
- 1 - 

DEVELOPMENT OF ECONOMIC CONDITION FACTORS 

1. Introduction

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 and to “bring” those costs to the County level.  Economic condition 
factors are adjusted annually by the assessor to further refine these costs to the 
local market. 

An ECF must be determined and used in all cost appraisal situations where the 
Assessor’s Manual is used.  Saying “I didn’t need to use an ECF because I used 
the new Assessor’s Manual” is not correct; even if the cost manual being utilized 
is brand new.  The Assessors Manual is a statewide manual and must be 
adjusted to local market conditions through the use of an ECF.  It is also incorrect 
to indicate “I didn’t need to use an ECF because I was valuing new construction”. 
Again, an ECF must be used to adjust the statewide costs of the Assessor’s 
Manual to local markets.  An ECF must be used regardless of the age of the 
improvements being valued. 

According to the Constitution, assessments are to be set at 50% of the true cash 
value appraisals of each property.  When using mass appraisal, the assessor 
frequently uses a cost less depreciation analysis and relates it to what properties 
are selling for through the use of an Economic Condition Factor (ECF).  The ECF 
is derived by analyzing properties which have sold, then comparing the cost less 
depreciation of the buildings to that portion of the sale prices attributable to those 
buildings (this procedure will be discussed in detail later).  If there is a consistent 
relationship between the cost-less-depreciation analysis and the sale values of 
the buildings, this relationship is expressed as an ECF which is used to adjust 
the cost-less-depreciation estimates to what properties are selling for in the 
market. 

2. Calculation of Economic Condition Factors

An ECF is calculated by analyzing verified property 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 as calculated using the 
Assessors Manual and 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 can be obtained for assessed valuations.   
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The verified sales used for an ECF analysis should generally be drawn from the 
same 24-month time period used for the sales study utilized for Equalization.  
Form the examples below it can be determined that sales from October 1, 2010 
through September 30, 2012 are used for both the sales study and ECF analysis 
for 2013.   
 
Assessors should start their ECF calculation by identification of an ECF 
“neighborhood”.  The neighborhood should be set so that properties sharing 
similar characteristics are analyzed together.  Borders for ECF neighborhoods 
can be natural or manmade; they can be based on age of buildings, construction 
of buildings, locations, etc.  ECF’s are typically calculated for a group of 
properties based upon the primary structure and its characteristics, i.e., brick 
one-story homes built in the 1950’s in a subdivision developed with 800 lots or 
frame two-story homes built in the 1960’s throughout a small community. 
 
Many assessors make the mistake of having too many neighborhoods.  Many 
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 sometimes calculated for different types of properties, i.e. 
apartments, warehouses, industrial manufacturing plants, etc.  
 
It is crucial that the ECF analysis be based upon a sufficient number of verified 
arms-length transactions and that the sales be representative of the properties to 
be appraised using the ECF.  In some rural townships where there are 
insufficient sales to determine an ECF, the assessor may have to analyze sales 
in adjoining townships to determine the ECF or include historical sales (using an 
appropriate time adjustment).  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 to be 
used in the 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 a new garage.  These changes must be noted so that 
the assessor can properly value the property as it existed prior to the sale, or so 
that the property can be removed from the ECF analysis.  The assessor should 
use the effective age as of the date of sale, and not the assessment date.  
 
As outlined in Chapter 4, the determination of land value is crucial to an accurate 
ECF.  The determination of the depreciated value of the land improvements is 
also crucial.  It is important that the land values used to set the ECF are also the 
land values used for the appraisals of those properties.  These items are 
removed from the sale price when determining an ECF.   
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In terms of comparisons, assessors should try to use properties with small 
amounts of land and land improvements. The fewer and smaller the deductions 
will allow for the most accurate ECF because 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.   
 
ECF’s should generally be applied as calculated.  Any variation from the 
calculated ECF must be fully documented.  The detailed calculations used to 
develop the economic condition factor (ECF) must be kept on file to be used in 
defense of appeals, necessary in 14 Point Review audits, etc.  
 
