
BENZONIA TWP
BENZIE COUNTY

2025 ECF ANALYSIS PLATTE LAKE

Parcel 
Number Street Address Sale Date Sale Price

Inst
r. Adj. Sale $

Cur. 
Appraisal Land + Yard

Bldg. 
Residual Cost Man. $ E.C.F.

02-165-007-00 7364 WHITE CITY RD ( 10/25/23 $342,500 WD $342,500 $346,760 $319,770 $22,730 $26,591 0.855
02-185-015-00 6591 BIXLER RD 08/01/23 $680,000 WD $680,000 $720,956 $524,838 $155,162 $193,220 0.803
02-195-015-00 6260 LAKEWOOD DR 11/25/24 $510,000 WD $510,000 $432,973 $371,255 $138,745 $60,806 2.282

Totals: $1,532,500 $1,532,500 $1,500,689 $316,637 $280,617
USE E.C.F. => 1.128

Ave. E.C.F. => 1.313



BENZONIA TOWNSHIP
BENZIE COUNTY

2025 ECF ANAYLSIS BEULAH VILLAGE
WATERFRONT

Parcel Number Street Address Sale Date Sale Price Instr. Inf. Adj. Sale $Asd. when SoldCur. Appraisal Land + Yard Bldg. Residual Cost Man. $ E.C.F.
02-250-001-00 5478 SHORELINE DR (PVT)11/26/24 $1,465,000 WD $1,465,000 $399,500 $1,321,745 $440,101 $1,024,899 $547,945 1.870
02-250-001-04 5470 SHORELINE DR (PVT)05/13/24 $1,315,000 WD $1,315,000 $399,500 $1,321,745 $440,101 $874,899 $547,945 1.597
02-250-001-05 5462 SHORELINE DR (PVT)10/08/24 $1,399,999 WD $1,399,999 $469,000 $1,334,267 $440,101 $959,898 $555,728 1.727
02-250-001-06 5454 SHORELINE DR (PVT)08/12/24 $1,294,999 WD $1,294,999 $498,700 $1,402,883 $506,403 $788,596 $557,166 1.415
02-250-001-07 5446 SHORELINE DR (PVT)05/24/24 $1,240,000 WD $1,240,000 $496,400 $1,397,810 $501,330 $738,670 $557,166 1.326
02-250-001-08 5438 SHORELINE DR (PVT)06/08/24 $1,400,000 WD $1,400,000 $469,700 $1,336,581 $440,101 $959,899 $557,166 1.723
02-250-001-09 5430 SHORELINE DR (PVT)07/31/24 $1,400,000 WD $1,400,000 $478,000 $1,363,313 $440,101 $959,899 $573,780 1.673
02-250-001-10 5422 SHORELINE DR (PVT)08/28/24 $1,480,000 WD $1,480,000 $470,400 $1,338,813 $440,101 $1,039,899 $558,553 1.862
02-507-018-00 72 N CENTER ST 02/15/24 $620,000 WD $620,000 $249,100 $622,622 $437,555 $182,445 $136,985 1.332
02-507-020-00 78 N CENTER ST 06/20/24 $1,150,000 WD $1,150,000 $285,100 $446,248 $223,968 $926,032 $164,530 5.628
02-507-046-00 320 N CENTER ST 10/31/24 $3,250,000 WD $3,250,000 $619,000 $1,124,143 $451,829 $2,798,171 $672,314 4.162
02-508-025-00 369 BENZIE ST 10/17/23 $825,000 WD $826,444 $411,000 $820,575 $509,709 $316,735 $230,101 1.377
02-508-028-00 6909 CRYSTAL AVE 11/18/24 $560,000 WD $560,000 $153,900 $540,539 $456,437 $103,563 $62,252 1.664

Totals: $17,399,998 $17,401,442 $5,399,300 $14,371,284 $11,673,605 $5,721,631
USE E.C.F. => 2.040

