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Parcel Number
21-002-007-00
51-105-202-00
51-105-224-00
51-205-031-00
51-305-039-00
52-100-003-00
52-200-014-00
52-800-006-50
51-253-014-10
01-570-013-00
15-033-018-00

Conf.

Sale Date Sale Doc
7/6/2023 WD
6/30/2023 WD
4/15/2022 WD
6/23/2022 WD
6/30/2023 WD
12/30/2022 MLC
6/2/2023 WD
9/14/2022 WD
3/21/2024 WD
12/7/2023 WD
5/1/2023 WD

Sale Term
03-ARM'S LENGTH
03-ARM'S LENGTH
03-ARM'S LENGTH
03-ARM'S LENGTH
03-ARM'S LENGTH
03-ARM'S LENGTH
03-ARM'S LENGTH
03-ARM'S LENGTH
03-ARM'S LENGTH

19-MULTI PARCEL AF

03-ARM'S LENGTH

2024-2025 COM/IND ECF ANALYSIS

Adj. Sale Price
$230,000
$105,000
$440,000

$70,000
$260,000
$175,000
$185,000
$28,500
$251,000
$2,668,900
$500,000

Est. TCV
$223,477
$104,090
$441,750

$66,348
$248,417
$173,108
$121,398
$23,284
$224,790
$2,657,174
$508,948

Land Value
$57,630
$16,988
$28,620
$37,301
$11,497
$13,939

$4,990
$12,800
$71,068
$385,071
$81,403

Land Imp Value
$29,698
$0
$1,663
$6,273
$0
$3,896
$0

$0
$13,716
$81,223
$23,499

Bldg Residual
$142,672
$88,012
$409,717
$26,426
$248,503
$157,165
$180,010
$15,700
$166,216
$2,202,606
$395,098

Bldg Residual
$142,672
$88,012
$409,717
$26,426
$248,503
$157,165
$180,010
$15,700
$166,216
$2,202,606
$395,098
4,032,125.00

Cost Manual
183985.1351
117705.4054
556036.4865
30775.67568
320162.1622
209828.3784
157308.1081
14167.56757
184704.4855
2890343.008
533042.2164
5,198,058.63

USED

ECF
0.775
0.748
0.737
0.859
0.776
0.749
1.144
1.108
0.900
0.762
0.741
0.776

0.776
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Sta.Dev.=> oo A ECEe 1880 Ave Varances> __0.0000
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Code Description
AG Agricultural Property
LKRDG Al Pertelle Sub - Lakeridge Road
BEVBE Beverly Beach Subdivision
011 Black River
BRDWK Boardwalk Condos
CDBLF Cedar Bluff Subdivision
COMM Commercial Property
EHLLY East of Blue Star Hollywood
EATON Eaton Park
GLNSH Glen Shores
495 Hawkshead
HGHB Highfield Beach Condo's
HGHLD Highland Sub
HLYWD Hollywood Sub
IND Industrial Property
LKMI Lake Michigan
004 Lakeshore South
LKVGD Lakeview Gardens Sub
525 Lighthouse Estates
MIAME Miami Park East of Blue Star
MIAMW Miami Park West of Blue Star
MTPLC Mount Pleasant East Condo
MTPST Mt. Pleasant
595T No Shore Club Condo-Townhouse
NBASE North Base Sub
595M North Shore Club Condo-Multi-Res
593 North Shore Condo
NSD North Shore Drive
NSHMA North Shore Manor Sub
ORCHD Orchard Inn Condo's
EAST Rural Res East of Blue Star Hwy
W-BSH Rural Res West of Blue Star Hwy
645 San Bar Beach Condo
SCOT Scotsonia Sub
68000 Sleepy Hollow Condo
760 Sunset Shores
WWING West Wing Subdivision
WNCLF Windcliff Shores Sub

2024

1.350
1.898
2.190
1.898
2.139
1.898
3.159
1.896
1.896
1.707
1.208
1.930
1.898
2.041
4.778
2.038
1.481
1.898
1.254
1.898
2.590
1.898
3.317
1.350
1.898
4.044
1.930
1.898
1.777
1.898
1.458
1.898
1.930
1.898
1.930
2.182
1.898
1.716

2025 Change

1.621
2.094
2.214
1.841
2.164
1.966

1.88
1.841
4.213
1.221
1.875
1.841
2.133

2.194
1.466
1.856
1.597
1.841
2.502
1.735
3.459
3.714
1.841
6.182
1.841
1.997
1.960
1.841
1.453
1.453
1.841
1.841
1.841
2.117
1.874
1.727