The following table contains an example of reproduction costs of four homes 
which are identical except for that their location; they are located in four different 
counties.  The base cost is multiplied by the appropriate County multiplier to give 
the final cost new for each house in each County.   
 

County 

Base 
Reproduction 

Cost New 
County 

Multiplier 

Final 
Reproduction 

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 generate an ECF, the depreciated 
cost of a building which has sold is compared to the sale value of that building.  
The ECF indicator for each sale is calculated by dividing the sale price of the 
building by the cost new (with county multiplier applied) less depreciation of the 
building.  One ECF indicator is not sufficient for the calculation of a valid ECF.    
Use of a sufficient number of sales is necessary to ensure the accuracy of an 
ECF determination.   
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Example Economic Condition Factor Calculation 
 

 
 

Parcel 
Number 

Sale 
Price 

Land 
and 

Improve. 

Sale 
Price  

Buildings 

Cost New 
Less 

Depreciation 
Buildings 

Indicated 
Economic 
Condition 

Factor 
001-01-0001 $275,500 $90,000 $185,500 $172,238 1.08 
001-01-0025 $269,900 $95,000 $174,900 $158,758 1.10 
001-01-0010 $345,000 $120,000 $225,000 $196,951 1.14 
001-01-0200 $278,000 $90,000 $188,000 $181,714 1.03 
001-01-2300 $165,000 $65,000 $100,000 $97,170 1.03 
001-01-0123 $275,000 $90,000 $185,000 $170,779 1.08 
001-01-0134 $300,000 $100,000 $200,000 $208,034 0.96 
001-01-0432 $190,000 $75,000 $115,000 $107,805 1.07 
001-01-0002 $224,900 $80,000 $144,900 $133,376 1.09 
001-01-0035 $280,000 $95,000 $185,000 $195,690 0.95 
001-01-0057 $225,000 $80,000 $145,000 $131,436 1.10 
001-01-0075 $210,000 $75,000 $135,000 $114,338 1.18 
001-01-0189 $261,900 $90,000 $171,900 $155,527 1.11 
001-01-0023 $260,500 $85,000 $175,500 $159,401 1.10 
001-01-0321 $200,000 $75,000 $125,000 $113,719 1.10 
001-01-0100 $250,000 $135,900 $114,100 $97,525 1.17 
    TOTALS $2,569,800 $2,394,461 1.07 

 
The sale price of buildings in is calculated by subtracting the value of land and 
land improvements from the sale price.  The ECF is calculated by taking the total 
sale price of the buildings and dividing by the total depreciated cost of the 
buildings ($2,569,800 ÷ $2,394,461 = 1.07 rounded to 2 decimal places). 
Individual ECF indications are calculated by dividing the sale price of buildings by 
the depreciated cost of the buildings.     
 
Although the individual ECF calculations are shown in the ECF analysis, the 
separate ECF indicators are not averaged to produce the overall ECF.  The 
separate ECF indications are listed so that an assessor can easily see and 
review an “outlying” ECF.  Also, showing the individual ECF indications allows 
the assessing officer to see if there is consistency in the analysis.  It is also a 
good practice to plot the individual ECF indications on a map of the ECF area.  
Plotting individual ECF indications on a map can also help in an assessor’s 
evaluation.  This same procedure is followed to determine commercial and 
industrial ECF’s. 
 
The determination of the ECF is relatively simple if there are numerous recent 
sales in the area.  Sales for the ECF calculation should be limited to those 
occurring during the same time period as the sales study used to set the starting 
base.  It is not necessary to adjust sales for time if they fall within the proper time 
period. 



 - 5 - 

3. Detailed Calculation Procedure 
 
An ECF represents the relationship between the appraised value of a building 
generated by using the Assessor’s Manual and the sale value of that building.  
An ECF, when applied to depreciated costs, is how an assessing officer 
estimates the value buildings are actually bringing in the market studied. When 
the building values are added to the value of land and land improvements, 
indications of true cash value are obtained for assessment purposes. 
 
