
 

 

Confidentiality Statement 

This document is intended solely for the use of those individuals who  

receive this proposal. The information presented, including without limitation,  

oral presentations, visual/graphic depictions, documents and all attachments, 

constitutes proprietary and confidential information and each person shall use 

commercially reasonable efforts to keep the information confidential and prevent 

unauthorized disclosure. Each recipient of the confidential information may not 

print or copy any of the information without written consent from CoreLogic. The 

confidential information shall remain the exclusive property of CoreLogic  

and must be returned or destroyed at the request of CoreLogic. 

©2018 CoreLogic, Inc. All rights reserved. 

Marshall & Swift®  

Commercial Building Cost Data 
BEST PRACTICES 

April 2018  

PRESENTED BY: 

Edward Martinez 

Principal, Industry Solutions & Content Strategy 

CoreLogic 

(213) 253-4844 

EdwMartinez@CoreLogic.com 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

mailto:EdwMartinez@CoreLogic.com


Marshall & Swift Best Practices April 2018 

 

Introduction 
 

Welcome to the “Best Practices” guidelines. The purpose of this document is to simplify the 

methodologies used to value properties when using the Marshall & Swift Valuation Service manual, 

desktop Commercial Estimator 7 software, or the SwiftEstimator 7 Commercial website. 

 

Examples are used to help identify characteristics that are consistent with how the structure is costed 

using these cost solutions. Having a thorough understanding of these guidelines will help obtain 

accurate and defendable construction costs found in the Marshall & Swift Valuation Service cost 

manual, Commercial Estimator 7 program, and the SwiftEstimator 7 Commercial website.  

 

It should be noted that the Marshall & Swift Valuation Service is a flagship product, and as such 

drives the underlying data and methodologies of the electronic derivatives. This guideline will 

frequently refer to the Marshall & Swift Valuation Service manual, however, statement on 

methodology, use, and guiding principles will also apply to the electronic products. Explanations 

found in the print Manual will alternatively be found in the Help sections of the electronic products.  
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What is the Marshall & Swift Valuation Service Cost Manual? 
 

The Marshall & Swift Valuation Service is a complete, authoritative appraisal guide for developing 

replacement costs, depreciated values, and insurable values of buildings and other improvements. In 

addition, it contains indexes of building and equipment costs as well as a great deal of useful information 

for anyone interested in cost and value. It provides costs for a wide range of construction classes and types 

of occupancies, from warehouses to medical buildings. This service is an aid in determining values of 

nearly every kind of improved property where replacement or reproduction cost is desired. 

The Data 

 

The data gathered is delivered in various systematic formats. The costs for construction materials, labor, 

and other costs related to construction of a building or residence, are continually researched; and the 

Marshall & Swift products are updated monthly, quarterly or annually. Methods of data collection used 

include: current Marshall & Swift subscribers, phone surveys, field surveys, mail programs, building 

construction trade associations, numerous trade publications, government statistics and reports, 

contractors, architects, lending institutions, labor halls and materials suppliers 

Qualities of Construction 

 

Costs in the Calculator and Segregated Cost Sections are subdivided by quality for pricing purposes. It 

would be impossible, short of a detailed specification, such as how many nails, electrical outlets or 2” X 4” 

studs are used, etc., to describe exactly what is meant by each quality, so proper selection is dependent upon 

the experience and judgment of the user.  

  

For the purpose of the Manual, the Average building is representative of the majority of buildings of its 

occupancy and the cost is the statistically averaged cost of all buildings of its class and occupancy nationally. 

The basic costs listed, are national averages and in the case of any particular locality, may not represent the 

local average quality.   

 

The published base costs, represent completely finished buildings in the physical or hard construction sense, 

but not necessarily completely finished projects, which could include consideration for a variety of 

developmental and/or site improvement costs. Failure to recognize this distinction could result in a final 

value estimate that is incomplete, depending on the type of appraisal assignment. Listed under “What the 

Costs Do Not Contain” are several financial and operational soft cost factors that may require consideration.  
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What the Costs Contain 

1. In the Calculator Section, the actual costs used are final costs to the owner and will include average 

architects’ and engineers’ fees. These, in turn, include plans, plan check and nominal building 

permits, and surveying to establish building lines and grades.  

2. In the Segregated Cost and most Unit-in-Place Cost Sections, except as noted, the architects’ fees 

are omitted. For these sections, a schedule of typical fees is printed in Section 99 of the Marshall & 

Swift Valuation Service. However, each listed item will have its pro rata share of the other 

miscellaneous costs included in the construction of the whole building or other improvement. *The 

Calculator Sections include architect’s fees.  

3. Normal interest on only the actual building funds during period of construction and processing fee 

or service charge is included. Typically, this will average half of the going rate over the time period 

plus the service fee. 

4. All material and labor costs include all appropriate local, state and federal sales or GST taxes, etc.  

5. Normal site preparation including finish, grading and excavation for foundation and backfill for the 

structure only.  

