CUMMING TOWNSHIP LAND VALUE ANALYSIS AGRICULTURAL FOR 2026 ASSESSMENTS

Parcel Number Street Address Sale Date Sale Price Instr. Adj.Sale$ Asd.whenSold Land Residual Est. Land Value Effec. Front  Depth Net Acres Total Acres Dollars/Acre Actual Front ECF Area Liber/Page Other Parcels in Sale [ELEREN
001-012-010-40 05/01/23  $371,350 WD $371,350 . $92,500 $371,350 $198,304 0.0 0.0 69.89 70.42 $5,313 0.00 AG1 3181654 001-012-010-55 AGRICULTURAL
002-004-005-10 06/09/23  $250,000 WD $250,000 $36,500 $250,000 $192,402 0.0 0.0 71.26 72.92 $3,508 0.00 AG1 3182322 002-005-001-25 AGRICULTURAL
003-032-012-20 5048 SERGENT RD. 08/06/24 $108,000 MLC $108,000 $0 $108,000 37.50 40.00 $2,880 AGRICULTURAL
003-033-002-20 5744 MCCAULEY RD. 04/09/24  $215,000 WD $215,000 | $0 $187,165 $148,812 56.51 57.00 $3,312 AG1 3187385 AGRICULTURAL
003-033-003-00 GREENWOOD RD. 08/06/24  $240,000 MLC $240,000 | $111,200 $240,000 79.00 80.00 $3,038 AG1 3189275 003-033-004-00 AGRICULTURAL
003-033-007-00 5837 STILLWAGON ROAD 08/06/24  $240,000 MLC $240,000 $156,300 $202,082 $272,800 0.0 0.0 79.00 80.00 $2,558 0.00 AG1 3189273 AGRICULTURAL
003-034-013-00 10/14/24  $115,000 WD $115,000 $52,700 $115,000 $108,925 0.0 0.0 40.00 40.00 $2,875 0.00 AG1 3190317 AGRICULTURAL
006-016-002-00 10/25/24  $256,000 WD $256,000 . $81,800 $238,967 $219,960 0.0 80.00 80.00 $2,987 0.00 AG1 3190559 - AGRICULTURAL
008-014-001-00 1929 N CAMPBELL RD 04/30/24  $185,000 WD $185,000 $108,400 $172,797 $247,383 0.0 0.0 80.00 80.00 $2,160 0.00 AG1 318718 AGRICULTURAL
012-026-007-15 5229 SAGE LAKE ROAD 07/19/23 $33,000 WD $33,000 $23,400 $33,000 $34,100 0.0 0.0 10.00 10.00 $3,300 0.00 AG1 3182854 AGRICULTURAL
012-027-008-00 05/01/24  $119,900 WD $119,900 $46,800 $119,900 $132,826 0.0 0.0 40.00 40.00 $2,998 0.00 AG1 3187626 AGRICULTURAL
014-017-012-00 FAIRVIEW RD »enwemm Eg WD $464,000 ! ﬁus $464,000 wunhwm 0.0 0.0 157.10 157.71 ulnm.‘ AG1 3184575 AGRICULTURAL

Totals: $2,597,250 $2,597,250 $1,004,300 $2,502,261 $1,985,107 0.0 800.26 808.05
Sale. Ratio => Average Average
Std. Dev. => per FF=> per Net Acre=> 3,126.81

_\ $3,000 Per Acre Applied for 2026 Assessments 1_

Current and historic sales along with Ogemaw County Agricultural Study

were d and lyzed to di ine that the historic rate of $3,000
per acre is the market value for Agri | Land ge valuations for
2026 in C ing T hip. The County 2026 Agricultural

rate per acre was determined to be $3,150.




CUMMING TOWNSHIP LAND VALUE ANALYSIS FOR CHANNEL HENDERSON LAKE FOR 2026 ASSESSMENTS

Parcel Number Street Address Sale Date Sale Price Instr. Adj. Sale S Asd. when Sold  Asd/Adj. Sale Cur. Appraisal Land Residual Est. Land Value Effec. Front Net Acres Total Acres Dollars/FF Dollars/Acre Dollars/SqFt Actual Front ECF Area Liber/Page Other Parcels in Sale

002-151-021-00 2896 E LAKE DRIVE 08/28/24  $399,900 WD $399,900 $107,400 126.86 $302,125 $143,275 $45,500 65.0 1910 029 0.29 $2,204 $502,719 $11.54 65.00 HL1 DOC3189701

006-031-009-00 3016 N HENDERSON LAKE 05/07/24  $67,000 WD $67,000 $31,100 46.42 $94,472 $6,361 $33,833 46.0 330.0 035 035 $138 $18,279 $0.42 46.00 00015 3188754

006-031-010-00 3010 N HENDERSON LAKE ROAD 05/08/24 $160,000 WD $160,000 $53,100 .ww.nw $156,827 $36,271 $33,098 45.0 330.0 0.34 0.34 $806 $106,367 $2.44 45.00 00015 3187770

006-031-002-30 3042 N HENDERSON LAKE ROAD WD $375,000 $103,700 127.65 780 219, 11,616 2200 100.0 15.69 15.69 $999 14, 5 3184739

Totals: $1,001,900 $1,001,900 $295,300 $920,204 $405,743 $324,047 376.0 16.66 16.66
sale. Ratio => 29.47 Average 1_ Average Average
Std. Dev. => 9.04 per FF=> $1,0 per Net Acre=> 24,355.78 per SqFt=> $0.56
Henderson Lake is located within Cumming Township & Hill Township. $800 FF As Applied For 2026 Assessments [_
Sales were analyzed from both jurisdictions to calculate the 2026

Henderson Lake Channel Rate. Additionally, sales within Ogemaw
County were also analyzed to determine that the calculated rate of
$800 FF is the best indicator of market value for Henderson Channel

Front Valuations for 2026.