Ave. E.C.F. => 2.104



BENZONIA TOWNSHIP
BENZIE COUNTY

2025 ECF ANALYSIS BEULAH VILLAGE
WATERFRONT

Parcel Number Street Address Sale Date Sale Price Instr.Inf. Adj. Sale $Asd. when SoldCur. Appraisal Land + Yard Bldg. Residual Cost Man. $ E.C.F.
02-507-018-00 72 N CENTER ST 02/15/24 $620,000 WD $620,000 $249,100 $622,622 $437,555 $182,445 $136,985 1.332
02-508-025-00 369 BENZIE ST 10/17/23 $825,000 WD $826,444 $411,000 $820,575 $509,709 $316,735 $230,101 1.377
02-508-028-00 6909 CRYSTAL AVE 11/18/24 $560,000 WD $560,000 $153,900 $540,539 $456,437 $103,563 $62,252 1.664

Totals: $2,005,000 $2,006,444 $814,000 $1,983,736 $602,743 $429,338
USE E.C.F. => 1.404

Ave. E.C.F. => 1.457



BENZONIA TOWNSHIP
BENZIE COUNTY

2025 LAND VALUE ANALYSIS AGRICULTURAL/TBL B/+ADJ/VIEW/LOC
11+ ACRES

Parcel Number Street Address Sale Date Sale Price Instr. Adj. Sale $ Cur. AppraisalLand ResidualEst. Land Value Net Acres Dollars/Acre
02-014-002-10 LINCOLN RD 05/08/24 $150,000 WD $150,000 $137,429 $150,000 $137,429 13.07 $11,477

Totals: $150,000 $150,000 $137,429 $150,000 $137,429 13.07
Average

USE per Net Acre=> 11,477

02-014-002-10
13.07 A

$11,477/A



BENZONIA TOWNSHIP
BENZIE COUNTY

2025 LAND VALUE ANALYSIS BENZONIA VILLAGE
RESIDENTIAL $/FF

Parcel Number Street Address Sale Date Sale Price Instr.
Net 

Acres
Total 
Acres

Dollars/
FF

Dollars/Acr
e USE

02-504-194-21 7155 RIVER ST 02/14/23 $23,500 20230-0502 1.55 1.55 $108 $15,201 RATE
02-504-186-00 SOUTH ST 08/09/23 $32,500 20230-2565 4.16 4.16 $108 $7,813 $108 LOW
02-504-183-11 6723 BURR ST 01/25/23 $29,000 20230-00289 1.49 1.49 $128 $19,476 $108
02-504-203-02 WALKER ST 11/15/24 $58,000 2024-04049 2.87 2.87 $148 $20,209 $128
02-505-001-00 7163 TRAVERSE AVE 10/27/23 $269,000 2023-03669 0.54 0.54 $187 $91,433 $148
02-504-126-02 6966 BURR ST 08/11/23 $25,000 2023-03161 0.00 0.00 $238 #DIV/0! $187 $187 E
02-504-164-00 7024 RIVER ST 01/20/23 $215,000 20230-0254 0.43 0.43 $253 $76,472 $238
02-504-104-00 6611 LAKE ST 05/10/24 $375,000 2024-01523 2.20 1.10 $372 $73,180 $253
02-504-104-01 6611 TRAVERSE AVE 05/10/24 $375,000 2024-01523 2.20 1.11 $372 $73,180 $372
02-504-155-03 1136 CASE RD 11/22/23 $225,000 2023-03926 1.21 1.21 $378 $47,024 $372
02-504-090-00 866 BARBER ST 09/26/23 $360,000 2023-03221 0.33 0.33 $379 $164,761 $378
02-504-198-00 7281 RIVER ST 10/04/24 $354,450 2024-03492 5.19 5.19 $450 $28,862 $379 $379 D
02-504-105-06 1210 LAKE ST 05/22/24 $345,000 2024-01630 1.21 1.21 $470 $60,082 $450
02-504-073-10 7481 WALKER ST 02/24/23 $219,900 20230-0582 0.62 0.62 $534 $155,250 $470 MEDIAN C
02-504-022-00 6740 FRANKFORT HWY 09/07/23 $220,000 2023-03692 0.33 0.33 $623 $187,093 $534
02-504-187-32 6897 RIVER ST 03/15/24 $228,001 2024-00908 0.76 0.76 $866 $123,289 $623
02-504-111-00 6819 TRAVERSE AVE 12/06/23 $250,000 2023-04249 0.76 0.76 $892 $132,132 $866
02-504-192-10 6686 SOUTH ST 05/11/23 $372,000 20230-1559 3.07 3.07 $1,067 $76,468 $892 $892 B
02-504-026-01 516 BENZIE ST 04/15/24 $419,900 2024-01186 0.57 0.57 $1,114 $246,408 $1,067
02-505-008-10 1104 ORCHARD ST 12/15/23 $232,500 2023-04176 0.30 0.30 $1,378 $443,930 $1,114
02-504-134-00 1077 MICHIGAN AVE 05/24/23 $300,000 20230-1693 0.38 0.38 $1,431 $479,584 $1,378
02-504-113-01 6779 TRAVERSE AVE 09/22/23 $359,900 2023-03144 0.63 0.63 $1,482 $266,712 $1,431 $1,364 A
02-504-136-00 1099 MICHIGAN AVE 09/20/24 $255,000 2024-03365 0.00 0.00 $1,509 #DIV/0! $1,482
02-504-079-00 7188 TRAVERSE AVE 08/16/24 $280,000 2024-02699 0.69 0.69 $1,568 $237,238 $1,509
02-504-092-00 950 BARBER ST 12/19/24 $380,000 2024-04387 0.34 0.34 $2,489 $609,653 $1,568

