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RESIDENTIAL SINGLE FAMILY  

Single-family homes vary widely in quality and quality of construction is a major cost variable. 
Class 11 construction is the most expensive commonly encountered and Class 1 is the minimum 
required under most building codes. Most homes with features that fall in class 6 thru 8 are "spec" 
homes, built for sale to the public from stock plans. Class 9 thru 11 homes are usually built from 
custom plans prepared by an architect retained by the property owner. Most single-family homes 
have some characteristics of several quality classes. These characteristics consist of the 
following: Foundation, Exterior Walls, Frame (wood or light metal) or Masonry (brick or block), 
Exterior Finish, Windows and Doors, Roof and Soffit, Interior Finish, Floor Finish, Bathrooms, 
Kitchen, Plumbing and Electrical. Most homes have central heating and cooling, such as a furnace 
with ducting which carry conditioned air to each room. Some homes have unit heating or cooling 
designed to heat or cool only a portion of the house. Unit heating and cooling includes floor or 
wall furnaces, baseboard electric heating and window or thru-the-wall coolers.  

When more than basic design elements are present, we classify the quality higher than would be 
warranted by materials alone. For example, a circular room costs more than a square room, even 
when made using the same materials.  

 Construction costs are higher in some cities than in others. The cost for classes will be modified 
by an index that compares costs using Marshall and Swift and local building costs. This index 
considers all the major construction cost variables, including labor, material, and equipment, 
climate, building codes, likely job conditions and markup. Homes built in housing tracts by 
merchant builders and homes built in suburban (but not remote) areas tend to cost less than 
custom homes built in well-developed metropolitan areas. This is where our local modifier will 
address the issue. Costs are also reviewed and revised every odd numbered year.  

Two other variables determine cost in addition to quality and that is shape and size. 

Shape 

The shape of the outside perimeter is an important consideration in estimating the total 
construction cost. Generally, the more complex the shape the more expensive the structure per 
square foot of floor area. The shape classification of multiple story or split-level homes is based 
on the outline formed by the outer most exterior walls, including the garage area, regardless of 
the varying level. Most structures have 4, 6, 8 or 10 corners. Small insets not requiring a change 
in the roof shape can be ignored when determining the shape. 

Size 

Larger buildings cost more than smaller buildings but larger buildings generally cost less per 
square foot than smaller buildings. Exclude from the living area any garage, basement or attic. In 
addition, exclude any porch that's not under the main roof. Costs for these will be figured 
separately. Include in the total living area square footage: 

1. Everything inside the exterior walls of the main building.  
2. Inset areas such as vestibules, entrances or porches outside the exterior wall but under 

the main roof.  
3. Enclosed additions, annexes or lean-tos. 
4. Attics, balconies, basements, garages or exterior porches are not considered living area 

and should not be included in the total living area of the house. 
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CLASS DESCRIPTIONS 
 
Class 1 - Minimal 

In most cases construction of Class 1 properties is pre-World War II era.  Foundation is Pier and 
Beam. The exterior is comprised of perimeter walls, no decorative details using inexpensive Wood 
siding. Doors and windows consist of hardboard doors and wood frame windows. The roof is a 
simple roof plan with minimum composition shingle cover, small open soffit. The interior is made 
up of smooth gypboard, few decorative details, drop ceiling in kitchen. The flooring is minimum 
grade sheet vinyl or inexpensive carpeting. Low cost fixtures, fewer bathrooms than bedrooms.  
Less than 10 Linear Feet of low cost wall and base cabinets laminated plastic counter top. 
Minimum plumbing fixtures per bathroom, less than 10 light fixtures, no built-in appliances. 

 

 



Residential Classification Guide Page 4 
 

 

 

 

 



Residential Classification Guide Page 5 
 

 

 

 

 



Residential Classification Guide Page 6 
 

 

 



Residential Classification Guide Page 7 
 

Class 2 – Fair 

Typically construction of Class 2 properties can also be pre-World War II era.  Foundation may 
be Pier and Beam and in some instances Slab on grade. The exterior is comprised of perimeter 
walls, may have minimal decorative details using Wood, Hardboard, inexpensive stucco siding, 
or in some instances low quality brick veneer. Doors and windows most often consist of hardboard 
doors and wood frame windows, may range to Standard grade windows and commodity grade 
doors. The roof is a simple roof plan with minimum composition shingle cover, small open soffit. 
The interior is made up of smooth gypboard, few decorative details, drop ceiling in kitchen. The 
flooring is minimum grade sheet vinyl or inexpensive carpet. Low cost fixtures, fewer bathrooms 
than bedrooms. Less than 10 Linear Feet of low cost wall and base cabinets laminated plastic 
counter top. Minimum plumbing fixtures per bathroom, up to 10 light fixtures, 0-2 built-in 
appliances. 
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Class 3 - Average 