20.07%
10.33%
1.10%
-3.00%
1.17%
3.58%
-100.00%
-0.84%
-2.90%
146.81%
1.08%
-2.85%
-3.00%
4.51%
-100.00%
7.65%
-1.01%
-2.21%
27.35%
-3.00%
-3.40%
-8.59%
4.28%
175.11%
-3.00%
52.87%
-4.61%
5.22%
10.30%
-3.00%
-0.34%
-23.45%
-4.61%
-3.00%
-4.61%
-2.98%
-1.26%
0.64%
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Parcel Number Street Address Sale Date Sale Price Instr. Terms of Sale Adj.Sale$ Asd.whenSold Asd/Adj. Sale

02-210-020-00 7181 LAKEVIEW TERRACE 04/04/22  $575,000 WD  03-ARM'S LENGTH $575,000 $214,700 37.34

02-213-001-00 7717 LAKEVIEW TERRACE 11/18/22  $395,000 WD  03-ARM'S LENGTH $395,000 $173,100 43.82
Totals: $970,000 $970,000 $387,800

Sale. Ratio => 39.98

Std. Dev. => 4.58

02-209-001-00 7183 LAKEVIEW TERRACE 04/15/22  $739,000 WD  03-ARM'S LENGTH $739,000 $216,500 29.30



Cur. Appraisal Land+Yard Bldg. Residual CostMan.$ E.C.F. FloorArea $/Sq.Ft. ECF Area Dev. by Mean (%)

$561,832 $144,692 $430,308 $204,417 2.105 2,240 $192.10 HLYWD 3.8258
$378,579 $140,813 $254,187 $116,516  2.182 1,140 $222.97 HLYWD 3.8258
$940,411 $684,495 $320,933 $207.54 1.0479
E.C.F.=> 2.133 Std. Deviation=> 0.054105
Ave.E.C.F.=> 2,143 Ave. Variance=> 3.8258 Coefficient of Var=>

$509,409 $92,414 $646,586 $204,346  3.164 2,000 $323.29 HLYWD 316.4177



Building Style Use Code LandValue Appr.byEq. Appr.Date Other Parcels in Sale Land Table Property Class

2 STORY $142,301 No /1 HOLLYWOOD SUBDIVISION 401
1 STORY $137,650 No /1 HOLLYWOOD SUBDIVISION 401
1.78500513

2 STORY $91,245 No /1 HOLLYWOOD SUBDIVISION 401



Building Depr.  Site Characteristics Access WaterSupply Sewer Property Restrictions Restriction Notes  Waterfont View
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Waterfront WaterfrontName  Waterfront Ownership Waterfront Influences  Bottom Character
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Parcel Number Street Address Sale Date Sale Price Instr. Terms of Sale Adj.Sale$ Asd.whenSold Asd/Adj. Sale

02-525-007-00 7205 POINT BETSIE DR 06/29/22 $710,000 WD  03-ARM'S LENGTH $710,000 $459,400 64.70

02-525-015-00 7186 POINT BETSIE DR 08/22/23 $518,000 WD  03-ARM'S LENGTH $518,000 $121,000 23.36

02-525-016-00 7180 POINT BETSIE DR 11/03/23  $560,000 WD  03-ARM'S LENGTH $560,000 $45,200 8.07

02-525-021-00 7187 POINT BETSIE DR 10/16/23  $495,045 WD  03-ARM'S LENGTH $495,045 $29,800 6.02
Totals: $2,283,045 $2,283,045 $655,400

Sale. Ratio => 28.71

Std. Dev. => 27.23




Cur. Appraisal Land+Yard Bldg.Residual CostMan.$ E.C.F. FloorArea ECF Area Dev. by Mean (%)

$505,247 $93,115 $616,885 $328,579 1.877 3,084 $200.03 525 28.2243

$490,289 $80,157 $437,843 $326,985 1.339 2,482 $176.41 525 25.6157

$450,895 $83,493 $476,507 $292,917 1.627 1,692 $281.62 525 3.1573

$414,895 $59,970 $435,075 $282,970 1.538 1,692 $257.14 525 5.7658

$1,861,326 $1,966,310 $1,231,451 $228.80 0.1553
E.C.F.=> 1.597 Std. Deviation=> 0.22330746

Ave.E.C.F.=> 1.595 Ave. Variance=> 15.6908 Coefficient of Var=>




Building Style
2 STORY
1 STORY
1 STORY
1 STORY

Use Code LandValue Appr.byEq.
$86,241 No
$67,560 No

$82,136 No
$54,138 No

Appr. Date

/1
/1
/1
/1

Other Parcels in Sale

Land Table
LIGHTHOUSE ESTATES
LIGHTHOUSE ESTATES
LIGHTHOUSE ESTATES
LIGHTHOUSE ESTATES

Property Class

401
401
402
401

9.836306817




Building Depr.  Site Characteristics Access WaterSupply Sewer Property Restrictions Restriction Notes  Waterfont View