CUMMING TOWNSHIP LAND VALUE ANALYSIS COMMERCIAL LAND FOR 2026 ASSESSMENTS

Asd. when Sol Asd/Adj. Sale Cur. Appraisal Land Residual _Est. Land Value Depth Dollars/FF

Street Address

001-028-047-50 2372 S RIFLE RIVER

Sale Price Instr. __Adj. Sale $

[

NetAcres  Total Acres

ECF Area

Liber/Page Land Table

oMM 3191370
002-006-021-20 2626 NM-33 12/12/24  $1,100,000 WD $1,100,000  $549,400 49.95  $1,142,249 $109,791 $152,040 543.0 1565 6.87 19.51 $202 $15,991 $037 543.00 comm 00C3191303 COMMERCIAL 201 201 COMMERCIAL
006-005-001-48 3990 E ROSE CITY RD. 10/04/23 $125,000 WD $125,000 $69,500 55.60 $186,642 {513,370) $48,272 2758 507.0 364 359 (548) ($3.677) (50.08) 27584 COMM 3184144 L 200
006-182-002-00 3728 FOREST DRIVE 11/09/23 $149,000 MLC $149,000  $47,600 3195 $108255 $59,033 $18,288 2090 350 017 017 $282 $351,387 $8.07 209.00 coMm 3184681 .o COUNT
010-220-004-00 2008 GREENWOOD ROAD 04/11/23 $84,000 WD $84000  $33,100 39.40 $65,029 $45,21 $26,250 1500 1500 052 052 $301 587,468 $201 150,00 comMm 3181248 COMMERCIAL 201 RURAL OUT COUNT
010-730-005-00 2634 E GREENWOOD ROAD 03/19/25 $50,000 WD $50,000  $35900 71.80 $73,280 $19,945 $43,225 2470 2800 159 159 581 $12,560 $029 247.00 comm 3192982 COMMERCIAL 201 RURAL OUT COUNT
01301202210 5437NM-33 02/08/24 $210000 WD $210000  $72,700 3462 $100742 $§129,208 $19,950 1140 3000 079 079 $1133 $164,596 5378 11400 CcoMM 3185878 COMMERCIAL 201 RURAL OUT COUNT
013-025-02015 3701 NMIO RD 09/08/23 $150000 WD $150,000  $41,600 2773 5193893 l(s8.018) $35,475 2000 2800 239 132 (s42) (53,516) (5008) 200.00 comMm 3183789 COMMERCIAL 201 RURAL OUT COUNT
013-132-041-00 10/03/24 $85,000 WD $85000  $49,500 5824 $77,443 $59,133 $51,576 1500 3500 11.20 132 5394 $5,280 $012 150,00 coMM 3190192 013-132-04000 COMMERCIAL 201  RURALOUT COUNT
041-102.001-00 105 N WASHINGTON 03/18/25 17.6 032 032 $839 $310.793 $7.13 120.00 comm 3193408 COMMERCIAL 201 RURALOUT COUNT _RURAL OUT COUNT
Totals: $2,710,000 $2,710,000 $1,253,000 $2,717,9% $566,440 $574,436 2,068 68.20 69.85
Sale. Ratio = 46.24 Average Average Average
Std. Dev. => 1371 per FF=> $257 perNetAcre=>  8,305.94 per SqFt=> $0.19
— $280 FF As Applied for 2026 A _
historic as well as other N i iand-
- nd analyzed wall 2026 Residential Acreage Rate Table as Applied:
s i Townsiiy slene, Perhcre | Total Per Acre Total Per Acre Total er Acre Total
value, tyzed as well. After " Y 1Acre: 8000) 80003 Acre: 6500) 19500 10 Acre: 4000 40000{30 Acre: 3000| 90000
that outer County _1did any any
water Influance parcels as Township. 1.5 Acre: 7700 11550] 4 Acre: 6000) 24000] 15 Acre: 3500) 52500] 40 Acre: 27000 108000]
current O y well , the 2Acre 7500 15000]5 Acre: 5000) 2500020 Acre: 3200 64000]50 Acre: 2300) 115000}
for nd Value.
n 1 dhes boen
2.5 Acre: 7000 17500|7 Acre: 4000) 28000]25 Acre: 3000) 75000] 100 Acre: 2100) 210000)
applied accord




CUMMING TOWNSHIP LAND VALUE ANALYSIS FOR HENDERSON LAKEFRONT FOR 2026 ASSESSMENTS

e Price 2 Land Residual _Est. Land Value _Effec. Front __Depth Dollars/Acre _Dollars/SaFt _Actual Front ECF Area _Liber/Page __ Other Parcels in Sale
002-395.034.00 2857 CHIPPEWA TRAIL 12/15/23 230,000 230,000 | 864,300 27.96 Sws478  $120322 585,800 66.0 1250 019 019 51823 $636620 $14.61 66.00 HU DOC3185242 HENDERSON LAKE FRONT
002-395-035-00 2851 CHIPPEWA TRAIL 06/21/24 $255,000 WD $255,000 597,600 38.27 $225,719 $115,081 $85,800 66.0 1250 019 019 51,748  $608,894 $13.98 66.00 HL1 DOC3188503 HENDERSON LAKE FRONT
002-400-040-00 2827 CHIPPEWA TRAIL 08/30/24 $455,000 WD $453,800 $151,900 33.47 $367,983 $214,517 $128,700 99.0 125.0 028 028 $2,067  $755342 $17.34 99.00 HL1 DOC3189699 HENDERSON LAKE FRONT