Typically this class and above are built after the 1950’s era.  Foundation may be Pier and Beam 
and/or Slab on grade. The exterior is comprised of regular perimeter walls, minimal decorative 
details using Stucco or wood siding, in some instance trim or veneer may be present. Doors and 
windows consist of Standard grade windows, commodity grade interior and exterior doors. The 
roof slope is usually less than 4 in 12 with a minimal eave with architectural composition shingle, 
up to 2’ open soffit. The interior is made up of textured average quality gypboard; most walls are 
rectangular, with 8’ ceilings. The flooring is generally sheet vinyl and standard carpet, with some 
composition tile. Fixtures consist of plastic tub and shower in master bath, three fixtures in other 
bathrooms. 10 Linear feet of minimum wall and base cabinets, low-cost acrylic or plastic counter 
top. Low-cost plumbing fixtures per bathroom, up to12 light fixtures, may have 2 built-in 
appliances. 
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CLASS DESCRIPTIONS 
 

Class 4 - Good 

Foundation may be Pier and Beam and/or Slab on grade. Few changes in wall height or 
decorative details. Good quality stucco or wood siding, some decorative trim or veneer. Doors 
and windows consist of standard quality windows, decorative front door, and standard grade 
interior doors. The roof slope is usually less than 4 in 12 with a minimal eave with better 
composition shingles, wood shakes or concrete tile. The interior is made up of textured gypboard 
or plaster, some decorative details or offsets, 9’ ceilings. The flooring is generally better sheet 
vinyl and average carpet, small area of tile or hardwood at entry. Fixtures consist of plastic tub 
and shower in master bath, one multi-sink bathroom. Up to 15 Linear Feet of low cost wall and 
base cabinets, low cost tile or acrylic counter top. Standard plumbing fixtures per bathroom, 
recessed lighting, up to 3 built-in appliances.  
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Class 5 - Better 

Foundation is typically reinforced concrete or concrete block, but can be pier and beam 
construction in some cases. The exterior may contain multiple changes in wall height and in some 
instances there may be decorative details present. Good quality stucco or wood siding, some 
decorative trim or veneer. Better fenestration and ornamental trims are found on the street 
exposure. Doors and windows consist of Good quality windows, some decorative elements and 
larger windows may be present, decorative front door, and good grade interior doors. The roof 
slope is usually 5 in 12 inches or less with better wood, composition shingles, shakes or 
composition tile. The interior is made up of textured gypboard or plaster, some decorative details 
or offsets, 9’ ceilings. The flooring is generally better sheet vinyl, average carpet, and hardwoods 
with masonry or tile at entry. Fixtures consist of plastic tub and shower in master bath, can have 
one multi-sink bathroom with some decorative elements present. Up to 15 Linear Feet of low cost 
wall and base cabinets, low cost tile or acrylic counter top. Standard plumbing fixtures per 
bathroom recessed lighting, up to 4 built-in appliances.  
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Class 6 - Best 

Foundation is usually reinforced concrete, but could be in some cases pier and beam construction 
of a higher grade. The exterior is several wall offsets and architectural details. Stone or masonry 
accents, good stucco or wood siding, elsewhere. Better fenestration and ornamental trims are 
found on the street exposure. Doors and windows consist of large windows or skylights, stain 
grade front door, good interior doors. The roof slope is usually 5 in 12 or less with shake, shingle, 
tile or flat roof, enclosed soffit over windows and entrance. The interior is made up of irregular 
walls and decorative details, cathedral ceiling at entry, pass-through. Flooring consists of marble 
tile entry, good carpet, hardwood or vinyl elsewhere. Fixtures consist of Tile shower with tub, up 
to 10’ of counter space, compartmented bathroom. Up to 20 Linear Feet of stock wall and base 
cabinets, tile or acrylic counter top, breakfast bar. Good plumbing fixtures per bathroom, recessed 
lighting, can have 5-6 built-in appliances. 
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CLASS DESCRIPTIONS 
 