Waterfront Waterfront Name Waterfront Ownership Waterfront Influences  Bottom Character
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Parcel Number Street Address Sale Date Sale Price Instr. Terms of Sale Adj.Sale$ Asd.whenSold Asd/Adj. Sale

02-560-001-00 7227 LONGFELLOW DR 11/03/23 $395,000 WD  03-ARM'S LENGTH $395,000 $233,300 59.06
Totals: $395,000 $395,000 $233,300
Sale. Ratio => 59.06

Std. Dev. => #DIV/0!




Cur. Appraisal Land+Yard Bldg.Residual CostMan.$ E.C.F. FloorArea $/Sq.Ft. ECF Area Dev. by Mean (%)

$426,239 $62,083 $332,917 $191,863 1.735 1,872 $177.84 MTPLC 0.0000
$426,239 $332,917 $191,863 $177.84 0.0000
E.C.F.=> 1.735 Std. Deviation=> #DIV/0!

Ave.E.C.F.=> 1.735 Ave. Variance=> 0.0000 Coefficient of Var=>




Building Style Use Code LandValue Appr.byEq. Appr.Date Other Parcelsin Sale Land Table Property Class
11/2 STORY $62,083 No /1 MOUNT PLEASANT EAST CONDO 401




Building Depr.  Site Characteristics Access WaterSupply Sewer Property Restrictions Restriction Notes  Waterfont View




Waterfront WaterfrontName  Waterfront Ownership Waterfront Influences  Bottom Character




Parcel Number Street Address Sale Date Sale Price Instr.

Terms of Sale Adj.Sale$ Asd.when Sold
02-570-109-00 7276 LINCOLN ST 05/27/22  $465,000 WD  03-ARM'S LENGTH $465,000 $98,100
02-790-037-00 7249 B ST 11/03/23  $323,000 WD  19-MULTI PARCEL ARM'S LENGTH $323,000 $84,400

Totals: $788,000 $788,000 $182,500

Sale. Ratio =>
Std. Dev. =>




Asd/Adj. Sale

Cur. Appraisal

Land +Yard Bldg. Residual CostMan.$ E.C.F. FloorArea $/Sq.Ft.
21.10 $455,042 $58,229 $406,771 $119,626 3.400 1,032 $394.16 MTPST
26.13 $285,124 $73,006 $249,994 $70,241 3.559 868 $288.01 MTPST
$740,166 $656,765 $189,867 $341.08
23.16 E.C.F.=> 3.459 Std. Deviation=> 0.11225611
3.56 Ave.E.C.F.=> 3.480 Ave. Variance=> 7.9377




Dev. by Mean (%) Building Style Use Code LandValue Appr.byEq. Appr.Date Other Parcelsin Sale Land Table

7.9377 1STORY $58,229 No /1 MT. PLEASANT
7.9377 1STORY $70,613 No /1 02-790-036-00 MT. PLEASANT
2.0646

Coefficient of Var=> 2.281125018




Property Class Building Depr. Site Characteristics Access WaterSupply Sewer Property Restrictions Restriction Notes
401 66

401 55




Waterfont View Waterfront Waterfront Name  Waterfront Ownership Waterfront Influences  Bottom Character
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ParcelNumber _ StreetAddress _SaleDate _SalePrice _lnstr. _ TermsofSale _Ad.Sale$ _Asd.whenSold _Asd/A Cur. Appraisal _Land +Yard _Bldg. Residual Floor Area ECFArea  Dev.byMean (%) BuildingStyle UseCode _Land Value ate Other Parcels Land Table

