
AGNEW 

CURRENT VALUATION 

Rate Table: 

 

ANALYSIS 

• Analysis of vacant land sales supports current valuation 

 

COM N. COMMERCIAL 2022 

CURRENT VALUATION 

Current Rate Table: 

 

 

ANALYSIS 

• Analysis supports reduction in Commercial Land value Rates. 

• Sales exhibiting Residential Highest and Best Use removed from study. 



• Rates for acreages greater than the scope of sale analysis interpolated from sale data. 

REVISED VALUATION 

 

 

EVG.EVERGREEN BEACH 

CURRENT VALUATION 

• Site Value of $27,000 for 1 acre Lots 

• Front Foot Values as Follows 

o Very Good FF  - $1,100 / FF 

o Good FF  - $900 / FF 

o Average FF  - $700 / FF 

o Fair FF   - $500 / FF 

o Low/Wet FF   - $225 / FF 

o Unimproved FF  - $225 / FF 

o Low/Buildable FF  - $125 / FF 

ANALYSIS 

• Vacant Land Sales support consolidation of FF rate. 

• Support taken from Lake MI Backlot and Lake MI Frontage Land Tables   

REVISED VALUATION 

• Parcels with frontage on Lake MI Drive valued at $1100 / FF 

• Parcels with frontage on roads other than Lake MI Drive valued at $550 / FF. 

• Parcels with frontage on un-developed roads (no / limited access) valued at $225 / FF. 

 

 

 



GLN.GLENN VILLAGE 

CURRENT VALUATION 

• Residential Acreage Table 

 

 

• Commercial Rates 

 

• Front Foot Rates as follows: 

o Very Good FF  - $220 / FF 

o Good FF  - $190 / FF 

o Average FF  - $180 / FF 

o Fair FF   - $130 / FF 

o Poor FF   - $85 / FF 

ANALYSIS 

• Analysis supports consolidation rates and increase in valuation. 

• 2 Areas of Interest identified 

o East of Blue Star Highway 



o West of Blue Star Highway 

• Parcels having greater than 1 acre of land valued using Acreage Table.  Parcels having less than 1 

acre of land valued using Site Value. 

• Values set for acreages extrapolated from sales data. 

• Parcels that are land locked or non-compliant with zoning valued using marginal site value. 

• Commercial rates removed from land table.  Not identified as highest and best use. 

 

REVISED VALUATION 

• Site Values: 

o East of Blue Star Highway - $38,000 

o West of Blue Star Highway - $50,000 

o Marginal/Non-Conform Lot - $15,000 

 

• East of Blue Star Highway Acreage Table, 

• West of Blue Star Highway Acreage Table 

 

 



GLOAK.GLENN OAKS CONDO 

CURRENT VALUATION 

 

ANALYSIS 

Sale Analysis supports current valuation. 

HLB. HUTCINS LAKE BACKLOT 

CURRENT VALUATION 

• Front Foot Rates as follows: 

o Very Good FF  - $650 / FF 

o Good FF  - $500 / FF 

o Average FF  - $400 / FF 

o Fair FF   - $300 / FF 

o Low/Wet  - $150 / FF 

o Fair FF – Steep  - $250 / FF 

o Rural Backlot  - $200 / FF 

 

• Rate table for “Low” land valued at $500 / Acre. 

ANALYSIS 

• Sale Study period extended to 6/1/22 to capture additional sales data. 

• Consolidation of FF rates and increase in rates supported. 

REVISED VALUATION 

• Front Foot Rates converted to site values as follows: 

o Large / Lake View - $100,000 

o Standard  - $70,000 

o Small / Incumbered - $50,000 

o Wet / Very Small - $28,00 

 

HLF. HUTCHINS LAKE FRONT 



 

CURRENT VALUATION 

o SF Table: 

o FF Rates 

▪ Very Good FF  - $4,500 

▪ Good FF  - $3,800  

▪ Average FF  - $3,100 

▪ Fair FF   - $2,400 

▪ Low/Wet FF  - $1,200  

▪ Good Canal FF  - $900 

▪ Avg Canal FF  - $800 

▪ Fair Canal FF  - $450 

▪ Swamp   - $25  

▪ Back Lot  - $500 

o Rate Table 

▪ Swamp   - $500 / Acre 

ANALYSIS 

o Current Valuation Supported. 