 Class 7- Custom Average 

Foundation is reinforced concrete and in rare cases could include pier and beam construction. 
The exterior consists of custom wall offsets and architectural details, to include some parapets or 
larger openings, Stone or masonry veneer on most surfaces with good stucco or wood siding 
elsewhere. Doors and windows consist of large windows or skylights, stain grade front door, good 
interior doors. The roof is generally Multi-pitch shake, shingle, tile, slate or flat roof, and enclosed 
soffit over windows and entrance. The interior is made up of irregular walls and decorative details, 
cathedral ceiling at entry, pass-through. Flooring consists of marble tile entry, hardwood, good 
quality carpet or tile elsewhere. Fixtures consist of Tile shower with tub, can have 10’ or more of 
counter space, compartmented bathroom. Up to 20 Linear Feet of stock wall and base cabinets, 
tile or acrylic counter top, breakfast bar. Good plumbing fixtures per bathroom, recessed lighting, 
6+ built-in appliances. 
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Class 8 – Custom Good  

Foundation is reinforced concrete, in rare cases could include pier and beam construction. The 
exterior is custom irregular walls, some parapets, large openings, Masonry veneer or good quality 
stucco, or a combination of both on most surfaces with some minimal architectural details. 
Windows and doors consist of large windows or skylights, 2-4 exterior doors, some architectural 
interior doors. The roof is Multi-level slate, shingle, tile or flat surface with decorative details, large 
enclosed soffit. The interior has several decorative details and offsets, framed openings, can have 
10’-12’ ceiling in main room. The flooring consists of above average tile entry, hardwood, good 
carpet or sheet vinyl elsewhere. Fixtures consist of large tile showers, may contain decorative 
windows, and more bathrooms than bedrooms. May have 20-25 linear feet of good base and wall 
cabinets, tile or synthetic stone counter top. Good plumbing fixtures per bathroom, recessed 
lighting, up to 8 built-in appliances. 
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Class 9 – Custom Best  

Foundation is reinforced concrete. The exterior is custom irregular walls, some parapets, large 
openings, Masonry veneer on most surfaces, some architectural details. Windows and doors 
consist of large windows or skylights, can have 4 exterior doors, architectural interior doors. The 
roof is Multi-level slate, tile or flat surface with decorative details, large enclosed soffit. The interior 
has many decorative details and offsets, framed openings, may have 12’ ceiling in main room. 
The flooring consists of marble or granite entry, hardwood, good carpet or sheet vinyl elsewhere. 
Fixtures consist of large tile showers, decorative window, and in some instances, more bathrooms 
than bedrooms. 25 Linear feet of good base and wall cabinets, synthetic stone counter top. Good 
plumbing fixtures per bathroom, may have 80 to 100 light fixtures, and 8 built-in appliances.  
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CLASS DESCRIPTIONS 
 

Class 10 – Luxury Good 

Foundation is reinforced concrete. The exterior is irregular walls with parapets and decorative 
openings, stone veneer on most surfaces, many architectural details. Windows and doors consist 
of several large windows and sky lights, minimum of 4 exterior doors, and stain grade doors. The 
roof is a multi-level, slate or metal cover, open porch over entrances, large soffits, eaves and 
overhangs. The interior has many offsets, details and openings, 12’ ceilings with some decorative 
ceiling elements. Flooring consists of terrazzo, marble, or granite entryway with hardwood or 
luxury carpet elsewhere. Fixtures consist of large tile shower, may contain separate elevated spa, 
in some instances more bathrooms than bedrooms. In some instances 25 or more linear feet of 
deluxe wall and base cabinets, synthetic stone counter top. Deluxe plumbing fixtures per 
bathroom, may have 80-100 light fixtures, up to 8 built-in appliances. 
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Class 11 – Luxury Better 

Foundation is reinforced concrete. The exterior is very irregular walls with multiple parapets and 
decorative openings, stone veneer on most surfaces, many architectural details. Windows and 
doors consist of several large (6’ x 8’) windows, 4-6 exterior doors, and stain grade doors. The 
roof is a complex roof plan, slate or metal cover, and porch over entrances, large soffits, eaves 
and overhangs. The interior is many offsets, details and openings, some 12’ to 16’ ceiling with 
decorative elements. Flooring consists of terrazzo, marble, granite, best hardwood or luxury 
carpet throughout. Fixtures consist of large tile shower, separate elevated spa, more bathrooms 
than bedrooms. In some instances up to 30 Linear feet of deluxe wall and base cabinets, stone 
counter top, island work area. Deluxe plumbing fixtures per bathroom, may have up to 100 light 
fixtures, and up to 10 built-in appliances. 
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Class 12-Special Priced 
 