02:009-007-00 6643 109TH AVE 09/13/22  $113,000 WD  03-ARM'S LENGTH $113,000 $59,000 5221 $195,037  $67,803 $45,197 $87,266 0518 1,696 . HREF! DOUBLE WIDE $56,737 No 1 RRES EAST OF BLUE STAR HWY. 401 a7
02:028-012-00 6777 103RD AVE 07/01/22  $134,900 LC  03-ARM'SLENGTH $134,900 $80,900 59.97 $308972  $44,004 $90,896 $139,604  0.651 2240 . 98.9528 1STORY $43,000 No 1 RRES EAST OF BLUE STAR HWY. 401 56
02-027-012:20 272 65THST 12/08/23  $182,000 WD  03-ARM'S LENGTH $182,000 $105,200 57.80 $264618  $77.813 $104,187 $128,146 0813 2,106 . 1014619 11/2STORY $63,000 No 1’ RRES EAST OF BLUE STAR HWY. 401 47
02-028-012-00 6777 103RD AVE 08/09/23  $159,500 WD  03-ARM'S LENGTH $159,500 $94,700 59.37 $308,972  $44,004 $115,496 $139,604  0.827 2,240 K 82.3170 1STORY $43,000 No 1’1 RRES EAST OF BLUE STAR HWY 401 56
02:002-001-00 6343 111TH AVE 07/21/22  $305,000 WD  03-ARM'S LENGTH $305,000 $138,000 45.25 $405692  $124,470 $180,530 $192916  0.936 1,224 L 93.5798 1STORY $117,005 No 1 RRES EAST OF BLUE STAR HWY. 401 77
02:005-004-10 6905 111TH AVE 02/27/23  $221,900 WD  03-ARM'S LENGTH $221,900 $94,800 42.72 $296,024  $32,200 $189,700 $180,981  1.048 1,768 . 1048178 MODULAR $32,200 No 1 RRES EAST OF BLUE STAR HWY. 401 74
02-250-018-00 225 68TH ST 10/16/23  $115,001 WD  03-ARM'S LENGTH $115,001 $43,800 38.09 $140,220  $41,040 $73,961 $68,031  1.087 1,456 X 14.3994 DOUBLE WIDE $41,040 No 1 RRES EAST OF BLUE STAR HWY. 401 49
02-005-023-11 1008 68TH ST 09/22/23  $195,000 WD  03-ARM'S LENGTH $195,000 $92,200 47.28 $243271  $40,094 $154,906 $139,378 1111 1,581 1111413 11/2STORY $35,740 No 1’ RRES EAST OF BLUE STAR HWY 401 57
02:027-011-10  34366THST 12/30/22  $250,000 WD  03-ARM'S LENGTH $250,000 $98,500 39.40 $304,474  $41223 $208,777 $180,588  1.156 1,512 . 120.4645 TRI-LEVEL $39,080 No 1 RRES EAST OF BLUE STAR HWY. 401 76
0203302910 8767THST 08/30/22  $400,000 WD  03-ARM'S LENGTH $400,000 $152,800 38.20 $458532  $81,961 $318,039 $258,324  1.231 1,865 . 40.9465 1STORY $80,133 No 1 RRES EAST OF BLUE STAR HWY. 401 77
02-035-015-10 6247 BASELINE RD 05/10/22  $173,950 WD  03-ARM'S LENGTH $173,950 $60,900 35.01 $186,125  $91,028 $82,922 $65,224 1271 1,716 36.9291 DOUBLE WIDE $83,033 No 1 RRES EAST OF BLUE STAR HWY. 401 49
02-020-014-30 406 68TH ST 07/01/22  $241,000 WD  03-ARM'S LENGTH $241,000 $14,300 5.93 $266,697  $43,000 $198,000 $153,454 1290 974 16.2975 1STORY $43,000 No 11 RRES EAST OF BLUE STAR HWY 401 9%
02:009-012-10 911 68THST 03/27/23  $400,000 WD  03-ARM'S LENGTH $400,000 $137,200 34.30 $401276  $127,015 $272,985 $188,140  1.451 1,680 . 145.0964 11/4STORY $57,400 No 1 RRES EAST OF BLUE STAR HWY. 401 72
02:030-024-00 7021 103RD AVE 09/30/22  $345,000 WD  03-ARM'S LENGTH $345,000 $119,300 34.58 $344321  $146611 $198,389 $135,627  1.463 1,872 L 79.3128 2STORY $118217 No 1 RRES EAST OF BLUE STAR HWY. 401 57
02-010-009-01 925 66TH ST 08/05/22  $300,000 WD  03-ARM'S LENGTH $300,000 $0 0.00 $298,072  $35244 $264,756 $180,208  1.468 2,102 1468439 11/2STORY $35,244 No 1 RRES EAST OF BLUE STAR HWY. 401 55