There are two primary ECF calculation methods.  The first ECF calculation 
method is the method used by most assessing officers and differs from the 
second method, in that, the land values used for the parcels for the first year of 
the updated ECF analysis are changed.  The land values used for these parcels 
will be the updated land values drawn from the current land value analysis, and 
not the land values that were used for those parcels in the prior year’s ECF 
analysis.  Either method is acceptable, but you cannot mix the two methods in 
the same unit in the same year; this would cause significant uniformity issues. 
 
The calculation for the first method begins with the parcels from the oldest year 
of the prior ECF analysis being removed from the analysis, they are the parcels 
lined out in the chart below.  The grid without these parcels is used, with parcels 
added from the next year to determine the ECF.   
 

Example ECF Calculation 
A B C D E F G 

Parcel # Sale Date Sale 
Price 

Land & 
Improve1 

Sale Price 
Buildings 

Cost New 
Less 
Dep.2 

Indicated 
ECF 

15-208-010 4-3-09 $375,500 $90,000 $285,500 $272,238 1.05 
15-128-048 4-25-09 $369,900 $95,000 $274,900 $238,758 1.15 
15-128-040 5-17-09 $445,000 $120,000 $325,000 $296,951 1.09 
15-231-005 5-20-09 $378,000 $90,000 $288,000 $281,714 1.02 
15-204-010 7-1-09 $265,000 $65,000 $200,000 $177,170 1.13 
15-229-016 8-11-09 $375,000 $90,000 $285,000 $270,779 1.05 
15-208-021 8-23-09 $400,000 $100,000 $300,000 $278,034 1.08 
15-255-012 9-16-09 $290,000 $75,000 $215,000 $207,805 1.03 
15-177-003 5-19-10 $324,900 $80,000 $244,900 $223,376 1.10 
15-183-008 8-18-10 $380,000 $95,000 $285,000 $295,690 0.96 
15-181-007 8-31-10 $325,000 $80,000 $245,000 $231,436 1.06 
15-258-002 11-22-10 $310,000 $75,000 $235,000 $214,338 1.10 
15-256-001 1-30-11 $361,900 $90,000 $271,900 $255,572 1.06 
15-276-002 3-3-11 $360,500 $85,000 $275,500 $239,401 1.15 
15-135-003 3-30-11 $300,000 $75,000 $225,000 $213,719 1.05 
15-127-016 3-31-11 $350,000 $135,900 $214,100 $197,525 1.08 

Totals: 

                                                 
1 Prior Year Land Value Analysis used 
2 After applying County Multipliers 
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The grid without these parcels is then updated with current County Multipliers for 
the reused parcels and with parcels added from the next year to determine the 
ECF.  The land values as of the sale date do not change from year to year. 
 

A B C D E F G 

Parcel # Sale 
Date 

Sale 
Price 

Land & 
Improve3 

Sale Price 
Buildings 

Cost New 
Less 
Dep.4 

Indicated 
ECF 

15-177-003 5-19-10 $324,900 $80,000 $244,900 $227,844 1.07 

15-183-008 8-18-10 $380,000 $95,000 $285,000 $301,604 0.94 

15-181-007 8-31-10 $325,000 $80,000 $245,000 $236,065 1.04 

15-258-002 11-22-10 $310,000 $75,000 $235,000 $218,625 1.07 

15-256-001 1-30-11 $361,900 $90,000 $271,900 $260,638 1.04 

15-276-002 3-3-11 $360,500 $85,000 $275,500 $244,189 1.13 

15-135-003 3-30-11 $300,000 $75,000 $225,000 $217,993 1.03 

15-127-016 3-31-11 $350,000 $135,900 $214,100 $201,476 1.06 

15-141-080 4-5-11 $305,000 $70,000 $235,000 $209,821 1.12 

15-711-016 6-16-11 $341,900 $90,000 $251,900 $226,937 1.11 

15-987-002 8-10-11 $355,000 $130,000 $225,000 $252,809 0.89 

15-711-017 11-29-11 $335,500 $80,000 $255,500 $252,970 1.01 

15-656-008 2-28-12 $360,000 $142,000 $218,000 $200,128 1.09 

15-654-009 4-11-12 $375,000 $140,000 $235,000 $199,153 1.18 

15-554-121 8-23-12 $318,900 $70,000 $248,900 $247,887 1.00 

Totals $3,665,700 $3,498,139 1.05 

 
 

