 

Common area doors, interior (solid wood/ metal clad) 20 20 20 
Common area floors, ceramic / quarry tile, terrazzo 50+ 50+ 50+ 
Common area floors, wood (strip or parquet) 30 30 30 
Common area floors, resilient tile or sheet 15 15 15 
Common area floors, carpet 5      5      5 

Common area floors, concrete 50+ 50+ 50+ 
Common area railing 20 20 20 
Common area ceiling, concrete 50+ 50+ 50+ 
Common area ceiling, acoustic tile (drop ceiling), drywall / plaster 10 10 10 
Common area countertop and sink 20 20 20 
Common area, refrigerator 10 10 10 

Common area dishwasher 15 15 10 
Common area disposal 5       7       3 
Common area kitchen cabinets, wood 15 20 10 

Common area walls 15 25 10 
Interior railings 20 25 15 

Interior lighting 15 20 10 
Public bathroom accessories 7 12        5 
Public bathroom fixtures 15 20 10 
 

DWELLING FIRE, SAFETY AND SECURITY Multifamily / Coop Seniors Students 

Unit Smoke/Fire Detectors * 5 5 5 
Unit Carbon Monoxide Detectors * 5 5 5 
Unit Buzzer/Intercom 20 20 20 

*Tested annually, batteries changed annually. 

 

DWELLING UNIT CEILINGS Multifamily / Coop Seniors Students 

Concrete 50+ 50+ 50+ 
Acoustic Tile / Drywall / Plaster 10 15 10 
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DWELLING UNIT FIXTURES Multifamily / Coop Senior Student 

Bathroom: Vanity 10 15 10 

Bathroom: Fixtures / Faucets 15-20 20+ 15-20 

Bathroom: Fiberglass Bath / Shower 20 25 18 

Bathroom: Toilet 50+ 50+ 40 

Bathroom: Toilet Tank Components 5 5 5 

Bathroom: Vent / Exhaust 10 10 10 

Interior Doors 15 30 10 

Kitchen: Cabinets (wood construction) 20 25 15 

Kitchen: Cabinets (particle board) 15 20+ 13 

Kitchen: Dishwasher 5-10 10-12 5-8 

Kitchen: Microwave 10 12 8 

Kitchen: Range 15 25 15 

Kitchen: Range-hood 10 20 10 

Kitchen: Refrigerator 10 20 10 

Window covering 3 5 1+ 
 

DWELLING UNIT FLOORS Multifamily / Coop Senior Student 

Ceramic / Tile / Terrazzo 20 25 20 
Wood (strip/ parquet) 15 20 20 
Resilient Flooring 10 15         7 
Carpet 7 10 3+ 
Concrete 50+ 50+ 50+ 
 

DWELLING UNIT HVAC AND MECHANICAL EQUIPMENT Multifamily / Coop Senior Student 
A/C window unit or through wall 10 10 10 
Evaporative cooler 15 15 15 

Fan coil unit, electric 20 20 20 
Fan coil unit, hydronic 30 30 30 

Furnace (electric heat with A/C) 20 20 20 
Furnace (gas heat with A/C) 20 20 20 
Packaged terminal air conditioner (PTAC) 15 15 15 

Packaged HVAC (roof top unit) 15 15 15 

Heat pump condensing component 15 15 15 
Heater, electric baseboard 25 25 25 

Heater, wall mounted electric or gas 20 20 20 
Hydronic heat/ electric AC 20 20 20 
Unit Electric Panel 50+ 50+ 50+ 
Unit Level Boiler 25 25 25 
Unit Level Domestic Hot Water 10 15 10 
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Unit Level Hot Air Furnace 25 25 25 

Unit Radiation - Steam/ Hydronic (baseboard or freestanding) 30 30 30 
Unit Wiring 30 30 30 
 