02-086-062-00 7291 BASELINE RD 01/10/24  $120,000 WD  03-ARM'S LENGTH $120,000 $38,300 3192 $118,577  $52,850 $67,150 $45,080 1490 924 15.1061 SINGLE WIDE $52,850 No 1 RRES EAST OF BLUE STAR HWY 401 47
02-022-014-10 435 66TH AT 06/28/23  $335,000 WD  03-ARM'S LENGTH $335,000 $143,900 42.96 $327527  $52,948 $282,052 $188,359  1.497 2,900 . 149.7420 1STORY $50,560 No 1 RRES EAST OF BLUE STAR HWY. 401 64
02:027-012:30 296 65THST 04/28/23  $650,000 WD  03-ARM'S LENGTH $650,000 $249,300 38.35 $633,764  $82,964 $567,036 $377,844 1501 2,300 . 47453 1STORY $82,964 No 1 RRES EAST OF BLUE STAR HWY. 401 8
02-006-006-10  1173BLUESTARHWY ~ 06/16/23  $510,000 WD  03-ARM'S LENGTH $510,000 $192,300 3771 $478,238  $98,998 $411,002 $260,155 1580 3,496 157.9835 2STORY $61,600 No 1’ RRES EAST OF BLUE STAR HWY. 401 62
02-022-016-00 451 66TH ST 08/23/23  $205,000 WD  03-ARM'S LENGTH $205,000 $60,600 29.56 $187,160  $44,735 $160,265 $97,685 1641 1,456 164.0627 DOUBLE WIDE $43,000 No 11 RRES EAST OF BLUE STAR HWY 401 51
02:086-002-10  7241101STAVE 11/06/22  $393,000 WD  03-ARM'S LENGTH $393,000 $118,900 30.25 $354,464  $63,000 $330,000 $199,942 1650 1,570 385992 1STORY $63,000 No 1 RRES EAST OF BLUE STAR HWY. 401 77
02:005022-00 6854 111TH AVE 04/26/23  $326,500 WD  03-ARM'S LENGTH $326,500 $119,700 36.66 $283,953  $96,167 $230,333 $128,819 1788 1,782 % 178.8030 2STORY $61,023 No 1 RRES EAST OF BLUE STAR HWY. 401 53
02-086-002-00 174 72ND 07/20/23  $600,000 WD  03-ARM'S LENGTH $600,000 $195,500 3258 $496,796  $90,081 $509,919 $279,003 1828 2,146 53.3094 1STORY $83,227 No 1’ RRES EAST OF BLUE STAR HWY. 1 67
02-015-028-11 6472 107TH AVE 09/07/23  $625,000 WD  03-ARM'S LENGTH $625,000 $0 0.00 $509,115  $113,205 $511,795 $271,591 1884 2,588 188.4436 2 STORY $100,848 No 11 RRES EAST OF BLUE STAR HWY 401 68
02:033-003-01 176 66THST 07/19/22  $209,000 WD  03-ARM'S LENGTH $209,000 $50,600 2421 $164233  $43,840 $165,160 $82,574  2.000 1,716 . 53.7307 DOUBLE WIDE $43,840 No 1 RRES EAST OF BLUE STAR HWY. 401 a7
02:018-007-10 7043 107TH AVE 05/17/23  $280,000 WD  03-ARM'S LENGTH $280,000 $70,000 25.00 $214200  $40,738 $239,262 $118,999 2011 1,044 . 201.0614 1STORY. $36,920 No 1 RRES EAST OF BLUE STAR HWY. 401 72
02-033-003-01 176 66TH ST 1212822 $212,000 WD  03-ARM'S LENGTH $212,000 $50,600 23.87 $164233  $43,840 $168,160 $82,574  2.036 1,716 . 203.6475 DOUBLE WIDE $43,840 No 1’ RRES EAST OF BLUE STAR HWY. 401 47
02-029-021-00 215 70THST 06/13/22  $278,000 WD  03-ARM'S LENGTH $278,000 $75,200 27.05 $221,608  $80,310 $197,690 $96,929 2040 1,408 . 203.9532 1STORY $70,520 No 1’1 RRES EAST OF BLUE STAR HWY 401 47
02:010-016-00 802 64THST 10/24/22  $260,000 WD  03-ARM'S LENGTH $260,000 $58,600 22.54 $183205  $43,000 $217,000 $96,193 2256 1,036 . 225.5881 11/2STORY $43,000 No 1 RRES EAST OF BLUE STAR HWY. 401 57
02-033-023-41 46 67THST 09/28/23 _ $249,000 WD __03-ARM'S LENGTH $249,000 $55,400 22.25 $173,247 __ $50,900 $198,100 $83,914 2361 1,560 X 236.0743 DOUBLE WIDE $50,900 No 1 RRES EAST OF BLUE STAR HWY 201 47
Totals: 8,788,751 8,788,751 $2,770,500 $8,032,661 6,753,665 0.9574
Sale. Ratio => 3152 1453
Std. Dev. => 14.99 1.463 5 EF! i Vars: #REF!
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