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2024 ECF ANALYSIS
(sales from 4/1/21 through 3/31/23)
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ECF tables
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ECF map
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01/22/2024 Detailed ECF Table Printout Page: 1/2
04:21 PM DB: 2024

E.C.F.s for Weighborhood: 2000 '2000 COMMERCIAL'

Style: %Good: 100-91 90-81 80-71 70-61 60-51 50-0
STANDARD 1.130 1.130 1.130 1.130 1.130 1.130
VINTRGE HOME 1.283 1.283 1.283 1.283 1.283 1.283
MOBILE HOME 1.130 1.130 1.130 1.130 1.130 1.130
MODULAR/MANUF 1.130 1.130 1.130 1.130 1.130 1.130
DUPLEX 1.130 1.130 1.130 1.130 1.130 1.130
Town Homes/Duplexes: 1.130
Mobile Homes : 1,130
Agricultural Bldgs : 1.200
Commercial Bldgs 0.891
Industrial Bldgs 0.891
(Optional) Gross Rate Multipliers

A: 0.000

B: 0.000

C: 0.000

D: 0.000
E.C.F.s for Neighborhood: 3000 '3000 INDUSTRIAL'
Style: %Good: 100-91 90-81 80-71 70-61 60-51 50-0
STANDARD 1.130 1.130 1.130 1.130 1,130 1.130
VINTAGE HOME 1.283 1.283 1.283 1.283 1.283 1.283
MOBILE HOME 1.130 1.130 1.130 1,130 1.130 1.130
MODULAR/MANUF 1.130 1.130 1.130 1.130 1.130 1.130
DUPLEX 1.130 1.130 1.130 1,130 1.130 1.130
Town Homes/Duplexes: 1.130
Mcbile Homes : 1.130
Agricultural Bldgs : 1.200
Commercial Bldgs : 0.891
Industrial Bldgs 0.891
{Optional) Gross Rate Multipliers

B: 0.000

B: 0.000

c: 0.000

D: 0.000
E.C.F.s for Neighborhood: 4000 '4000 AGRICULTURAL'
Style: $Good: 100-91 90-81 80-71 T0-61 60-51 50-0
STANDARD 1.130 1.130 1.130 1.130 1.130 1.130
VINTAGE HOME 1.283 1.283 1.283 1.283 1.283 1.283
MOEILE HOME 1.130 1.130 1.130 1.130 1.130 1.130
MODULAR/MANUF 1.130 1.130 1.130 1.130 1.130 1.130
DUPLEX 1.130 1.130 1.130 1.130 1.130 1.130

Town Homes/Duplexes: 1.130
Mobile Homes : 1.130
Agricultural Bldgs : 1.200
Commercial Bldgs 0.891
Industrial Bldgs 0.891

(Optional) Gross Rate Multipliers
: 0.000
0.000
0.000
0.000
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01/22/2024 Detailed ECF Table Printout Tdage. &£/ £
04:21 PM DB: 2024

E.C.F.s for Neighborhocod: 4010 '4010 RESIDENTIAL'

Style: $Good: 100-91 90-81 80-71 70-61 60-51 50-0
DUPLEX 1.130 1.130 1.130 1.130 1.130 1.130
MOBILE HOME 1.130 1.130 1.130 1.130 1.130 1.130
MODULAR/MANUE 1.130 1.130 1.130 1.130 1.130 1.130
STANDARD 1.130 1.130 1.130 1.130 1.130 1.130
VINTRGE HOME 1.283 1.283 1.283 1.283 1.283 1.283

Town Homes/Duplexes- 1.130
Mobile Homes : 1.130
Agricultural Bldgs : 1.200
Commercial Bldgs ; 0.891
Industrial Bldgs : 0.891

(Cptional) Gross Rate Multipliers
0.000
0.000
0.000
: 0.000

oOmE

E.C.F.s for Neighborhood: 5000 15000 PERSONAL PROPERTY'
Residential 1.000
Town Homestuplexes 1.000
Mobile Homes : 1.000
Agricultural Bldgs : 1.000
Commercial Bldgs 1.000
Industrial Bldgs 1.000

