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Value of a single family residence in Hopkinton using a Marshall and Swift 
Worksheet Page and the construction costs from Marshall and Swift 

Comparison between the construction costs in the Patriot CAMA system for 
Hopkinton and the construction costs in Marshall and Swift 

Comparison between the Depreciation Schedule in the Patriot CAMA system 
for Hopkinton and the Depreciation Schedule in Marshall and Swift 

 

 

Value of a commercial property in Hopkinton using a JHN Worksheet Page and 
the construction costs from Marshall and Swift 

Comparison between the construction costs in the Patriot CAMA system for 
Hopkinton and the construction costs in Marshall and Swift 

 

 

Reconciliation of the value in the Patriot CAMA System for Hopkinton by 
market adjusted cost approach and the value in the Patriot CAMA System 

for Hopkinton by income approach of the commercial building 
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   Repeat After Me….. 

 

 

• I Like the Cost Approach to Value 

• This is an Interactive Session 

• I Will Roll Up My Sleeves This Morning 

• Questions Any Time 
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The Steps in the Cost Approach – 
 
• Estimate the Site Value As If Vacant 
      Allocation Method 
      Ground Rent Capitalization Method 
      Land Residual Method 
      Market Abstraction Method 
      Sales Comparison  Method 
      Subdivision Development Method 
 
• Estimate the Cost New of Improvements 
 Sources Local Contractors and Builders 
        Bench Mark Estimates 
        Cost Estimators 
        Cost Studies and Surveys 
        Your Own Files 
        *** Cost Services – Marshall and Swift – RS Means   
  
 Methods Quantity Survey Method 
   Unit in Place Method 
           Segregated Cost or Trade Breakdown or Builder Method 
           *** Comparative Unit Method 
           Cost Index Method 
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• Estimate and Then Subtract Total Accrued Depreciation 

 Types  Physical Depreciation 

   Functional Obsolescence 

   External (Economic) Obsolescene 

 

 Methods Economic Age-Life 

       Modified Economic Age-Life 

   Breakdown  

   Market Extraction 

      Straight Line  

       Marshall and Swift Chart 

       CAMA System 

 

• Add Depreciated Present Worth of Site Improvements 

 

• Add Site Value to Depreciated Cost to Arrive at Cost Value 
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      Concept of Cost versus 
Value!!!!! 

 

Cost is the total spent for goods or services including money, 
labor and time. 

Value is the worth of real estate at any given time. 

Under certain circumstances, 
cost may be an appropriate 

measure of value. 
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Style Single Family - Two Story Colonial

Age Constructed in 1998

Exterior Finish Vinyl Siding

First Floor Area 1,676 Square Feet

Second Floor Area 1,192 Square Feet

Basement Area 1,660 Square Feet - Unfinished

Floor Cover Hardwood, Ceramic Tile and Carpet

Heating and Cooling Warm Air and Central Air

Appliances Range and Oven, Microwave, Dishwasher

Plumbing Fixtures 11 + 1 Rough-In

Condition Good

Garage Two Under

Land Value 241,100

Yard Items Town Water, Private Septic System,Landscaping, Paved Driveway

Climate Moderate

Assessed Value 628,500
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Marshall and Swift Worksheet 
Page 

and Cost Pages 

from Residential Cost Handbook 
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SQUARE FOOT APPRAISAL FORM - GOOD QUALITY - Two Story