€ 361 06/16/23 $217,500 WD $217,500 $68,200 3136 $211,595 ong $102,970 700 153.0 025 025 $1,555 $442,581 $10.16 70.00 00015 3182351 HENDERSON LK FRT
177 HENDERSON LAKE 89,731 610 1550 022 022 $794_ $2233%2 $513 6100 00015 3187445 HENDERSON LK FRT.
Totals: $1,357,500 $1,356,300 $492,900 $1,242,043 $607,258 $493,001 362.0 113 113
Sale. Ratio => 3634 Average Average Average
Std. Dev. => 1081 per FF=> $1,678 per Net Acre=> _539,784.89 per SqFt $12.39

Current and historic sales were reviewed and analyzed from Cumming
Township as well as sales current sales from Hill Township, as Henderson
Lake is located within both Cumming & Hill Townships. Other similar lakes
within Ogemaw County were also reviewed to determine that the rate of
$1,600 FF is the best indicator of market value for Henderson Lake Front
Valuations for 2026 assessments. Additionally, sales on similar lakes were

reviewed and considered. $1,600 FF has been calculated and applied

towards 2026 assessments. (Hill Township previous year rate was
)

$1,470/FF for 2025

d For 2026 A

$1,600 FF As Appli




CUMMING TOWNSHIP LAND VALUE ANALYSIS FOR RESIDENTIAL LAND FOR 2026 ASSESSMENTS
Asd/Adj. Sale Cur. Apprais Land Residual _Est. Land Value Effec. Front Dep! Acres Total Acres Dollars/FF Dollars/Acte Dol

