
4203-LAKEFRONT
SALES STUDY 04/01/2023-03/31/2025

4203-LAKEFRONT-RESIDENTIAL
Parcel Number Street Address Sale Date Sale Price Instr. Terms of Sale Adj. Sale $ Asd. when Sold Asd/Adj. Sale Cur. Appraisal Land + Yard Bldg. Residual Cost Man. $ E.C.F. Floor Area $/Sq.Ft. ECF Area Dev. by Mean (%) Building Style Use Code Land Value    Other Parcels in Sale Land Table Property Class

70-07-17-200-033 12599 WILDERNESS TR PVT 03/08/24 $1,700,000 WD 03-ARM'S LENGTH $1,700,000 $724,300 42.61 $1,648,187 $1,116,939 $583,061 $537,111 1.086 3,346 $174.26 4203 53.1703 2 STORY RES 1 FAMILY $1,053,000   /  /    8200 LAKE MICHIGAN FRO 401
70-07-20-299-004 11719 GARNSEY AVE 10/13/23 $1,820,000 WD 03-ARM'S LENGTH $1,820,000 $712,800 39.16 $1,700,780 $1,076,367 $743,633 $568,682 1.308 4,060 $183.16 4203 30.9611 2 STORY RES 1 FAMILY $1,062,500   /  /    8200 LAKE MICHIGAN FRO 401
70-07-21-301-013 11409 LAKESHORE DR 12/01/23 $2,350,000 WD 03-ARM'S LENGTH $2,350,000 $830,600 35.34 $2,083,259 $1,022,937 $1,327,063 $965,685 1.374 2,783 $476.85 4203 24.3034 CUSTOM RES 1 FAMILY $1,011,500   /  /    8200 LAKE MICHIGAN FRO 401
70-07-21-301-021 11263 LAKESHORE DR 07/26/24 $2,000,000 WD 03-ARM'S LENGTH $2,000,000 $784,400 39.22 $1,839,310 $988,965 $1,011,035 $820,169 1.233 6,137 $164.74 4203 38.4537 OVER 3000' RES 1 FAMILY $903,600   /  /    8200 LAKE MICHIGAN FRO 401
70-03-32-184-013 18235 SPINDLE RD 11/14/24 $4,275,000 WD 03-ARM'S LENGTH $4,275,000 $1,481,500 34.65 $3,064,813 $1,410,976 $2,864,024 $1,571,345 1.823 3,947 $725.62 4203 132.1254 CUSTOM $1,287,000   /  /    8200 LAKE MICHIGAN FRO 401
70-07-05-201-017 14231 CRICKLEWOOD RD 10/07/24 $2,975,000 WD 03-ARM'S LENGTH $2,975,000 $871,800 29.30 $2,007,217 $1,145,893 $1,829,107 $784,448 2.332 3,608 $506.96 4203 233.1712 1+ STORY RES 1 FAMILY $1,122,000   /  /    8200 LAKE MICHIGAN FRO 401
70-07-33-125-004 10371 LAKESHORE DR 05/19/23 $1,800,000 WD 03-ARM'S LENGTH $1,800,000 $535,600 29.76 $1,195,529 $678,206 $1,121,794 $471,150 2.381 2,310 $485.63 4203 238.0969 2 STORY RES 1 FAMILY $650,000   /  /    8200 LAKE MICHIGAN FRO 401
70-07-33-125-025 10205 LAKESHORE DR 11/04/24 $1,900,000 WD 03-ARM'S LENGTH $1,900,000 $844,900 44.47 $1,795,012 $1,416,509 $483,491 $344,720 1.403 2,612 $185.10 4203 21.4693 RANCH RES 1 FAMILY $1,408,450   /  /    8200 LAKE MICHIGAN FRO 401

Totals: $18,820,000 $18,820,000 $6,785,900 $15,334,107 $9,963,208 $6,063,311 $362.79 2.5943
Sale. Ratio => 36.06 E.C.F. => 1.643 Std. Deviati 0.50249
Std. Dev. => 5.56 Ave. E.C.F. => 1.617 Ave. Varianc 96.4689 Coefficient of Var=> 59.64984979

OUTLIERS
70-03-32-184-003 18170 HOLCOMB RD 10/16/24 $1,195,900 WD 03-ARM'S LENGTH $1,195,900 $313,800 26.24 $681,831 $500,000 $695,900 $165,602 4.202 1,260 $552.30 4203 420.2244 COTTAGE RES 1 FAMILY $500,000   /  /    8200 LAKE MICHIGAN FRO 401
70-07-21-301-021 11263 LAKESHORE DR 06/03/24 $1,350,000 WD 03-ARM'S LENGTH $1,350,000 $784,400 58.10 $1,839,310 $938,765 $411,235 $820,169 0.501 6,137 $67.01 4203 50.1403 OVER 3000' RES 1 FAMILY $903,600   /  /    8200 LAKE MICHIGAN FRO 401
70-07-05-201-019 14367 DUNESWOOD DR 12/06/23 $1,560,000 WD 03-ARM'S LENGTH $1,560,000 $758,100 48.60 $1,848,043 $1,328,755 $231,245 $472,940 0.489 2,978 $77.65 4203 48.8952 RANCH RES 1 FAMILY $1,317,500   /  /    8200 LAKE MICHIGAN FRO 401
70-07-21-301-014 11395 LAKESHORE DR 10/10/24 $1,600,000 WD 03-ARM'S LENGTH $1,600,000 $570,200 35.64 $1,181,131 $910,030 $689,970 $246,904 2.794 2,794 $246.95 4203 279.4483 BI-LEVEL RES 1 FAMILY $908,650   /  /    8200 LAKE MICHIGAN FRO 401

FINAL CONCLUSION OF RATE THAT WILL BE USED 1.640-ADJUSTED TO MARKET CONDITIONS


	E.C.F. Analysis