                                                 
3 As of date of sale and not from grid 
4 After applying County Multipliers 
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The second ECF calculation method differs from the first method only in that, the 
land values used for the parcels for the first year of the updated ECF analysis are 
changed and drawn from the updated land value analysis.  In other words, for the 
parcels that are reused in the analysis, the land value used for those parcels will 
be the updated land values drawn from the current land value analysis, and not 
the land values that were used for those parcels in the prior year’s ECF analysis 
(as drawn from last year’s land value analysis).  This second ECF calculation 
method is not found in the Assessor’s manual but is commonly used by 
assessing offices.  First the parcels from the oldest year of the ECF analysis from 
last year are removed from the analysis, lined out in the grid.   
 
 

A B C D E F G 

Parcel # Sale Date Sale 
Price 

Land & 
Improve5 

Sale Price 
Buildings 

Cost New 
Less 
Dep.6 

Indicated 
ECF 

15-208-010 4-3-09 $375,500 $90,000 $285,500 $272,238 1.05 

15-128-048 4-25-09 $369,900 $95,000 $274,900 $238,758 1.15 

15-128-040 5-17-09 $445,000 $120,000 $325,000 $296,951 1.09 

15-231-005 5-20-09 $378,000 $90,000 $288,000 $281,714 1.02 

15-204-010 7-1-09 $265,000 $65,000 $200,000 $177,170 1.13 

15-229-016 8-11-09 $375,000 $90,000 $285,000 $270,779 1.05 

15-208-021 8-23-09 $400,000 $100,000 $300,000 $278,034 1.08 

15-255-012 9-16-09 $290,000 $75,000 $215,000 $207,805 1.03 

15-177-003 5-19-10 $324,900 $80,000 $244,900 $223,376 1.10 

15-183-008 8-18-10 $380,000 $95,000 $285,000 $295,690 0.96 

15-181-007 8-31-10 $325,000 $80,000 $245,000 $231,436 1.06 

15-258-002 11-22-10 $310,000 $75,000 $235,000 $214,338 1.10 

15-256-001 1-30-11 $361,900 $90,000 $271,900 $255,572 1.06 

15-276-002 3-3-11 $360,500 $85,000 $275,500 $239,401 1.15 

15-135-003 3-30-11 $300,000 $75,000 $225,000 $213,719 1.05 

15-127-016 3-31-11 $350,000 $135,900 $214,100 $197,525 1.08 

Totals: 

                                                 
5 As of date of sale and not from grid 
6 After applying County Multipliers 
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The appraisals for the reused parcels are updated using this year’s study land 
values and current County multipliers.  Again, note that the land values as drawn 
from the land value analysis change from year to years (with the updating of the 
chart). 
 