6. Utilities from structure to lot line figured for typical setback except where noted in some Unit-in-

Place Cost sections (e.g., manufactured or mobile homes).  

7. Contractors’ overhead and profit including job supervision, workmen’s compensation, fire and 

liability insurance, unemployment insurance, equipment, temporary facilities, security, etc., are 

included.  

What the Costs Do Not Contain 

1. In the Calculator Section, the actual costs used are final costs to the owner and will include average 

architects’ and engineers’ fees. These, in turn, include plans, plan check and nominal building 

permits, and surveying to establish building lines and grades.  

2. In the Segregated Cost and most Unit-in-Place Cost Sections, except as noted, the architects’ fees 

are omitted. For these sections, a schedule of typical fees is printed in Section 99 of the Marshall & 

Swift Valuation Service. However, each listed item will have its pro rata share of the other 

miscellaneous costs included in the construction of the whole building or other improvement. *The 

Calculator Sections include architect’s fees.  

3. Normal interest on only the actual building funds during period of construction and processing fee 

or service charge is included. Typically, this will average half of the going rate over the time period 

plus the service fee. 

4. All material and labor costs include all appropriate local, state and federal sales or GST taxes, etc.  

5. Normal site preparation including finish, grading and excavation for foundation and backfill for the 

structure only.  

6. Utilities from structure to lot line figured for typical setback except where noted in some Unit-in-

Place Cost sections (e.g., manufactured or mobile homes).  
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7. Contractors’ overhead and profit including job supervision, workmen’s compensation, fire and 

liability insurance, unemployment insurance, equipment, temporary facilities, security, etc., are 

included.  

Descriptive Aids 

 

In the Marshall & Swift Valuation Service, you will find descriptions and pictures of buildings provided 

as a scale of comparison. You, as a user, must provide the discrimination necessary to fit these costs to the 

specific building which you are valuing. No book or service can be more than a guide to an appraiser. 

Each cost must be considered, in light of actual conditions encountered in a specific appraisal.  

 

The Replacement Cost of a building is determined in this system by benchmarking – that is, comparing 

the building under appraisement with buildings whose costs are known. The Marshall & Swift Valuation 

Service provides an organized collection of these known costs, collated and averaged to make them most 

useful to you.  

 

Since base costs are based on a certain size and shape relationship, story height, heating, and number of 

stories, adjustments and refinements must be made for the subject property. It is recommended that a 

standard procedure, as outlined by the standard forms, be followed to lessen any chance of error.  

 

To understand the manual, Sections 1 and 3 should be read in detail. Section 10 with its examples of the 

Calculator Cost Method should be studied.  

 

The Marshall & Swift Valuation Service, plus good judgment, will allow you to concentrate on the 

important cost items and to avoid unimportant detail. The costs contained in the manual have a high 

validity, but as with any collection of cost data, they are presented as a guide to cost analysis and cannot 

be used blindly.  

Square Foot Method Introduction 

 

The Calculator Method gives average square meter, square foot, and cubic foot costs for typical buildings. 

These costs are divided into eight sections within the Marshall & Swift Valuation Service (Sections 11 

through 18), each dealing with a major occupancy group. Refinements are given on the last page or pages 

of each section, so that the base cost can be modified to fit buildings different from the standard 

descriptions. If further refinements are needed, the Segregated Cost Sections or Unit-in-Place Cost 

Sections may be used to adjust the cost factor.  

 

Costs are classified by class and quality of construction. Buildings typical of a certain quality have many 

characteristics in common. For example, a Good Quality building will usually have good quality roofing 

so modifications for roof differences on a quality classified building are seldom necessary. The following 
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are the most important square meter, square foot and cubic foot cost modifications. Many other 

modifications are possible but since they are seldom cost-important, and usually require considerable 

additional time to count and measure, they have been omitted from the Calculator Method which is 

designed to be a fairly rapid cost system.  

 

The costs in the Calculator Sections are averages of detailed estimates, actual cost breakdowns, and total 

end costs of many actual construction projects. These costs are assembled into groups by typical 

occupancy and general quality, and each is adjusted to fit the base description. All other construction 

components are considered as commensurate with the general quality of the building. A number of 

construction components affect the total cost of a building and taking them all into consideration would 

entail a complete, detailed estimate. 

 

Major refinements such as Heating and Cooling, Elevators, Sprinklers, Multistory Buildings, Height, and 

Size and Shape are provided to show the most significant effect on the total cost of the building. They are 

all modifications that can be considered and computed readily, and this system provides an accurate 

estimate in a reasonably short time. For those who wish to give more detailed consideration to additional 

construction components, we suggest the use of the Segregated Cost Method, Sections 40 through 48 of 

the Manual, or further refinement of their approach by using various Unit-in-Place costs found in Sections 

51 through 58 of the Manual.  

Depreciation 

 

The depreciation tables in the Manual were developed from actual case studies of sales and market value 

appraisals, and formed the basis of the extended life theory which encompasses a remaining life and 

effective age approach. The extended life concept starts with the hypothesis that buildings age in much the 

same manner as people and that the older they get, the greater is their total life expectancy.  