               Date

               Address: 27 Rocky Woods Road, Hopkinton

               Survey By

               Type Single Family

               Floor Area           First 1,676 Basement Area Garage TypeTw o under

Second 1,192 Unfinished 1,660 Garage Size

Third ----- Finished 0

Total 2,868 Number of Plumbing Porch Type Area

Fixtures 11 Wood Deck 328

Rough-in 1

Quantity Cost Extension

1 COMPUTE RESIDENCE BASIC COST:  Floor area x selected sq. ft. cost 2868 90.98$       $260,931 

 SQUARE FOOT ADJUSTMENTS: + -

2 Roofing Composition Shingle Roof 2868 (0.94)$       ($2,696)

3 Subfloor Floor Insulation 2868 1.33$         $3,814 

4 Floor Cover (see detail below ) 2868 $20,994 

5 Plaster Interior 2868 4.98$         $14,283 

6 Heating/Cooling Warm and Cool Air 2868 2.39$         $6,855 

7 Energy Adjustment Moderate 2868 $0 

8 Foundation Moderate 2868 $0 
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LUMP SUM ADJUSTMENTS:

9 Plumbing (Based on 11 f ixtures) 11 $0 

Rough-ins (Based on 1 rough-in) 1 $0 

10 Fireplaces Single Masonry Fireplace - Tw o Story 1 $5,000 

11 Built-in Appliances (see detail below )  $2,840 

12 Miscellaneous (Dormers) $0 

13 SUBTOTAL ADJ.  RESIDENCE COST:  Line 1 plus or minus lines 2-14 $312,020 

14 BASEMENT, UNFINISHED 1660 24.48$       $40,637 

15 Add for basement interior f inish $0 

16 Add for basement outside entrance $0 

17 Add for basement garage:  Single __  Double _X_ $3,000 

18 PORCH/BREEZE WAY, describe Wood deck 328 15.81$       $5,186 

19 $0 

20 SUBTOTAL RESIDENCE COST:  Total of Lines 15-21 $360,843 
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21 GARAGE OR CARPORT - sq. ft. area x selected sq. ft. cost $0 

22 Miscellaneous (roofing adjustment)

23 SUBTOTAL GARAGE COST:  Line 23 plus or minus Line 24 $0 

24 SUBTOTAL OF ALL BUILDING IMPROVEMENTS:  Sum of Lines 22 and 25 $360,843 

25 Current Cost Multiplier 1.00 x Local Multiplier 1.20 1.20            

26 REPLACEMENT COST NEW: Line 26 x 27 $433,011 

27 Depreciation:  Age      Age 1998 Condition Good 0.10 % of Line 28 $43,301 

28 Economic and/or Excessive Functional Obsolescence $0 

29 Depreciated cost of buildings improvements:  Line 28 less Line 29 $389,710 

30 Yard improvements cost:  $15,000 

31 Landscaping cost:  List and compute on reverse side           -

32 Lot or land Value $241,100 

33 TOTAL INDICATED VALUE:  Total of Lines 30-33. $645,810 
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Floor Cover Cost S.F. Total Appliances Cost Number Total

Carpet & Pad 5.78$         0 $0 Dishw asher $800 1 $800 

Ceramic Tile 17.65$       0 $0 Microw ave $640 1 $640 

Hardw ood Floor 14.60$       0 $0 Oven $1,400 1 $1,400 

Parquet blocks 16.40$       0 $0 Garbage Disp. $255 0 $0 

Terrazzo 17.10$       0 $0 Trash Compactor $735 0 $0 

Vinyl Comp 3.49$         0 $0 Hood w ith Fan $475 0 $0 

Vinyl sheet 6.55$         0 $0 Security System $2,575 0 $0 

Total $0 Total $2,840 

Allow ance 7.32$         2,868 20,994$      Allow ance $5,950
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SQUARE FOOT APPRAISAL FORM - GOOD QUALITY - Two Story

               Date

               Address: 27 Rocky Woods Road, Hopkinton

               Survey By

               Type Single Family

               Floor Area           First 1,676 Basement Area Garage TypeTw o under

Second 1,192 Unfinished 1,660 Garage Size

Third ----- Finished 0

Total 2,868 Number of Plumbing Porch Type Area

Fixtures 11 Wood Deck 328

Rough-in 1

Quantity Cost Extension

1 COMPUTE RESIDENCE BASIC COST:  Floor area x selected sq. ft. cost 2868 90.98$       $260,931 

 SQUARE FOOT ADJUSTMENTS: + -

2 Roofing Composition Shingle Roof 2868 (0.94)$       ($2,696)

3 Subfloor Floor Insulation 2868 1.33$         $3,814 

4 Floor Cover (see detail below ) 2868 $20,994 

5 Plaster Interior 2868 4.98$         $14,283 

6 Heating/Cooling Warm and Cool Air 2868 2.39$         $6,855 

7 Energy Adjustment Moderate 2868 $0 

8 Foundation Moderate 2868 $0 

LUMP SUM ADJUSTMENTS:

9 Plumbing (Based on 11 f ixtures) 11 $0 

Rough-ins (Based on 1 rough-in) 1 $0 

10 Fireplaces Single Masonry Fireplace - Tw o Story 1 $5,000 

11 Built-in Appliances (see detail below )  $2,840 

12 Miscellaneous (Dormers) $0 

13 SUBTOTAL ADJ.  RESIDENCE COST:  Line 1 plus or minus lines 2-14 $312,020 

14 BASEMENT, UNFINISHED 1660 24.48$       $40,637 

15 Add for basement interior f inish $0 

16 Add for basement outside entrance $0 

17 Add for basement garage:  Single __  Double _X_ $3,000 

18 PORCH/BREEZE WAY, describe Wood deck 328 15.81$       $5,186 

19 $0 

20 SUBTOTAL RESIDENCE COST:  Total of Lines 15-21 $360,843 

21 GARAGE OR CARPORT - sq. ft. area x selected sq. ft. cost $0 

22 Miscellaneous (roofing adjustment)

23 SUBTOTAL GARAGE COST:  Line 23 plus or minus Line 24 $0 

24 SUBTOTAL OF ALL BUILDING IMPROVEMENTS:  Sum of Lines 22 and 25 $360,843 

25 Current Cost Multiplier 1.00 x Local Multiplier 1.20 1.20            

26 REPLACEMENT COST NEW: Line 26 x 27 $433,011 

27 Depreciation:  Age      Age 1998 Condition Good 0.10 % of Line 28 $43,301 

28 Economic and/or Excessive Functional Obsolescence $0 

29 Depreciated cost of buildings improvements:  Line 28 less Line 29 $389,710 

30 Yard improvements cost:  $15,000 

31 Landscaping cost:  List and compute on reverse side           -

32 Lot or land Value $241,100 

33 TOTAL INDICATED VALUE:  Total of Lines 30-33. $645,810 

Floor Cover Cost S.F. Total Appliances Cost Number Total

Carpet & Pad 5.78$         0 $0 Dishw asher $800 1 $800 

Ceramic Tile 17.65$       0 $0 Microw ave $640 1 $640 

Hardw ood Floor 14.60$       0 $0 Oven $1,400 1 $1,400 

Parquet blocks 16.40$       0 $0 Garbage Disp. $255 0 $0 

Terrazzo 17.10$       0 $0 Trash Compactor $735 0 $0 

Vinyl Comp 3.49$         0 $0 Hood w ith Fan $475 0 $0 

Vinyl sheet 6.55$         0 $0 Security System $2,575 0 $0 

Total $0 Total $2,840 

Allow ance 7.32$         2,868 20,994$      Allow ance $5,950
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Town Colonial - Base Cost Per Square Foot

CAMA System

Auburn $84.00

Holden $85.00

Hopedale $74.00

Leominster $75.00

Northborough $80.00
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Marshall and Swift 27 Rocky Woods Road Patriot CAMA System

$90.98 Base Construction Cost $86.00

$433,011 or $150.98 per square foot Reproduction Cost New $420,667 or $146.68 per square foot

$645,810 or $225.18 per square foot Depreciated Value $628,500 or $219.14 per square foot

Do the figures need to match???

NO!!!!!

Marshall and Swift Patriot CAMA System

These are Cost Figures This is Mass Appraisal and these are

Market Adjusted Cost Figures

Bureau of Local Assessment:  Certification Standards:  Cost Approach

The assessor shall value improvements in accordance with generally accepted mass appraisal practices, cost service manuals with

applicable updates and or use of local building costs, where available.  All data must be documented and presented for certification.
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Style Three Story Office and Retail Building

Age Constructed in 2000

Exterior Finish Brick

Perimeter Measurement 530 Feet

First Floor Area 14,676 Square Feet

Second Floor Area 14,136 Square Feet

Third Floor Area 14,676 Square Feet

Basement Area 13,429 Square Feet

Floor Cover Carpet and Ceramic Tile

Heating and Cooling Hot Air and Central Air

Condition Good

Land Value 794,800

Special Features/Yard Items Elevator, Lights, Paving, Signs

Climate Extreme

Assessed Value 6,157,000
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Marshall and Swift Value at $7,500,000 
 

Patriot CAMA System Value at $6,200,000 
 

WHAT!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!! 
 

Do We Have A Problem?????????? 
 

Let’s Look at Income Analysis in Patriot 
CAMA System 



88 



89 



90 

Patriot CAMA System Value at $6,157,000 
by Market Adjusted Cost 

 
Patriot CAMA System Value at $7,231,800 by 

Income 
 

The two approaches to value should correlate 
to within 15% 

 
$6,157,000/$7,231,800 = 85% 
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Goodbye! 

 

 

Enjoy Lunch and the Land Residual 
Program! 
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