▪ 2 Areas of influence found for parcels having frontage on Hutchins Lake.  Rates 

consolidated. 

• On 122nd 

• Off 122nd 

o Canal Rates consolidated 

o Standard Backlot value supported by “Hutchins Lake Backlot” Land Table, 

o Marginal value applied to wet/swamp parcels. 

 

REVISED VALUATION 

o FF Rates 

▪ Off 122nd  - $4,100 / FF 

▪ On 122nd  - $2,800 / FF 

▪ Canal  - $850 / FF 

o Site Value 

▪ Backlot  - $70,000  



o Rate Table 

▪ Swamp  - $3,200 / Acre 

 

301N. INDUSTRIAL NEW 

CURRENT VALUATION 

Tillable Acreage Table: 

 

 

 

Non-Tillable Acreage Table: 

 

Rate Table: 



 

 

ANALYSIS 

• Sales study period adjusted to capture market activity. 

• Singular vacant land sale from 2018 supports “Developmental” Rate. 

• Developmental rate adjusted base on Commercial Land Table analysis to determine Industrial 

rate.  

o Parcels are often geographically concise. 

o Mixed Use zoning allows for fluid highest and best use. 

• Rates for Consumers Utility Easements derived from non-tillable agricultural rate. 

REVISED VALUATION 

 

 

 

 

 

 

 



LFN. LAKE MICHIGAN NORTHERN FRONTAGE 
*Date range extended to 8/1/22 capture additional recent market data* 

CURRENT VALUATION 

• FF Rates 

o Moderate Bank  - $8,250 / FF 

o Medium Bank  - $7,000 / FF 

o High Bank  - $4,200 / FF 

o Excess   - $1,250 / FF 

ANALYSIS 

• Sale analysis supports increase and consolidation of FF rates. 

o Most parcels found to have split application of FF rates. 

• 2 Areas of interest identified 

o Minimum Bluff 

o Moderate/High Bluff 

• Minimum consideration given to 2020 sale of parcel 03-07-0420-004-00, sale furthest removed 

from current market (time). 

• Most consideration given to vacant land sale. 

REVISED VALUATION 

• Minimum Bluff   - $8,100 / FF 

• Moderate/High Bluff  - $6,900 / FF  

 

 

LMB. LAKE MICHIGAN BACKLOT 

CURRENT VALUATION 

FF Rates: 

• Very Good FF   - $1,100 / FF 

• Good FF   - $900 / FF 

• Average FF   - $850 / FF 

• Fair FF    - $500 / FF 

• Low/Wet FF   - $225 / FF 

• Unimproved Area  - $225 / FF  

• Low/Buildable?   - $125 / FF 

• Wetlands   - $30 / FF 

• Vacant/Low   - $300 / FF 



Acreage Tables: 

 

 

 

 

Rate Table: 



 

 

ANALYSIS 

• Sales support Current Valuation 

 

LMF. LAKE MICHIGAN FRONTAGE 

CURRENT VALUATION 

FF Rates: 

• Low Bank   - $9,000 / FF 

• Moderate Bank   - $7,700 / FF 

• Medium Bank   - $6,200 / FF 

• High Bank   - $4,200 / FF 

• High Bank – Park  - $4,700 / FF  

• Back Lot   - $1,250 / FF 

• Fair Back Lot   - $700 / FF 

• Medium Bank – Park  - $4,900 / FF  

• Excess Back Lot  - $500 / FF 

• Odd Lake MI Frontage  - $210 / FF 

 

 

 

 

 

 

 



Acreage Tables: 

 

 

ANALYSIS 

• Sales support Current Valuation 

 

LMI. LAKE MICHIGAN INFLUENCE 

CURRENT VALUATION 

FF Rates: 

• Very Good FF  - $1,200 / FF 

• Good FF  - $950 / FF 

• Average FF  - $750 / FF 

• Fair FF   - $500 / FF 

• Lake MI FF  - $7,000 / FF 

 



Rate Table: 

• Lake MI Influence -$15,000 / Acre 

Acreage Table A: 

 

Acreage Table B: 

 

ANALYSIS 

• Analysis indicates Northern, Southern, and “Development” (Stonebridge) areas of interest. 