Parcel Number Street Address Sale Date Sale Price Inst s hen Sold ppraisal _La th__ Ne lars/SaFt _Actual Front ECF Area Liber/Page Other Parcels in Sale____Land Table ___Inspected Date Rate Group
002-151-067-00 2900 TWIN LAKE ROAD 05/31/24 $79,900 MLC $79,900 $22,000 2753 $57,191, 537,709 $15,000 1000 190.0 044 044 $3717 $86,489 $199 100.00 RES DOC3188256 RESIDENTIAL 10/18/2021 FRONT FOOT
004-078-003-15  OFF OYSTER RD 07/09/24 $58,500 MLC $58,500 $26,300 4496 $52,560 $58,500 $52,560 00 00 15.04 15.04 #DIV/0! $3,890 $0.09 0.00 010 DOC3188809 RESIDENTIAL [} 0 ensann
002-200-017-00 582 CEDARDALE DRIVE 03/19/25 $163,000 WD $163,000 $67,000 4110 5151718 $26,282 $15,000 1000 2000 0.46 0.46 5263 $57,259 $131 100.00 RES DOC3192988 RESIDENTIAL 8/9/2023 FRONT FOOT
002-151-079-00 2871 E LAKE DR 02/21/24 $20,000 WD 520,000 $6,000 3000 $18,000 520,000 $18,000 1200 2030 056 056 s167  $3s77 s0.82 12000 RES DOC3185981  RESIDENTIAL 10/15/2024 FRONT FOOT
004-082-001-00 07/05/23 $80,000 WD $80,000 $42,000 5250 $96,000 $80,000 $96,000 00 00 40.00 40.00 L0700 $2,000 $0.05 0.00 010 DOC3182806 RESIDENTIAL o 0 NOT INSPECTED
004-078-003-05 OFF OYSTER RD 08/29/24 $42,900 MLC $42,900 $21,300 4965 $42,600 $42,900 $42,600 0o oo 11.04 1104 #DIV/0! $3,886 $0.09 0.00 010 DOC3189683 RESIDENTIAL o 0 wnmna—
002-025-011-00 2627 TWIN LAKE ROAD 02/26/25 $125,900 WD $125,900 $55,900 44.40 117,422 521,478 513,000 00 00 200 2.00 #OIV/01 510,739 50.25 0.00 RES DOC3192209 RESIDENTIAL 8/9/2023
004-017-001-00 BEAVER LAKE TRAIL 01/08/24 $109,000 WD $108,475 544,900 4139 X $103,326 $108,475 $102,510 00 oo 4465 44.65 #DIv/o! $2,429 $0.06. 0.00 010 DOC3185500 RESIDENTIAL o 0 6/2/2021
002-017-005-05 1740 N MORRISON ROAD 04/06/24 $100,000 WD $100,000 $33,000 33.00 $76,377 $36,623 $13,000 0o 00 200 200 #oIV/ol $18312 $0.42 0.00 RES DOC3187366 RESIDENTIAL 10/18/2021
004-086-002-00 DOW RD/ROSE CITY RD 04/15/24 $195,000 WD $195,000 $76,000 38.97 $158,000 $195,000 $158,000 00 00 80.00 80.00 #DIV/0! $2,438 $0.06 0.00 010 DOC3187464 RESIDENTIAL 0 0 NOT INSPECTED
004-036-039-00 W BARODA DR 06/07/24 $58,000 WD $58,000 520,000 34.08 40,000 558,000 $40,000 00 00 10.00 10.00 #oIv/0! $5,800 $0.13 0.00 010 DOC3188267 RESIDENTIAL o 0 nnnn—.
002-019-004-00 428 E ESMOND ROAD 06/23/23 $250,000 WD $250,000 $71.100 2848 $218,259) saz221 515,480 00 00 266 266 #oV/01 s1,752 so.41 0.00 RES DOC3182439 RESIDENTIAL 8/9/2023
004-036-020-00 3080 S BARODA 12/15/23 $36,000 WD $36,000 $11,800 n7m $25,220 $36,000 $24,500 0o oo 6.00 6.00 #DIv/0! $6,000 $0.14 0.00 010 DOC3185437 RESIDENTIAL 0 0 HsEBIN
002-036-001-60 2776 TWIN LAKE ROAD 10/22/24 $104,500 WD $104,500 $27,700 2651 $74,641 $45,609 $15,750 00 00 275 75 0IV/0! 516,585 50.38 0.00 RES DOC3190532 RESIDENTIAL 11/4/2024
004-033-005-00 ST HELEN TRAIL 12/08/23 $50,000 WD $50,000 $30,200 60.40 $70,430 $50,000 $70,430 00 00 18.10 14.46 #DIV/0} $2,762 50.06 0.00 010 o LR
004-031-003-10 193 BEAVER LAKE TRAIL 10/13/23 $90,000 WD $90,000 542,000 4667 596,000 $90,000 $96,000 [T 40.00 4000  wOW/o! $2,250 $0.05 000 010 DOC3184239 RESIDENTIAL 0 o wannnn
002-005-013-10 761 HOUGHTON CREEK o07/12/24 $185,000 WD $182,000 $53,700 2051 $121,799 580,741 520,540 00 00 436 43 /ol 518519 5043 000 RES DOC3188985 RESIDENTIAL 10/11/2020
004-020-005-00 SAGE LAKE RD 05/10/24 $19,000 WD $19,000 $10,500 55.26 $21,000 $19,000 $21,000 00 00 5.00 5.00 #ov/0! $3,800 $0.09 .00 010 DOC3188060 RESIDENTIAL ° 0 NOT INSPECTED
002-031019-65 139 £ PETERS ROAD 07/31/24 $129,000 WD $129,000 543,300 3357 $103,783 $62,997 $37,780 00 00 797 5.80 #0IV/01 $7,904 5018 0.00 RES DOC3189146 002-031-019-70 RESIDENTIAL 5/31/2024
004-086-003-10 W ROSE CITY RD. 04/09/24 $300,000 WD '$300,000 $117,000 39.00 $247,000  $300,000 $247,000 00 o0 130.00 130.00 #oIV/0! $2,308 $0.05 0.00 010 DOC3187436 RESIDENTIAL o  —
002-017-005-25 1750 N MORRISON ROAD 11/14/24 $270,000 WO $270,000 $106,100 39.30 $243,613 $69,032 542,645 00 00 1246 1245 #0v/01 $5.540 $0.13 0.00 RES DOC3190899 RESIDENTIAL 11/26/2024
002-001-006-00 2854 E ROSE CITY RD 09/25/23 $40,000 WD $40,000 523,500 58.75 $53,550 $40,000 $53,550 00 00 1950 1950 #o1v/o! $2,051 $0.05 0.00 RES DOC3184107 RESIDENTIAL 10/15/2025
002-009-002-50 2414 SCHMITT ROAD 03/01/24 $154000 WO $154,000 570,000 5.45 $166,602 $41,398 $54,000 00 00 20.00 20.00 0IV/01 $2,070 50,05 0.00 RES DOC3186094 RESIDENTIA 10/16/2025
004-033-002-00 POINTER RD 09/12/23 $120,000 WD $120,000 $55,000 a8 $126,000 $120,000 $126,000 00 00 60.00 60.00 #oIv/o! $2,000 $0.05 0.00 010 DOC3183761 RESIDENTIAL o o wmssnsy
004-025-012-00  SAGE LAKE RD 08/05/24 $46,000 WD '$46,000 $20,100 70 $40,250 $46,000 540,250 00 o0 1010 10.10 #Div/0! $4,554 s0.10 0.00 010 DOC3189349 RESIDENTIAL o 0 NOT INSPECTED.
002-009-002-50 2414 SCHMITT ROAD 08/31/23 $154,000 WO $154,000 $73,600 7 $157,412 $50,588 $54,000 00 00 20,00 20,00 0IV/0 $2,529 50.06 0.00 RES DOC3183597 RESIDENTIAL 10/16/2025
002-017-006-00 1598 N MORRISON ROAD 09/13/24 $60,000 WD 560,000 $39,800 66.33 $84,350 560,000 $81,272 00 00 28.36 23.66 #o1v/0! $2.116 $0.05 0.00 RES 10/13/2025
004-078-003-10  OFF OYSTER RD. 07/09/24 $49,725 MLC $49,725 $23,500 4726 $46,900 49,725 $46,900 0o o0 1276 1276 #OIV/0! $3,897 $0.09 0.00 010 DOC3188808 RESIDENTIAL o 0 sesssnuy
004-078-003-00  OFF OYSTER RD. 10/23/23 $85,000 WD $85,000 $42,000 4941 $96,000 85,000 $96,000 00 o0 40.00 40.00 #oIv/o! $2125 $0.05. 0.00 010 DOC3184406 RESIDENTIAL o LT
002-007-033-00 2070 TOWNLINE ROAD 02/24/25 296,000 WD 296,000 $119,200 027 $263,459 $112,791 $80,250 00 00 1250 3250 #0IV/01 53,470 50,08 00 RES DOC3192194 RESIDENTIA NOT INSPECTED
002-006-009-10 2404 FLYNN RD 04/19/24 $260,000 WO $260,000 $138,700 5335 $298,811 $64,189 $103,000 00 00 45.00 45.00 #01V/01 51,426 $50.03 0.00 RES DOC3187539 RESIDENTIA 10/15/2024
004-130-003-00  FAIRVIEW RD 12/18/26 $130,000 WD $130,000 $56,800 4369 $114000  $130,000 $114,000 00 o0 5250 5250 #o1v/0! 52,476 $0.06 0.00 010 DOC3191364 RESIDENTIAL 0 0
004-036-031-00 3240 S BARODA DR 06/20/26 $70,000 WD $70,000 $20,400 2914 540,800 $70,000 540,300 00 00 1032 1032 #0V/01 56,783 $0.16 000 010 DOC3188442 RESIDENTIAL ° 0 wnsssn
002-016-001-00 1144 £ SCRIBNER ROAD 06/26/24 500,000 WO $139.204 00 8000 40.00 #OV/01 s17a1 $0.04 0.00 RES DOC3188598 002.016-003.00 RESIDENTIAL 11/7/2024
Totals: $4,430,425 $4,426,900 $1,844,500 $4175,779  $2,494,552 $2,238,817 3200 866.53 816.02
Sale. Ratio => 4167 Average Average Average
Std. Dev. => 1001 per FF=> $7,795 per Net Acres> 2,878.80 per SqFt=> $0.07
2026 Residential Acreage Rate Table as Applied:
Per Acre Total Per Acre Total ettt Per Acre Total
Acre
A review of arm's-length sales in the Residential land found 1Acre 8000) 8000|3 Acre: 6500 19500]10 Acre: 4000 40000{30 Acre: 3000 90000|
few vacant land sales. With a small sample size, sales were 15 Acre 7700) 11550} 5000) 24000]15 Acre 5250040 Acre 2700] 18000
also collected rder to
analyze, Vacant Land sales within Ogemaw County were 2 Acre. 7500 150005 Acre: 5000 25000[20 Acre: 3200) 64000[50 Ac 2300) 115000
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applied. Front foot was also analyzed. Land Residual as well
as vacant land sales were analyzed to determine the 2026