(Optional) Gross Rate Multipliers
A: 0.000
B: 0.000
c: 0.000
D: 0.000

E.C.F.s for Neighborhood: 9300 '9900 BLL'

Residential 1.000
Town Homes/Duplexes: 1.000
Mobile Homes : 1.000
Agricultural Bldgs 1.000
Commercial Bldgs 1.000
Industrial Bldgs 1.000

{Optional) Gross Rate Multipliers
0.000
0.000
0.000
0.000
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Chapter 3: Development of Economic Condition Factors

What is an Economic Condition Factor (ECF)? An ECF adjusts the assessor's use of the
Assessors Manual to the local market. County multipliers are provided by the State Tax
Commission and adjusted annually to reflect change in the market of the construction
costs found in the State Tax Commission Assessor's Manual (Assessors Manual) and to
“bring” those costs fo the County level. But economic condition factors are necessary,
and developed annually by assessors to further refine these costs to the local market.

"An ECF must be determined and used in cost appraisal situations where the Assessor’'s
Manual is used.” It is not appropriate to declare that one isn't used because the assessor
relied on a recently published Assessor's Manual, or because the improvements are
newly constructed. The ECF is used to adjust the costs of the Assessor's Manual to local
markets. An ECF must be used regardless of the age of the improvements being valued.

cle IX, Section 3, assessments are developed

annually, uniformly and not to exceed 50% of a property's true cash value. Because of
the diversity of properties Michigan assessors must value every year in their respective
jurisdiction(s), assessors often rely on mass appraisal models to accomplish this task.
Most mass appraisal models rely on a cost-less-depreciation approach and adjust its
results to what properties are selling for through the use of an ECF. The ECF is prepared
by analyzing properties which have sold and then comparing their respective cost-less-
depreciation of the buildings (i.e., building value) to that portion of the sale prices

attributable to those buildings.

According to the Michigan Constitution, Arti

Calculation of Economic Condition Factors

An ECF is developed by analyzing verified property true cash value level sale prices. The
portion of each sale price attributed to the building(s) only on the parcel is compared to
the value on the record card of the same building(s). The ECF represents the relationship
between the appraised value of the building and calculated using the Assessors Manual
and its respective building value (i.e., the sale value of that building). When the building
value is added to the value of the land and the land improvements, an indication of true

cash value is developed for assessment purposes,

Generally, the sales used for the ECF analysis should be from the same time period used
for the sales study utilized for Equalization. This is often a 24-month time period.
Michigan assessors must consider the following guidelines when developing and applying

ECFs:

1. The time period of sales for the ECF study should be the same as the County

Equalization Department study.

2. The County multiplier used by the assessor should be the same as th
Equalization Departiment.

3. The ECF is not applied to land value or the land improvements.

4. The ECF is only applied to building improvements.

5. The ECF is not applied to any buildings that are assessed as “flat-values”.

e County

40



Assessors should start the ECF calculation by identification of an ECF “neighborhood”.
The neighborhood should be established so properties sharing similar value-related
property characteristics are analyzed together. Borders for ECF neighborhoods may be
natural and/for human made., They can also be based on the age of the buildings,
construction type and qualities of the buildings, general location amenities, as well as a
number of other attributes. ECF's are typically calculated for a group of properties based
upon the primary structure and Its characteristics. For example, the neighborhood may
consist of masonry/brick one-story homes built in the 1950's in a subdivision developed
with 800 lots or wood frame two-story homes built in the 1960's throughout a small

community.

