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APPROACHES TO VALUE 

 

 

VISION will employ a market adjusted cost approach which it has successfully utilized in over 

300 communities throughout New England.  It is a system that is very effective for estimating 

market value.  

 

Land valuation will be accomplished through an analysis of vacant sales, as well as a land 

residual analysis, which is accomplished by deducting improvement values and extracting land 

values from improved sales. This analysis results in a base land curve. In each community, 

neighborhoods will be established that represent similar value patterns and neighborhood factors 

will be established.  Each neighborhood, street by street, will also be rated for desirability which 

provides a second factor that may be applied to the base square foot schedule to account for 

differences in location.  In addition, condition factors will be applied to account for negative or 

positive influences on value such as topography, view, irregular lot shape, waterfront and other 

factors.   

 

Overall property values, including improvement value, will be verified by the sales ratio analysis, 

segregated by the pertinent value related factors of each property.  This analysis will be stratified 

within various categories including style of property, segmented by size and age, by lot size and 

location factors.  This analysis enables the Senior Appraisers to fine-tune the final tables for each 

property to create a mirror image of market sales activity within the Municipality. 

 

For commercial/industrial properties, all three approaches to value will be employed.  For 

commercial/industrial properties that are basically non-income-producing, the secondary 

approach will be the market approach, utilizing the square foot values derived from the sales 

analysis for the particular use type of the property.  Square foot values will be segregated by type, 

including industrial, warehouse, retail, etc. and will provide reasonable ranges for per square foot 

sale prices of building areas.  Land value, once determined, will be added to building value for an 

estimate of total value.  For all income producing commercial property, the income approach, 

utilizing a direct capitalization approach, will be employed. 

 

The replacement cost approach to value will be employed for both residential and commercial 

and industrial properties as follows: 

 

Information derived from our cost analysis will provide the basis for determining the cost pricing 

schedules used in the valuation of residential and commercial\industrial properties. 

 

Subsequent to the determination of replacement cost pricing schedules and the establishment of 

land values, VISION will analyze the sales of improved properties in order to derive an estimate 

of physical and functional depreciation and economic obsolescence.  A report of this study of 

sales of improved properties will be made to the Assessors, listing the comparison subjects and 

detailing the schedules of adjustments to be made prior to valuation production. 



Approaches to Value, continued 

 

Physical and functional depreciation and economic obsolescence will be computed to be the 

difference between the selling price of the total property and the sum of the estimated 

replacement cost new of the improvement plus the estimated land value. 

 

Provided that a sufficient number of sales are available, guidelines in the form of tables based 

upon the condition, desirability and usefulness of a building relative to its actual age will be 

developed. After approval by the Assessors, these tables will be used to estimate the depreciation 

of comparable subject properties. 

 

All of these tables are then applied to each parcel in the Municipality. Each property is then 

reviewed in the field by an appraiser. During this review, the appraiser rechecks the physical data 

and then ensures that the value is consistent with the sales activity within the immediate area. 

This value then becomes the final proposed value and once accepted by the Municipality 

becomes the final assessed value.  
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