$175 FF AS APPLIED FOR 2026 ASSESSMENTS _
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Cumming Township Agricultural ECF Analysis for 2026 Assessments

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. § .C.|
003-033-007-00 5837 STILLWAGON ROAD 08/06/24 $240,000 MLC 03-ARM'S LENGTH f $240,000 $156,300 65.13 $288,377 $248,850 ($8,850) $49,244 {0180} 748 #DIV/0! AG1
006-009-004-10 2382 BASS LAKE ROAD 09/06/23 $260,000 WD 03-ARM'S LENGTH $260,000 $85,700 32.96 $153,195 $65,509 $194,491 $144,252 1.348 1,232 $157.87 AG1
006-016-002-00 10/25/24 $256,000 WD 03-ARM'S LENGTH $256,000 $81,800 31.95 $236,993 $219,960 $36,040 $22,121 1629 0 #DIV/0! AG1
013-130-007-00 3810NM-33 07/31/23 $295,000 WD 03-ARM'S LENGTH _, $295,000 $113,600 3851 $239,640 $128,700 $166,300 $185,356 0.897 1,144 $145.37 AG1
013-130-017-00 3550 NM-33 09/16/24 $225,000 WD 03-ARM'S LENGTH { $225,000 $91,100 40.49 $99,840 $94,050 $130,950 $201,715 0.649 0 #DIV/0! AG1
013-131-030-10 3330 TOWNLINE ROAD 12/28/23 $385,000 WD 03-ARM'S LENGTH $376,500 $123,800 32.88 $206,289 $38,153 $338,347 $291,196 1.162 1,832 $184.69 AG1
013-132-007-20 3405 REASNER ROAD 09/05/23 $215,000 WD 03-ARM'S LENGTH $215,000 $69,100 3214 $128,112 $38,862 $176,138 $172,263 1.022 1,092 $161.30 AG1
014-017-012-00 FAIRVIEW RD 10/30/23 $464,000 WD 03-ARM'S LENGTH $464,000 $294,700 63.51 $913,838 $493,973 ($29,973) $572,579 (0.052) 5,363 ($5.59) AG1
014-035-008-00 967 W GALLAGHER ROAD 09/05/23 $215,000 WD 03-ARM'S LENGTH | $215,000 $67,900 31.58 $148,188 $55,059 $159,941 $154,317 1.036 1,199 $133.40 AG1
050-009-200-001-00 515 S HAWKINS RD 08/02/24 $288,700 WD 03-ARM'S LENGTH $288,700 $175,000 60.62 $360,063 $265,910 $22,790 $116,238 0.196 1,040 $21.91 1AG
140-025-200-002-00 4280 OBERLIN 11/17/23 $365,000 WD 03-ARM'S LENGTH $365,000 $152,600 41.81 $469,460 $269,812 $95,188 $246,479 0.386 1,152 $82.63 1AG
010-006-104-001-04 3330 S BARD 01/07/25 $1 wD 03 | $160,000 $91,300 57.06 $193,713 $107,292 $52,708 $106,693 0.494 1,288 $40.92 1AG
140-035-200-001-00 3805 RENAS 05/15/23 $206,500 WD 03-ARM'S LENGTH $206,500 $114,500 55.45 $231,875 $86,935 $119,565 $178,938 0.668 2,016 $59.31 1AG
140-025-303-001-00 3478 RENAS RD 05/10/23 $350,000 WD 03-ARM'S LENGTH $350,000 $151,100 4317 $359,221 $139,469 $210,531 $271,299 0.776 3,09 $68.00 1AG
150-009-104-009-02 3696 SHOCK 09/11/23 $196,200 LC 19-MULTI PARCEL ARM'S LENGTH $196,200 $92,900 47.35 $230,174 $62,729 $133,471 $168,944 0.790 854 $156.29 1AG
100-004-300-001-00 4789 CONNOR RD 05/31/24 $295,000 WD 03-ARM'S LENGTH | $295,000 $124,300 4214 $296,053 $143,715 $151,285 $188,072 0.804 1,616 $93.62 1AG
100-008-100-002-00 5197 BUZZELL 10/15/24 $390,000 WD 03-ARM'S LENGTH } $390,000 $124,500 3192 $319,813 $271,800 $118,200 $59,275 1.994 1,638 $72.16 1AG
04142203010 __ 475 SAGE LAKE ROAD 04/11/23 $266,000 WD 03-ARM'S LENGTH $266,000 $84,600 31.80 $200,515 $67,855 $198,145 $184,250 1.075
Totals: $2,555,000 $5,063,900 $2,194,800 $5,075,359 $2,265,267 $3,313,231 #DIv/o!
Sale. Ratio => 43.34 E.C.F.=> 0.684 Std. Deviation=>  0.605423963
Std. Dev. => 13.58 Ave.E.C.F.=> 0.817 Ave. Variance=> #REF!
Lackof in created the need to review additional sales outside the Township Jurisdiction. Sales were reviewed in ECF =>0.684 As Applied
Ogemaw County as well as other btain enough sales to analyze that were most similar to Cumming Township Agricultural. Counties
included large residential acreage sales also so not all sales from each County were included. The ECF was applied Counties primarily analyzed
were Og and Gladwin. y does not have a large or similar agricultural comparison of parcels.
Sales Removed Outliers:
009-030-009-30 2436 GILLINGS ROAD 05/31/23 $1,626,431 WD 19-MULTI PARCEL ARM'S LENGTH $1,626,431 $367,400 22.59 $1,092,280 $767,044 $969,047 $633,355 1.530 3,348 $289.44 AG1 Outlier Sale Price
080-023-100-003-00 1848 MCCLURE CEMETERY 02/11/25 - $1,260,000 WD 19-MULTI PARCEL ARM'S LENGTH $1,260,000 $555,300 44.07 $1,753,114 $1,037,680 $222,320 $109,638 2028 2,720 $81.74 1AG Outlier ECF