A B C D E F G 

Parcel # Sale 
Date 

Sale 
Price 

Land & 
Improve7 

Sale Price 
Buildings 

Cost New 
Less 
Dep.8 

Indicated 
ECF 

15-177-003 5-19-10 $324,900 $81,600 $243,400 $227,844 1.07 

15-183-008 8-18-10 $380,000 $96,000 $284,000 $301,604 0.94 

15-181-007 8-31-10 $325,000 $81,600 $243,400 $236,065 1.03 

15-258-002 11-22-10 $310,000 $76,400 $233,600 $218,625 1.07 

15-256-001 1-30-11 $361,900 $91,800 $270,100 $260,638 1.04 

15-276-002 3-3-11 $360,500 $86,700 $273,800 $244,189 1.12 

15-135-003 3-30-11 $300,000 $76,500 $223,500 $217,993 1.03 

15-127-016 3-31-11 $350,000 $137,900 $212,100 $201,476 1.05 

15-141-080 4-5-11 $305,000 $70,000 $235,000 $209,821 1.12 

15-711-016 6-16-11 $341,900 $90,000 $251,900 $226,937 1.11 

15-987-002 8-10-11 $355,000 $130,000 $225,000 $252,809 0.89 

15-711-017 11-29-11 $335,500 $80,000 $255,500 $252,970 1.01 

15-656-008 2-28-12 $360,000 $142,000 $218,000 $200,128 1.09 

15-654-009 4-11-12 $375,000 $140,000 $235,000 $199,153 1.18 

15-554-121 8-23-12 $318,900 $70,000 $248,900 $247,887 1.00 

Totals: $3,653,100 $3,498,139 1.04 

 

                                                 
7 This Year Land Value Analysis used 
8 After applying County Multipliers 
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4. Summary 

  
• Sales for an ECF analysis should generally be drawn from the same 

time period used for a sales study performed to set the starting base 
for equalization purposes.  A two-year residential class sales study 
performed for 2013 and an ECF analysis performed for 2013 would 
both include sales information from October 1, 2010 through 
September 30, 2012. 

 
• ECF areas should be established so that groups of properties (i.e., 

neighborhoods) sharing similar characteristics are included together.  
Natural or man-made boundaries will usually serve as ECF area 
boundaries. ECF areas should also be established so that they are not 
too large.  Doing so could lead to an ECF which properly values the 
overall ECF area, but incorrectly values various neighborhoods, and 
individual parcels, that are improperly included in the area.   

 
• ECF’s can also be calculated for a group of properties based primarily 

on the structures’ other physical characteristics (instead of the 
properties’ geographic location).  Examples include houses which are 
of a certain size, tri-level homes, apartments, warehouses, etc.  It is 
critical that the ECF determination be based on a sufficient number of 
arms-length sales and that the sales be representative of the 
properties to be appraised using the ECF.   

 
• Occasionally due to a lack of a number of current sales, it will be 

necessary to estimate an ECF. In estimating an ECF you should 
analyze historical sales (application of time adjustment) and sales of 
comparable properties from outside the area (may require location 
adjustment).  

 
• An insufficient number of sales from the time period in the area is not a 

reason to ignore the sale or few sales that are in the area and from the 
time period.  In these cases, it is necessary to obtain and use sales 
from outside the ECF area, or outside the time period.   

 
• The sale price and terms of sale for each parcel used in an ECF 

analysis must be verified.  Inspections should be done as close as 
possible to the sale date.  The value of any personal property, etc. 
should be removed from the sale price.  Any unusual circumstances 
should be considered as possible cause for the sale to be removed 
from the ECF analysis.  Physical changes to the property (e.g., 
remodeling, basement finish, addition, etc.) since the date of sale must 
be noted so that the property can be valued as it existed prior to those 
changes, or so that the property can be removed from the ECF 
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analysis.  Effective age of buildings is to be determined as of the sale 
date, not the assessment date. 

 
• The value of land is estimated as of the date of the sale and the 

depreciated value of land improvements must be removed from the 
sale price when determining an ECF.  What remains is the estimated 
‘market price’ of the buildings, which is compared to the depreciated 
cost by manual of the buildings (i.e., the appraised value of the 
buildings) in the ECF analysis.  Water supply and waste removal 
connections including well and septic systems are considered part of a 
building’s plumbing system when those amenities are valued using the 
residential cost schedules in the Assessor’s Manual and are not 
deducted as land improvements.  When an assessing officer has used 
local costs or flat values for these items, the value should be 
subtracted from the sale price in the ECF analysis.  An ECF should not 
be used to value any item that has been flat valued. 

 
• It is important that the land values deducted from the sale prices in the 

ECF analysis are realistic.  
 