$2,489 HIGH

Totals: $6,203,651 31.85 29.64 24 $18,548
$773 MEAN

ANALYSIS OF SALE 
$/FF



BENZONIA TOWNSHIP
BENZIE COUNTY

2025 LAND VALUE ANALYSIS VILLAGE OF BEULAH
PVT WATERFRONT/NO PUBLIC ESMNTS

Parcel 
Number Street Address Sale Date Sale Price Instr.

Inf. Adj. Sale 
$

Asd. when 
Sold

Land 
Residual

Est. Land 
Value

Effec. 
Front

Dollars/F
F

02-014-016-01 7227 CRYSTAL DR 08/14/23 $730,000 WD $732,555 $331,400 $504,937 $449,622 82.6 $6,116
02-014-016-02 7195 CRYSTAL DR 04/26/24 $1,000,000 WD $1,000,000 $288,400 $730,890 $431,045 56.4 $12,961
02-015-037-00 6343 CRYSTAL DR 10/13/23 $680,000 WD $681,190 $293,000 $600,526 $542,724 71.0 $8,458
02-250-001-04 5470 SHORELINE DR (PVT) 05/13/24 $1,315,000 WD $1,315,000 $399,500 $898,204 $382,200 50.0 $17,964
02-250-001-05 5462 SHORELINE DR (PVT) 10/08/24 $1,399,999 WD $1,399,999 $469,000 $844,271 $382,200 50.0 $16,885
02-250-001-06 5454 SHORELINE DR (PVT) 08/12/24 $1,294,999 WD $1,294,999 $498,700 $737,833 $440,142 57.6 $12,814
02-250-001-07 5446 SHORELINE DR (PVT) 05/24/24 $1,240,000 WD $1,240,000 $496,400 $682,834 $435,708 57.0 $11,980
02-250-001-08 5438 SHORELINE DR (PVT) 06/08/24 $1,400,000 WD $1,400,000 $469,700 $842,834 $382,200 50.0 $16,857
02-250-001-09 5430 SHORELINE DR (PVT) 07/31/24 $1,400,000 WD $1,400,000 $478,000 $826,220 $382,200 50.0 $16,524
02-250-001-10 5422 SHORELINE DR (PVT) 08/28/24 $1,480,000 WD $1,480,000 $470,400 $921,447 $382,200 50.0 $18,429
02-507-018-00 72 N CENTER ST 02/15/24 $620,000 AFF $620,000 $249,100 $433,836 $685,250 50.0 $8,677
02-507-020-00 78 N CENTER ST 06/20/24 $1,150,000 WD $1,150,000 $285,100 $922,427 $342,625 25.0 $36,897