Cumming Township Commercial ECF Analysis for 2026 Assessments

Parcel Number Street Address Sale Date  Sale Price Instr.  Adj.Sale$ Asd.when Sold Asd/Adj.Sale  Cur. Appraisal Land + Yard Bldg. Residual Cost Man. $ Floor Area ECF Area Land Value Property Class
001-028-047-50 2372 S RIFLE RIVER 12/20/24  $70,000 WD $70,000 $35,200 50.29 $97,644 $46,508 $23,492 $74,870 0314 2,880 $8.16 comMmm $46,508 201
002-006-021-20 2626 N M-33 12/12/24 $1,100,000 WD $1,100,000 $0 0.00 $1,216,522 $320,470 $779,530 $1,311,936 0.594 42,701 $18.26 comm $320,470 201
006-005-001-48 3990 E ROSE CITY RD 10/04/23  $125,000 WD $125,000 $69,500 55.60 $186,642 $57,578 $67,422 $185,187 0.364 8,000 $8.43 coMmm $48,272 201
006-182-002-00 3728 FOREST DRIVE 11/09/23  $149,000 MLC $149,000 $47,600 31.95 $108,255 $18,551 $130,449 $125,234 1.042 3,041 $42.90 coMm $18,288 201
013-012-022-10 5437 N M-33 02/08/24  $210,000 WD $210,000 $72,700 34.62 $100,742 $27,321 $182,679 $107,498 1.699 2,504 $72.95 comm $19,950 201
013-025-020-15 3701 N MIO RD 09/08/23  $150,000 WD $150,000 $41,600 27.73 $193,893 $35,475 $114,525 $231,944 0.494 5,000 $22.91 coMm $35,475 201
013-132-041-00 10/03/24 $85,000 WD $85,000 $49,500 58.24 $77,443 $51,576 $33,424 $49,365 0.677 6,380 $5.24 coMmm $51,576 201

Totals: $1,889,000 $1,889,000 $316,100 $1,981,141 $1,331,521 $2,086,033 $25.55
Sale. Ratio => 16.73 E.CF.=> 0.638 Std. Deviation=>  0.486523203
Std. Dev. => 20.25 Ave. E.C.F. => 0.741 Ave. Variance=> 35.9973

Lack of Commercial Sales in Cumming Township created the
need to review additional sales outside the Township
Jurisdiction. Sales were removed with M55 and water
influance as they were not reflective of the Cumming

hip C ial. The most reflective sales to that of
Cumming Township commercial properties were reviewed
and analyzed to determine the 2026 ECF and were applied as|
calculated.