• When it comes time for an ECF to be applied to an appraisal, it is 
essential that the assessing officer who performed the appraisals for 
the ECF analysis is the same assessing officer who performs the final 
appraisal where the ECF is used.  This helps ensure that consistent 
quality classifications and depreciation determinations will be used in 
the final appraisals compared to the quality classifications and 
depreciation determinations that were used in the ECF analysis.  If an 
assessing officer uses an ECF developed from appraisals performed 
by another assessing officer, the assessing officer using the ECF 
should review the properties and appraisals used to determine the 
ECF in an effort to achieve consistency. 

 
• ECF analyses are to be retained on file to document the source of the 

ECF.  In addition to documenting the ECF which is used, retaining the 
ECF analysis saves time and effort in the following year.  If the second 
half of a two-year ECF analysis is reused, the County multipliers used 
in the analysis will need to be updated. 

 
• ECF’s should generally be applied as calculated, meaning that if an 

ECF analysis of a sufficient number of parcels yields an ECF of 1.15, 
an ECF of 1.15 should be applied in the mass appraisal process.  
Assessors and equalization directors should be prepared to explain 
any departures from use of a calculated ECF.  As previously 
discussed, due to a lack of sales information in the time period and 
area, it may be necessary to estimate an ECF.   



 - 11 - 

 
ECF Calculation Exercise 1 
 
Complete the following worksheet.  Add the missing information for parcel 20-25-
200-016 (on the pages following the worksheet).  Calculate the ECF for each 
parcel (round to two decimal places).  Identify the parcel that is an outlier and 
remove it from the analysis to calculate an ECF for each category of building.   
 

Parcel # Type of 
Building 

Sale 
Price 

Land & 
Improve 

Sale Price 
Buildings 

Cost New 
Less 
Dep.9 

Indicated 
ECF 

25-300-009 Farmhouse $219,460 $109,800 $109,660 $97,628  
25-100-004 Farmhouse $155,000 $61,400 $93,600 $75,550  
25-100-016 Farmhouse $153,000 $76,400 $76,600 $74,618  
25-400-014 Farmhouse $300,000 $158,900 $141,100 $82,446  
25-200-016 Farmhouse      
25-300-002 Farmhouse $239,900 $163,300 $76,600 $70,191  

Total for Farmhouses    
25-300-036 Modular $196,190 $125,500 $70,690 $108,104  
25-100-009 Modular $154,800 $99,600 $55,200 $93,744  
25-300-002 Modular $148,000 $102,000 $46,000 $71,986  
25-100-014 Modular $135,000 $97,600 $37,400 $68,183  

Total for Modular    
25-200-020 Ranch $261,400 $147,700 $113,700 $127,645  
25-300-018 Ranch $229,100 $108,600 $120,500 $117,083  
25-100-010 Ranch $189,300 $95,600 $93,700 $102,356  
25-200-011 Ranch $367,800 $120,100 $147,700 $181,915  
25-400-004 Ranch $143,900 $67,000 $76,900 $89,498  
25-400-008 Ranch $248,950 $104,700 $144,250 $191,213  
25-200-009 Ranch $134,000 $59,700 $74,300 $86,765  
25-200-044 Ranch $130,000 $64,300 $65,700 $78,044  
25-300-018 Ranch $127,000 $67,400 $59,600 $66,822  
25-100-006 Ranch $121,500 $60,500 $61,000 $68,500  
25-200-007 Ranch $188,500 $79,000 $109,500 $111,076  
25-500-010 Ranch $300,000 $83,300 $216,700 $218,364  
25-500-036 Ranch $225,000 $107,200 $117,800 $146,278  

Total for Ranch    

 
 
 

                                                 
9 After applying County Multipliers 
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Answers for ECF Calculation Exercise 1 
 

Parcel # Type of 
Building 

Sale 
Price 

Land & 
Improve 

Sale Price 
Buildings 

Cost New 
Less 

Dep.10 

Indicated 
ECF 

25-300-009 Farmhouse $219,460 $109,800 $109,660 $97,628 1.12 
25-100-004 Farmhouse $155,000 $61,400 $93,600 $75,550 1.24 
25-100-016 Farmhouse $153,000 $76,400 $76,600 $74,618 1.07 
25-400-014 Farmhouse $300,000 $158,900 $141,100 $82,446 1.71 
25-200-016 Farmhouse $143,500 $61,500 $82,000 $67,435 1.22 
25-300-002 Farmhouse $239,900 $163,300 $76,600 $70,191 1.09 

