08/15/2025 ECF Analysis for: 51 - City of Alma Page: 1/3
03:08 PM DB: Alma2026

Neighborhoods Used: 4010 - 4010 - GEMSTONE FIELDS

185 JADE CT

Parcel Number *x Valid Sale ** Class AdjSalePrice LandValue
51-010-145-00 12/16/2024 4010 401 299,000 14,110
Occupancy Style %Good ResidualValue CostByManual E.C.F.
Single Family 2 STORY 96 284,890 271,692 1.049

193 CRYSTAL CT

Parcel Number *x Valid Sale ** Class AdjSalePrice LandValue
51-010-158-00 10/02/2023 4010 401 292,799 13,730
Occupancy Style %Good ResidualValue CostByManual E.C.F.
Single Family 1 STORY 96 279,069 218,133 1.279

287 GEMSTONE DR

Parcel Number *x Valid sale ** Class AdjSalePrice LandValue
51-010-105-00 06/12/2023 4010 401 229,000 10,020
Occupancy Style %Good ResidualValue CostByManual E.C.F.

Single Family 2 STORY 83 218,980 222,915 0.982
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Neighborhoods Used:

ECF Analysis for:

4010 - 4010 - GEMSTONE FIELDS

51 - City of Alma

Page:

<LLLLLLLLKL Single Family Computed Costs by Manual
* Style * 91..100 81..90 71..80 61..70
1 1/2 STORY 712,740 712,740 712,740 712,740
1 1/4 STORY 712,740 712,740 712,740 712,740
1 3/4 STORY 712,740 712,740 712,740 712,740
1 STORY 712,740 712,740 712,740 712,740
1+ STORY 712,740 712,740 712,740 712,740
2 1/2 STORY 712,740 712,740 712,740 712,740
2 STORY 712,740 712,740 712,740 712,740
2-UNIT 712,740 712,740 712,740 712,740
3 STORY 712,740 712,740 712,740 712,740
3-UNIT 712,740 712,740 712,740 712,740
4-UNIT OR MORE 712,740 712,740 712,740 712,740
Bi-Level 712,740 712,740 712,740 712,740
CARPORT ONLY 712,740 712,740 712,740 712,740
DOUBLE-WIDE 712,740 712,740 712,740 712,740
DUPLEX 712,740 712,740 712,740 712,740
GARAGE ONLY 712,740 712,740 712,740 712,740
MANUFACTURED 712,740 712,740 712,740 712,740
MOBILE HOME 712,740 712,740 712,740 712,740
Modular 712,740 712,740 712,740 712,740
One 3/4 Sty 712,740 712,740 712,740 712,740
One Story 712,740 712,740 712,740 712,740
PORCH/DECK ONLY 712,740 712,740 712,740 712,740
Ranch 712,740 712,740 712,740 712,740
Tri-Level 712,740 712,740 712,740 712,740
Two Story 712,740 712,740 712,740 712,740
712,740 712,740 712,740 712,740
Total Single Family Costs by Manual 712,740
Total Mobile Home Costs by Manual : 0
Total Town Home Costs by Manual : 0
Total Agricultural Costs by Manual : 0
Total Commercial Costs by Manual 0

<LLLLLLLLKLLKL Single Family Sale Residual Values
* Style * 91..100 81..90 71..80 61..70
1 1/2 STORY 782,939 782,939 782,939 782,939
1 1/4 STORY 782,939 782,939 782,939 782,939
1 3/4 STORY 782,939 782,939 782,939 782,939
1 STORY 782,939 782,939 782,939 782,939
1+ STORY 782,939 782,939 782,939 782,939
2 1/2 STORY 782,939 782,939 782,939 782,939
2 STORY 782,939 782,939 782,939 782,939
2-UNIT 782,939 782,939 782,939 782,939
3 STORY 782,939 782,939 782,939 782,939
3-UNIT 782,939 782,939 782,939 782,939
4-UNIT OR MORE 782,939 782,939 782,939 782,939
Bi-Level 782,939 782,939 782,939 782,939
CARPORT ONLY 782,939 782,939 782,939 782,939
DOUBLE-WIDE 782,939 782,939 782,939 782,939
DUPLEX 782,939 782,939 782,939 782,939
GARAGE ONLY 782,939 782,939 782,939 782,939
MANUFACTURED 782,939 782,939 782,939 782,939
MOBILE HOME 782,939 782,939 782,939 782,939
Modular 782,939 782,939 782,939 782,939
One 3/4 Sty 782,939 782,939 782,939 782,939
One Story 782,939 782,939 782,939 782,939
PORCH/DECK ONLY 782,939 782,939 782,939 782,939
Ranch 782,939 782,939 782,939 782,939
Tri-Level 782,939 782,939 782,939 782,939
Two Story 782,939 782,939 782,939 782,939
782,939 782,939 782,939 782,939
Total Single Family Sale Residual Values 782,939
Total Mobile Home Sale Residual Values : 0
Total Town Home Sale Residual Values : 0
Total Agricultural Sale Residual Values : 0
Total Commercial Sale Residual Values : 0