ECF=> 0.638 As Applied for 2026 A ts




Parcel Number

Street Address Sale Date Sale Price Instr. Adj. Sale $

Asd. when Sold  Asd/Adj. Sale _Cur. Appraisal

002-005-001-15 930 E ROSE CITY ROAD 05/01/23 $220,000 WD $220,000 $120,800 54.91 $245,894
002-005-013-10 761 HOUGHTON CREEK 07/12/24 $185,000 WD $182,000 $53,700 29.51 $131,927
002-007-033-00 2070 TOWNLINE ROAD 02/24/25 $296,000 WD $296,000 $119,200 40.27 $276,161
002-008-009-10 2404 FLYNN RD 04/19/24 $260,000 WD $260,000 $138,700 5335 $315,808
002-009-002-50 2414 SCHMITT ROAD 08/31/23 $154,000 WD $154,000 $73,600 4779 $163,412
002-009-002-50 2414 SCHMITT ROAD 03/01/24 $154,000 WD $154,000 $70,000 45.45 $172,602
002-016-001-00 1144 E SCRIBNER ROAD 06/26/24 $500,000 WD $500,000 $234,100 46.82 $574,527
002-017-005-05 1740 N MORRISON ROAD 04/08/24 $100,000 WD $100,000 $33,000 33.00 $82,421
002-017-005-25 1750 N MORRISON ROAD 11/14/24 $270,000 WD $270,000 $106,100 39.30 $257,604
002-019-004-00 428 E ESMOND ROAD 06/23/23 $250,000 WD $250,000 $71,100 28.44 $234,206
002-025-001-50 953 N WILTSE ROAD 09/20/23 $148,000 WD $148,000 $52,700 35.61 $176,839
002-025-011-00 2627 TWIN LAKE ROAD 02/26/25 $125,900 WD $125,900 $55,900 44.40 $126,098
002-031-01965 139 E PETERS ROAD 07/31/24 $129,000 WO $129,000 $43,300 3357 $126,629
002-031-021-00 64 N M-33 09/26/23 $390,000 WD $390,000 $173,500 4449 $447,208
002-036-001-60 2776 TWIN LAKE ROAD 10/22/24 $104,500 WD $104,500 $27,700 26.51 $81,062
002-151-021-00 2896 E LAKE DRIVE 08/28/24 $399,900 WD $399,900 $107,400 26.86 $323,634
002-151-067-00 2900 TWIN LAKE ROAD 05/31/24 $79,900 MLC $79,900 $22,000 {2753 $62,220
002-200-017-00 582 CEDARDALE DRIVE 03/19/25 $163000 WD $163,000 $67,000 4110 $162,728
002-395-034-00 2857 CHIPPEWA TRAIL 12/15/23 $230,000 WD $230,000 $64,300 27.96 $222,379
002-395-035-00 2851 CHIPPEWA TRAIL 06/21/24 $255,000 WD $255,000 $97,600 | 3827 $254,409
00240004000 _2827 CHIPPEWA TRAL 08/20/24 $455000 W Sas3sc  1siso0 3347 oa1azas

Totals: $4,869,200 $4,865,000 $1,883,600 $4,850,493

Sale. Ratio => 38.72
std. Dev. => 8.81

Land + Yard Bldg. Residual

$25,977
$29,347
$85,864
$112,588
$54,306
$54,306
$101,407
$16,648
$45,800
$18,140
$9,757
$17,549
$46,307
$31,249
$21,371
$79,568
$21,097
$24,329
$106,903
$89,845
$168,116

$194,023
$152,653
$210,136
$147,412

$99,694

$99,694
$398,593

$83,352
$224,200
$231,860
$138,243
$108,351

$82,693
$358,751

$83,129
$320,332

$58,803
$138,671
$123,097
$165,155
$285,684

$3,704,526

Cost Man. $

E.CF.

Residential & Henderson Lake Water Front ECF Analysis for 2026 Assessments

Floor Area

ECF Area

Dev. by Mean (%)

Building Style

Use Code

Land Value

Other Parcels in Sale

Ave.E.CF.=> 1138

20.0758 Coefficient of Var=>

Due to the amount of sales in Cumming Township, when reviewing th
ECF's across the township, it can not be analyzed that there is a
difference in ECF's for each of the residential land groups, their

similarities indicate that the study should be ran together. Thus, a
combined ECF analysis between all residential sales is the best
indicator to use to create a valid ECF analysis study for Cumming
Township for 2026 Assessments.

|E.C.F. => 1.082 As Applied for 2026

17.63441523

$263485 0.736 1,816 RES 402075 1STY $25,000
$97,048 1573 918 RES 43.4513 1+STY $24,360
$180,035 1.167 1,456 RES 2.8749 1STY $81,250
$192,261 0.767 2,230 RES 37.1718 25TY $107,500
$122,504 0.814 1,056 RES 32.4647 1STY $60,000
$112,108 0.889 1,056 RES 249176 1STY $60,000
$325,906 1.223 2,691 RES 8.4586 1STY $196,000 002-016-003-00
$62,226 1340 910 RES 20.1055 MOBILE HOME $15,000
$214,049 1.047 1,248 RES 91024 1STY $45,414
$204,414 1.134 1,344 RES 0.4182 11/25TY $18,140
$158,072 0.875 1,576 RES 26.3889 1+STY $9,491
$102,695 1.055 1134 RES 83375 1STY $15,000
$60,056 1377 938 RES 23.8482 MOBILE HOME $39,880 002-031-019-70
$393,528 0.912 1,748 RES 22.6819 1STY $14,903
$56,472 1.472 784 RES 33.3590 MOBILE HOME $18,500
$230,904 1.387 1,764 HL 24.8846 1STY $52,000
$38,905 1511 672 RES 37.2989 MOBILE HOME $17,500
$130,936 1.059 1,200 RES 7.9369 1STY $17,500
$109,249 1.127 640 HL1 1.1688 1STY $105,600
$136,768 1.208 988 HLL 6.9107 1STY $105,600
18 1.234 1,434 HLL 9.6046 8 ILEVEL $158,400 _
$3,423,041 5.6214
ECF=>  1082] 0.248042962