Class 12 properties are reflective of unique characteristics with an overall higher cost of 
construction.  These homes are atypical and are generally at least double the cost of standard 
construction homes.  Typical features that you may see include ICF (Insulated Concrete Forms), 
icynene insulation, higher quality air conditioning systems including air exchanges, and 
underground pilings.   
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RESIDENTIAL COST TABLES BY CLASS 
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RESIDENTIAL DEPRECIATION TABLES  
 
 

 
 
 
 

Year Life Expectancy Residential Depreciation Tables

Effective 
Age In 
Years 45YLER 60YLER 70YLER

Effective 
Age In 
Years 45YLER 60YLER 70YLER

1 1% 0% 0% 1 99% 100% 100%
2 2% 1% 1% 2 98% 99% 99%
3 3% 2% 1% 3 97% 98% 99%
4 4% 3% 2% 4 96% 97% 98%
5 6% 4% 2% 5 94% 96% 98%
6 7% 4% 3% 6 93% 96% 97%
7 8% 5% 4% 7 92% 95% 96%
8 10% 6% 4% 8 90% 94% 96%
9 11% 7% 5% 9 89% 93% 95%

10 13% 8% 5% 10 87% 92% 95%
11 14% 9% 6% 11 86% 91% 94%
12 15% 10% 7% 12 85% 90% 93%
13 17% 11% 8% 13 83% 89% 92%
14 19% 12% 8% 14 81% 88% 92%
15 21% 12% 9% 15 79% 88% 91%
16 23% 13% 10% 16 77% 87% 90%
17 25% 15% 10% 17 75% 85% 90%
18 27% 16% 11% 18 73% 84% 89%
19 28% 17% 12% 19 72% 83% 88%
20 30% 18% 13% 20 70% 82% 87%
21 32% 19% 13% 21 68% 81% 87%
22 34% 20% 14% 22 66% 80% 86%
23 36% 21% 15% 23 64% 79% 85%
24 38% 23% 16% 24 62% 77% 84%
25 40% 24% 17% 25 60% 76% 83%
26 43% 25% 18% 26 57% 75% 82%
27 45% 26% 19% 27 55% 74% 81%
28 47% 28% 20% 28 53% 72% 80%
29 49% 29% 21% 29 51% 71% 79%
30 52% 31% 22% 30 48% 69% 78%
31 54% 32% 23% 31 46% 68% 77%
32 56% 34% 24% 32 44% 66% 76%
33 58% 35% 25% 33 42% 65% 75%
34 60% 37% 27% 34 40% 63% 73%
35 62% 38% 28% 35 38% 62% 72%
36 65% 40% 29% 36 35% 60% 71%
37 67% 41% 30% 37 33% 59% 70%
38 69% 43% 32% 38 31% 57% 68%
39 70% 45% 33% 39 30% 55% 67%
40 72% 47% 35% 40 28% 53% 65%
41 73% 49% 36% 41 27% 51% 64%
42 75% 51% 38% 42 25% 49% 62%
43 76% 52% 39% 43 24% 48% 61%
44 77% 54% 41% 44 23% 46% 59%
45 80% 55% 42% 45 20% 45% 58%
46 80% 57% 44% 46 20% 43% 56%
47 80% 59% 45% 47 20% 41% 55%
48 80% 61% 46% 48 20% 39% 54%
49 80% 62% 47% 49 20% 38% 53%
50 80% 64% 49% 50 20% 36% 51%
51 80% 65% 51% 51 20% 35% 49%
52 80% 66% 52% 52 20% 34% 48%
53 80% 68% 54% 53 20% 32% 46%
54 80% 69% 55% 54 20% 31% 45%
55 80% 70% 57% 55 20% 30% 43%
56 80% 71% 58% 56 20% 29% 42%
57 80% 72% 60% 57 20% 28% 40%
58 80% 72% 61% 58 20% 28% 39%
59 80% 73% 63% 59 20% 27% 37%
60 80% 75% 64% 60 20% 25% 36%
61 80% 75% 65% 61 20% 25% 35%
62 80% 75% 67% 62 20% 25% 33%
63 80% 75% 68% 63 20% 25% 32%
64 80% 75% 70% 64 20% 25% 30%
65 80% 75% 71% 65 20% 25% 29%
66 80% 75% 72% 66 20% 25% 28%
67 80% 75% 73% 67 20% 25% 27%
68 80% 75% 74% 68 20% 25% 26%
69 80% 75% 75% 69 20% 25% 25%
70 80% 75% 76% 70 20% 25% 24%