<LLLLLLLLLLLKLKL Statistics for this Analysis

# Valid # Invalid Coefficient of Coefficient of

SES5>5>>>>>
51..60
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
712,740 71
SES55>555>>>
51..60
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78
782,939 78

SES5O55555>>>5>>

Price Related

Sales Sales Dispersion (%) Variation (%) Differential Mean
3 0 7.86 10.97 1.008 1.103

After Application of E.C.F.s 7.90 11.02 1.008
<LLLL LKL Economic Condition Factor Estimates (# of data points) S>>>>>>

0..50
2,740
2,740
2,740
2,740
2,740
2,740
2,740
2,740
2,740
2,740
2,740
2,740
2,740
2,740
2,740
2,740
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2,740
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2,740
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0..50
2,939
2,939
2,939
2,939
2,939
2,939
2,939
2,939
2,939
2,939
2,939
2,939
2,939
2,939
2,939
2,939
2,939
2,939
2,939
2,939
2,939
2,939
2,939
2,939
2,939
2,939

Median
1.049
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Neighborhoods Used: 4010 - 4

ECF Analysis for: 51 - City of Alma

010 - GEMSTONE FIELDS

Page:
DB:

3/3
Alma2026

* Style * 91..10
1 1/2 STORY 1.098¢( 3
1 1/4 STORY 1.098¢( 3
1 3/4 STORY 1.098¢( 3
1 STORY 1.098¢( 3
1+ STORY 1.098¢( 3
2 1/2 STORY 1.098¢( 3
2 STORY 1.098¢( 3
2-UNIT 1.098¢( 3
3 STORY 1.098¢( 3
3-UNIT 1.098¢( 3
4-UNIT OR MORE 1.098¢( 3
Bi-Level 1.098¢( 3
CARPORT ONLY 1.098¢( 3
DOUBLE-WIDE 1.098¢( 3
DUPLEX 1.098¢( 3
GARAGE ONLY 1.098¢( 3
MANUFACTURED 1.098¢( 3
MOBILE HOME 1.098¢( 3
Modular 1.098¢( 3
One 3/4 Sty 1.098¢( 3
One Story 1.098¢( 3
PORCH/DECK ONLY 1.098¢( 3
Ranch 1.098¢( 3
Tri-Level 1.098¢( 3
Two Story 1.098¢( 3

1.098¢( 3
Single Family E.C.F. 1.098
Mobile Home E.C.F. 1.000
Town Home E.C.F. 1.000
Agricultural E.C.F. 1.000
Commercial E.C.F. 1.000
<LLLLLLLLLLL LKL Se

Starting Date:
Ending Date:
Terms Selected:
Analyze by Style:
Analyze by %Good:
Show Valid Data
Show Invalid Data
Show Costs and Residuals:
Use Infl. Adj. Sale Prices:
Neighborhood(s) :

FRPRERPRPRRPRERRERRERRRRERRERRERERERRR R

.5

WWWWWWWWWWwWwWwwWwwWwWwwWwwwwwwwwwwwo

Max # of Res. Buildings:

Max # of Ag. Buildings:

Max # of C/I Buildings:
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(3)
(0)
(0)
(0)
(0)
ttings for this Analysis SSSSSSSS>>>>>>
04/01/2023
03/31/2025
3
X
X
4010 - 4010 - GEMSTONE FIELDS
10 Minimum E.C.F. (Residential): 0.10
Maximum E.C.F. (Residential): 3.00
30 Minimum E.C.F. (Agricultural): 0.10
Maximum E.C.F. (Agricultural): 3.00
30 Minimum E.C.F. (Commercial): 0.10
Maximum E.C.F. (Commercial): 3.00
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