Parcel Number
002-005-001-15
002-005-013-10
002-007-033-00
002-008-009-10
002-009-002-50
002-009-002-50
002-016-001-00
002-017-005-05
002-017-005-25
002-019-004-00
002-025-001-50
002-025-011-00
002-031-019-65
002-031-021-00
002-036-001-60
002-151-021-00
002-151-067-00
002-200-017-00
002-395-034-00
002-395-035-00
002-400-040-00

Street Address Sale Date Sale Price
930 E ROSE CITY ROAD 05/01/23 $220,000

761 HOUGHTON CREEK 07/12/24 $185,000
2070 TOWNLINE ROAD 02/24/25 $296,000
2404 FLYNN RD. 04/19/24 $260,000
2414 SCHMITT ROAD 08/31/23 $154,000
2414 SCHMITT ROAD 03/01/24 $154,000
1144 E SCRIBNER ROAD 06/26/24 $500,000
1740 N MORRISON ROAD 04/08/24 $100,000
1750 N MORRISON ROAD 11/14/24 $270,000
428 E ESMOND ROAD 06/23/23 $250,000
953 N WILTSE ROAD 09/20/23 $148,000
2627 TWIN LAKE ROAD 02/26/25 $125,900
139 E PETERS ROAD 07/31/24 $129,000
64N M-33 09/26/23 $390,000
2776 TWIN LAKE ROAD 10/22/24 $104,500
2896 E LAKE DRIVE 08/28/24 $399,900
2900 TWIN LAKE ROAD 05/31/24 $79,900
582 CEDARDALE DRIVE 03/19/25 $163,000
2857 CHIPPEWA TRAIL 12/15/23 $230,000
2851 CHIPPEWA TRAIL 06/21/24 $255,000

2827 CHIPPEWA TRAIL Eﬁ $455,000
Totals: $4,869,200

WD
WD

wD
wD
WD
WD
wD
wD
wD
wD
‘WD
wD
WD

Instr. Adj. Sale $

$120,800
$53,700
$119,200
$138,700
$73,600
$70,000
$234,100
$33,000
$106,100
$71,100
$52,700
$55,900

$1,883,600
Sale. Ratio =>
Std. Dev. =>

$245,894
$131,927
$276,161
$315,808
$163,412
$172,602
$574,527

$82,421
$257,604
$234,206
$176,839
$126,098
$126,629
$447,208

$81,062
$323,634

$62,220
$162,728
$222,379
$254,409

$4,850,493

$18,140

$9,757
$17,549
$46,307
$31,249
$21,371
$79,568
$21,097
$24,329

Land +Yard _Bldg. Residual

$194,023
$152,653
$210,136
$147,412

$99,694

$99,694
$398,593

$358,751

$83,129
$320,332

$58,803
$138,671
$123,097
$165,155

$3,704,526

Cost Man. $

$180,035
$192,261
$122,504
$112,108
$325,906

$62,226
$214,049
$204,414
$158,072
$102,695

$60,056
$393,528

$56,472
$230,904

$38,905
$130,936
$109,249

$3,423,041

Ave. E.CF. =>

E.C.F. Floor Area

Residential & Henderson Lake Water Front ECF Analysis for 2026 Assessments

Asd. when Sold  Asd/Ad]. Sale _Cur. Appraisal

ECF Area

Dev. by Mean (%)

Building Style

Land Value

Other Parcels in Sale

0.736 1816 RES 40.2075 1STY $25,000
1573 918 RES 43.4513 14STY $24,360
1.167 1,456 RES 2.8749 1STY $81,250
0.767 2,230 RES 371718 2STY $107,500
0814 1,056 RES 324647 1STY $60,000
0.889 1,056 RES 249176 1STY $60,000
1223 2,691 RES 8.4586 1STY $196,000 002-016-003-00
1340 910 RES 201055 MOBILE HOME $15,000
1.047 1,248 RES 9.1024 1STY $45,414
1134 1,344 RES 0.4182 11/25TY $18,140
0.875 1,576 RES 26.3889 1+STY $9,491
1055 1134 RES 83375 1STY $15,000
1377 938 RES 23.8482 MOBILE HOME $39,880 002-031-019-70
0912 1,748 RES 22,6819 1STY $14,903
1.472 784 RES 33.3590 MOBILE HOME $18,500
1.387 1,764 HL1 24.8846 1STY $52,000
1511 672 RES 37.2989 MOBILE HOME $17,500
1.059 1,200 RES 7.9369 1STY $17,500
1.127 640 HL1 1.1688 1STY $105,600
1.208 988 HLL 6.9107 1STY $105,600
1234 1,434 HLL 9.6046 B I-LEVEL $158,400
5.6214
0.248042962

20.0758 Coefficient of Var=>

Due to the amount of sales in Cumming Township, when reviewing th
ECF's across the township, it can not be analyzed that there is a
difference in ECF's for each of the residential land groups, their

similarities indicate that the study should be ran together. Thus, a
combined ECF analysis between all residential sales is the best

indicator to use to create a valid ECF analysis study for Cumming

Township for 2026 Assessments.

|E.C.F. => 1.082 As Applied for 2026 Assessments|

17.63441523