Marshall & Swift Tables True Automation Depreciation Tables

Effective age is the age indicated by 
the condition and utility of a structure 
and is based on an appraiser’s 
judgment and interpretation of market 
perception, according to the Appraisal 
Institute.  Estimating effective age is a 
crucial step in appraising Residential 
property.  Condition is typically the 
decisive factor when making an 
effective age determination, based on 
the extension of economic life that 
occurs when a structure is kept up, 
remodeled or otherwise altered in 
excess of its chronological 
age.  Therefore it is imperative that the 
field appraiser take careful 
consideration of the physical condition 
of each structure in relation to 
individual as well as “typical” 
condition.   
 



Residential Classification Guide Page 56 
 

 
 
AMENITIES LIST  
 

 

RESIDENTIAL AMENITIES PRICE LIST -% of Class Cost 

CODE NAME % OF MA CODE NAME % OF MA

AG ATTACHED GARAGE 40 GR GREENHOUSE 30

ATR ATRIUM 20 LOFT LOFT 100 

BAL BALCONY 15 LQ LIVING QUARTERS RANGE

BH BATH/POOL HOUSE 25 MTUB METAL UTILITY BLDG 35

BTHS BOAT HOUSE 15 OP OPEN PORCH 5

BWY BREEZEWAY 10 PAT PATIO 5

CABA CABANA 25 PENS ANIMAL PENS 20

CP CARPORT 10 REC RECREATION ROOM 100 

CPAT COVERED PATIO 10 SD SUN DECK 10

CPO COVERED PORCH 10 SH SHED 10

CPY CANOPY 5 SOL SOLARIUM 25

CS CONCRETE SLAB 10 SPO SCR PORCH/PATIO 15

CTY COURTYARD 20 STBL STABLES 20

CWD COVERED WOOD DECK 15 STG STORAGE 10

DGF DETACHED GAR FRAME 30 WD WOOD DECK 10

DGM DETACHED GAR MASON 30 WKSP WORKSHOP 40

EPO ENCL PORCH/PATIO 15 UTIL UTILITY ROOM 25

GAZ GAZEBO 15

The following is a list of amenities and costs; these are typically measured items that will be 
valued based on the class and a percentage of the MA unit cost by class 
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AMENITIES LIST  
 

 
 

                          
 
 

 
 
 
Boat Dock – This is the simplest form, it consists of a wooden dock that extends out from the 
bulkhead and offers a place to tie-up a boat. These will be valued uniformly @ $4,500/BD.  
 
Boat Slip – This is a dock with further decking in order to provide protection to a boat that is tied 
up. These will be valued uniformly @ $5,500/BS.  
 
Boat Lift – This is essentially a slip or dock with a lifting device to lift the boat out of the water. 
These will be valued uniformly @ $8,500/BL. 

RESIDENTIAL AMENITIES PRICE LIST -Special Priced

CODE NAME PRICE CODE NAME PRICE

ELE ELEVATOR-SMALL 15000 SA SAUNA 6000

ELE-L ELEVATOR-LARGE 25000 SP SWIMMING POOL-SMALL 15000

FP FIREPLACE-STANDARD 3500 SP SWIMMING POOL-LARGE 25000

FP FIREPLACE-ABOVE STANDARD 5000 TC TENNIS COURT 25000

HT HOT TUB IN GROUND 6000 BD BOAT DOCK (See End of List) 4500

OK OUTDOOR KITCHEN-SMALL 10000 BL BOAT LIFT  (See End of List) 8500
*(Includes Dock or Slip Value)

OK OUTDOOR KITCHEN-LARGE 15000 BS BOAT SLIP  (See End of List) 5500

PIER PIER 7000

The following is a list of amenities and special prices, these are typically unmeasured items that will not be valued based on the class.  
This will be a standard price for a standard amenity.  

Special Notes:  
BOAT DOCK-SLIP-LIFT DEFINITION  
 
Based on information from Marshall & Swift 
Residential Cost Handbook dated 9/2010 page C-7; 
a floating slip including ramps, anchor piers, 
lockers, etc… the cost should range between 
$5,375.00 and $10,050.00 depending on size and 
features.  
 