Assessors can make the mistake of having too many neighborhoods. Assessors set up
neighborhoods based on subdivisions and the parcel count is simply too small to do any
type of analysis. Within the commercial and Industrial classes, ECF's are somelimes
calculated for different types of properties. (e.g., apartments, warehouses, strip retail
centers, big box retail stores, manufacturing plants, and research and development

buildings)

It is critical that the ECF analysis be based upon a sufficient number of verified arms-
length sales transactions and that the sales be representative of the properties being
assessed using the ECF. In some rural townships, there may be insufficient sales (o
develop an ECF. In this case, the assessor may have to analyze sales in adjoining
communities to assist in developing an ECF. The assessor may need to include sales
having occurred outside the normal period, requiring the use of a market conditions
adjustment (i.e., time). It may be necessary to compare the subject area to another area
with a known ECF and make adjustments in much the same way as comparable sales
are adjusted to a subject property in a market appraisal.

An assessor should verify the sale price and terms of sale for each parcel used in its ECF
analysis. An assessor should also make a physical inspection of the property to
determine if there were any physical changes that may affect the sale price. Physical
changes could include remodeling a basement, an addition to the building, or @ new
garage. These changes must be noled so that the assessor can properly value the
property as it existed prior to the sale, or so the property can be removed from the ECF
analysis. The assessor should use the effective age as of the date of sale or the

assessment date.

The proper development of land value is essential to an accurate ECF. The estimate of
the depreciated value of the land improvements is also critical. It is important that the
land values used to set the ECF are also the land values used for the assessments of
those properties. These items are removed from the sale price when developing an ECF.

In terms of comparisons, assessors should try to use properties with small amounts of
land and land improvements. Fewer and smaller the deductions will allow for the most
accurate ECF because, in most cases, the most value is in the structure. An example
would be trying to use a parcel with a house on an 80 acre parcel compared to a similar
house on a 1 acre parcel. Chances are the 80 acres are worth more than the house. A
slight value difference in the land would cause a huge value change in the residual for

the house.
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ECFs should generally be applied as calculated. Any variation from the calculated ECF
must be fully documented. The detailed calculations used to develop the ECF must be
kept on file to be used in defense of appeals, necessary in AMAR audits, explaining

assessment to property owners, elc.

The followlng table contains an example of reproduction costs of four homes which are
identical except for their location and are located in six different counties. The base cost
is multiplied by the appropriate County multiplier to give the final cost new for each house

in each County.

Base Final
Reproduction County Reproduction
County Cost New Multiplier Cost New
Alcona $100,000 1.05 $105,000
Marquette $100,000 1.13 $113,000
Sanilac $100,000 1.14 $114,000
Kent $100,000 1.19 $119,000
Wayne $100,000 1.36 $136,000
Van Buren $100,000 1.13 $113,000

After getting an estimate of cost new, you subtract depreciation which gives an estimate
of cost-new-less-depreciation. To develop an ECF, the depreciated cost of the buitding
which has sold is compared to the sale value of that same building. The ECF indicator
for each sale is calculated by dividing the sale price of the building by its cost new (with
counly multiplier applied) less any and all depreciation associated with the building. One
ECF Indicator is not sufficient for the development of a reliable ECF. Use of a sufficient
number of sales is necessary to ensure the accuracy of an ECF.

Although the individual ECF calculations are shown in the ECF analysis, the separate
ECF indicators are not averaged to develop the final ECF. The separate ECF indications
are listed so an assessor can easily observe and review “outlying” ECFs. Also, showing
the individual ECF indications allows the assessing officer an opportunity to observe if
there is consistency or patterns reflected by the analysis. Itis a good practice fo plot the
individual ECF indications on a map of the ECF area. Plotting individual ECF indications
on a map may help an assessor's ECF evaluation. This same procedure is followed to

develop commercial and industrial ECFs.

The development of an ECF is relatively simple if there are a sufficient number of recent,
relevant, and reliable sales in the area. Sales for the ECF analysis should be limited to
those occurring during the same time period as the sales study used to set the starting
base. Itis not necessary, or appropriate, to adjust sales for market conditions {i.e., time)
if they transacted within the proper sale study time period.
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