• Northern site value developed for parcels having approximately 2 acres, Acreage Table 

developed for parcels having greater land 

• Southern site value developed for parcels having approximately 3 acres, Acreage Table 

developed for parcels having greater land 

• Acreage Table rates extrapolated from sale data. 

REVISED VALUATION 

Site Values: 

• North Approximately 2 Acres   - $140,000  

• South Approximately 3 Acres  - $100,000 

• Stonebridge    - $250,000 



Acreage Tables: 

• North Acreage 

 

• South Acreage 

 

 

PCF. PIER COVE FOREST 

CURRENT VALUATION 

FF Rates: 

• Very Good FF  - $700 / FF 

• Good FF  - $600 / FF 

• Average FF  - $500 / FF 

• Fair FF   - $400 / FF 

 

ANALYSIS 

• Increase in Land Value supported. 



• Support derived from lake Michigan Influence Land Table Analysis. 

• Convert FF Rates to Site Values. 

REVISED VALUATION 

Site Values: 

• Prime   - $140,000 

• Standard  - $80,000 

 

RAA. RESORT ACREAGE - A 

CURRENT VALUATION 

Acreage Table: 

 

Per Acre Rates: 

• Resort Acreage  - $4,275 / Acre 

• Low Land  - $500 / Acre 

Site Value: 

• Blue Goose Site  - $45,000 / Site 

ANALYSIS 

• Analysis supports increase in valuation. 

• 2 Areas on interest on Blue Goose 

o Standard 

o Large 

• Acreage Table amended through sale data interpolation. 

• Value per Acre for Conklin parcels 

 

 

 



REVISED VALUATION 

Blue Goose: 

• Standard  - $50,000 / Site 

• Large   - $80,000 / Site 

Conklin: 

• Value / Acre  - $9,800 

Acreage Table: 

 

  

RAB. RESORT ACREAGE -B 

CURRENT VALUATION 

Acreage Table: 

 



Acreage Table – Foster Lane: 

 

Rate Table: 

 

ANALYSIS 

• Sale Analysis supports current valuation. 

 

 

 

 

 

 

 

 

 



REAR. RURAL REAR ACREAGE 

CURRENT VALUATION 

Acreage Table: 

 

Rate Table: 

 

ANALYSIS 

• Sale Analysis supports current valuation. 

 

 

 

 

 

 

 

 

 

 



RSC. RURAL SITE CONDO 

CURRENT VALUATION 

Acreage Table: 

 

ANALYSIS 

• Sale Analysis supports current valuation. 

 

RSP. RESORT PLAT 

CURRENT VALUATION 

Front Foot Values: 

• Very Good FF  - $375 / FF 

• Good FF  - $300 / FF 

• Average FF  - $250 / FF 

• Fair FF   - $200 / FF 

Site Value 

• $55,000 / Site 

ANALYSIS 

• Sale analysis supports current valuation with additional Stone Bridge site value for parcels greater 

than 1 acre as “Large Site” 

REVISED VALUATION 

Front Foot Values: 

• Very Good FF  - $375 / FF 

• Good FF  - $300 / FF 

• Average FF  - $250 / FF 

• Fair FF   - $200 / FF 



Site Value 

• Stone Bridge Small - $60,000 / Site 

• Stone Bridge Large - $120,000 / Site 

 

RUAA. RURAL ACREAGE – A 

 

CURRENT VALUATION 

Acreage Table: 

 

Rate Table: 

 

Site Value: 

• Less than 1 Acre  - $30,000 / Site 



ANALYSIS 

• Adequate vacant land sales to omit improved parcel sales 

• Sale Analysis show under valuation of smaller parcels.  

• Valuation extrapolated from sale data. 

 

REVISED VALUATION 

Acreage Table: 

  

Rate Table: 

 

Site Value: 

• Less than 1 Acre  - $30,000 / Site 

 



RUAB. RURAL ACREAGE - B 

CURRENT VALUATION 

Acreage Table: 

 

Rate Table: 

 

ANALYSIS 

• Adequate vacant land sales to omit improved parcel sales 

• Sale Analysis show under valuation of smaller parcels.  

• Valuation extrapolated from sale data. 

REVISED VALUATION 

Acreage Table: 



 

Rate Table: 

 

 

 

 

 