Total for Farmhouses $438,460 $385,422 1.14 
25-300-036 Modular $196,190 $125,500 $70,690 $108,104 0.65 
25-100-009 Modular $154,800 $99,600 $55,200 $93,744 0.59 
25-300-002 Modular $148,000 $102,000 $46,000 $71,986 0.64 
25-100-014 Modular $135,000 $97,600 $37,400 $68,183 0.55 

Total for Modular $209,290 $342,017 0.61 
25-200-020 Ranch $261,400 $147,700 $113,700 $127,645 0.89 
25-300-018 Ranch $229,100 $108,600 $120,500 $117,083 1.03 
25-100-010 Ranch $189,300 $95,600 $93,700 $102,356 0.92 
25-200-011 Ranch $367,800 $120,100 $147,700 $181,915 0.81 
25-400-004 Ranch $143,900 $67,000 $76,900 $89,498 0.86 
25-400-008 Ranch $248,950 $104,700 $144,250 $191,213 0.75 
25-200-009 Ranch $134,000 $59,700 $74,300 $86,765 0.86 
25-200-044 Ranch $130,000 $64,300 $65,700 $78,044 0.84 
25-300-018 Ranch $127,000 $67,400 $59,600 $66,822 0.89 
25-100-006 Ranch $121,500 $60,500 $61,000 $68,500 0.89 
25-200-007 Ranch $188,500 $79,000 $109,500 $111,076 0.99 
25-500-010 Ranch $300,000 $83,300 $216,700 $218,364 0.99 
25-500-036 Ranch $225,000 $107,200 $117,800 $146,278 0.81 

Total for Ranch $1,401,350 1,585,559 .088 
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ECF Calculation Exercise 2 
 
Complete the following worksheet by calculating the indicated economic 
condition factor for each parcel.  Calculate the ECF for this ECF neighborhood 
using the information provided. 
 

   
Parcel 
Number 

  
Sale 
Price 

  
Value of Land 
and Improve. 

   
Sale  
Price of 
Building 

Cost New Less 
Depreciation 
of Buildings11 

  
Indicated 
ECF 

            
100 $120,000 $35,000 $85,000 $82,125   
125 $135,000 $55,000 $80,000 $79,321   
135 $142,900 $32,600 $110,300 $108,357   
144 $150,100 $25,800 $124,300 $125,361   
201 $99,500 $34,300 $65,200 $64,214   
225 $89,500 $24,000 $65,500 $64,214   
313 $115,900 $56,700 $59,200 $57,345   
415 $122,000 $56,700 $65,300 $64,325   
425 $132,000 $62,000 $70,000 $71,213   
500 $200,500 $75,000 $125,500 $115,987   
    Totals       
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Calculation Exercise 2 Answers 
 

   
  
Parcel 
Number 

   
Sale 
Price 

  
Value of Land 
and  
Improve 

  
 Sale  
Price of 
Building 

Cost New 
Less 
Depreciation 
of Buildings12 

  
Indicated 
ECF 

            
100 $120,000 $35,000 $85,000 $82,125 1.04 
125 $135,000 $55,000 $80,000 $79,321 1.01 
135 $142,900 $32,600 $110,300 $108,357 1.02 
144 $150,100 $25,800 $124,300 $125,361 0.99 
201 $99,500 $34,300 $65,200 $64,214 1.02 
225 $89,500 $24,000 $65,500 $64,214 1.02 
313 $115,900 $56,700 $59,200 $57,345 1.03 
415 $122,000 $56,700 $65,300 $64,325 1.02 
425 $132,000 $62,000 $70,000 $71,213 0.98 
500 $200,500 $75,000 $125,500 $115,987 1.08 
    Totals $850,300 $832,462 1.02 
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