 

This concept recognizes that a building is in the prime of life before mid-life and that the road is downhill 

after that, but that correction of deficiencies may lower the effective age and lengthen the remaining life. 

This recurring revitalization process periodically reverses a continuous progression down the effective age 

scale, reducing the indicated depreciation percentage as components are renewed throughout the life-span 

of the building. 

 

This nonlinear approach accounts for a greater present value or slower depreciation rate in the early years 

as compared to the later years when diminishing serviceability and higher maintenance can accelerate 

depreciation. 

 

Depreciation is an opinion of a structure’s loss in value in relation to its cost-new estimate. Considering all 

pertinent factors, one should be able to reliably estimate depreciation. The depreciation tables in the 

Marshall & Swift Valuation Service consider the progression of normal deterioration and obsolescence 

based on age and condition for the class and usage of the improvement. Any abnormal or excessive 
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functional and any or all external obsolescence are considered separately, and are not included directly in 

the tables.  

Typical Building Lives 
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Workflow 
 

1. Select the basic cost from the Calculator cost pages. 

2. Make refinements to the basic cost from the last pages of each section.   

3. Multiply the refined square foot cost by: 

• Current Cost Multiplier (99-3) and Local Multiplier (99-5 to -10).   

• Refined Cost X Current Cost Multiplier X Local Multiplier = Final Cost   

► Depreciation is optional and can be applied after the structure has been costed new first. 

 

 

 

Quick Tips 

READ THE FIRST PAGE OF EACH SECTION TO GAIN GREATER INSIGHT INTO THE 
OCCUPANCIES LISTED.  OCCUPANCY IS THE KEY DRIVER TO ESTABLISHING AN 
ACCURATE COST REPRESENTATION OF YOUR STRUCTURE. QUALITY SETS THE 

OVERALL DOLLAR AMOUNT NEEDED TO REPLACE THE STRUCTURE AS NEW TODAY. 
COST THE STRUCTURE BY ITS DESIGN AND CODE COMPLIANCE AND NOT THE 

BUSINESS AT HAND. 
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Example 1 – Distribution Warehouse 

 

► 10,000 sq. ft. Distribution Warehouse in Newark, New Jersey 

► Number of stories 1 

► Perimeter of 400 Lf. 

► Average Quality, Class C 

► 14 Ft.  Story Height  

► Extreme Climate 

 

Pages from Marshall & Swift Valuation Service: 

1. Select cost from Section 14  

2. Make refinements 

3. Apply Current and Local Cost multipliers from Section 99.  
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Example 2 – Office Building 

 

► 100,000 sq. ft. Office building in Newark, New Jersey 

► Number of stories 10 

► Perimeter of 400 Lf. 

► Average Quality, Class A 

► 12 Ft. Story Height  

► Extreme Climate 

 

Pages from Marshall & Swift Valuation Service: 

1. Select cost from Section 15  

2. Make refinements 

3. Apply Current and Local Cost multipliers from Section 99 
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Commercial Estimator & SwiftEstimator 7 Foreword 
 

Both Commercial Estimator 7 and Swift Estimator 7 are based the Calculator method of the Marshall & 

Swift Valuation Service. There are serval nuances within the automated programs that differ from the 

methodology found in the Marshall and Swift Valuation Service.  

 

The Commercial Estimator 7 installation disk contains program documentation along with worksheets on 

the disk itself. 

 

 

 

Once you launch Commercial Estimator 7, help menus help you get started and guide you through each 

data entry screen. 
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Commercial Estimator 7 and Swift Estimator 7 allowing reports to be generated using as little as five 

pieces of data. 

The Estimate ID is a required field that identifies this report from others. It is like file “save as.” 

The ZIP/Postal Code is also a required field that is used to determine the default local multiplier, region 

and climate. *Changing ZIP Codes within the same county can result in a different local multiplier. 

 

Occupancies are based on the similar criteria found in the Marshall & Swift Valuation Service. Users 

must pay close attention to default construction classes and story heights which may differ from those 

found in the Marshall & Swift Valuation Service.   
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Building Data does require every field to be entered only the Total Floor Area. Users must enter the actual 

perimeter if they would like to stay consistent with the methodology found in the Marshall & Swift 

Valuation Service. Various depreciation methods can be entered here that differ from those found in the 

Marshall & Swift Valuation Service. 

 

Components allow users to specify details of their structure to a greater degree. Users must also be aware 

that costs for elevators are NOT included unless added, this differs from costs tables found in the Marshall 

& Swift Valuation Service where certain occupancies and quality include the elevator cost.   
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Summary and Detailed Reports look similar until a separate section is created, allowing the Detailed 

report to show the cost of each section. Costs for Exterior Walls and Heating and Cooling are broken out 

on the cost reports in order to illustrate the cost difference from one Wall or HVAC type to another. 

 

 

 

The Input Data Listing reveals all entries made to generate the cost report. 
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