Totals: $13,709,998 $13,713,743 $4,728,700 $8,946,259 $5,238,116 649.5
Average

USE per FF=> $13,705



BENZONIA TOWNSHIP
BENZIE COUNTY

2025 LAND VALUE ANALYSIS CLK1
PVT WATERFRONT

SALE
#

Parcel 
Number Street Address Sale Date Sale Price Instr.

Inf. Adj. Sale 
$

Asd. when 
Sold

Cur. 
Appraisal

Land 
Residual

Est. Land 
Value

Effec. 
Front Depth

Dollars/F
F

1 02-014-016-01 7227 CRYSTAL DR 08/14/23 $730,000 2023-03104 $732,555 $331,400 $677,240 $504,937 $449,622 82.6 85.0 $6,116
2 02-014-016-02 7195 CRYSTAL DR 04/26/24 $1,000,000 2024-01322 $1,000,000 $288,400 $700,155 $730,890 $431,045 56.4 100.0 $12,961
3 02-015-037-00 6343 CRYSTAL DR 10/13/23 $680,000 2023-03507 $681,190 $293,000 $623,388 $600,526 $542,724 71.0 520.0 $8,458

Totals: $2,410,000 $2,413,745 $912,800 $2,000,783 $1,836,353 $1,423,391 210.0
Average

USE per FF=> $8,747

1

2

3



BENZONIA TOWNSHIP
BENZIE COUNTY

2025 LAND VALUE ANALYSIS CLK2

SALE
#

Parcel 
Number Street Address Sale Date Sale Price

Inst
r. Adj. Sale $

Asd. when 
Sold

Cur. 
Appraisal

Land 
Residual

Est. Land 
Value

Effec. 
Front

Dept
h

Dollars/
FF

1 02-027-004-00 6459 CRYSTAL AVE 07/28/23 $425,000 WD $425,000 $150,400 $357,824 $368,176 $301,000 50.0 223 $7,364
2 02-235-001-00 7482 CRYSTAL DR 07/20/22 $895,000 WD $895,000 $193,100 $890,986 $804,674 $800,660 133.0 183 $6,050
3 02-508-028-00 6909 CRYSTAL AVE 11/18/24 $560,000 WD $560,000 $153,900 $540,539 $475,379 $455,918 143.0 49 $3,325

Totals: $1,880,000 $1,880,000 $497,400 $1,789,349 $1,648,229 $1,557,578 326.0

$/FF SALES
LOW $3,325
MEDIAN $6,050 USE
HIGH $7,364

2

3

1



BENZONIA TOWNSHIP
BENZIE COUNTY

2025 LAND  VALUE ANALYSIS CLK3 CLK4
SHARED WATERFRONT

Parcel Number Street Address Sale Date Sale Price Instr. Inf. Adj. Sale $
Asd. when 

Sold
Cur. 

Appraisal
Land 

Residual
Est. Land 

Value
Effec. 
Front

02-506-122-00 7021 CRYSTAL AVE 03/21/23 $430,430 20230-0847 $433,820 $104,400 $403,820 $269,300 $239,300 50.0
02-507-073-00 76 N BENZIE BLVD 10/27/23 $353,000 2023-03679 $353,618 $166,700 $355,366 $237,552 $239,300 50.0
02-507-074-00 86 N BENZIE BLVD 10/09/24 $415,000 $415,000 $202,900 $405,797 $269,353 $260,150 50.0

Totals: $1,198,430 $1,202,438 $474,000 $1,164,983 $776,205 $738,750 150.0
Average

USE per FF=> $5,175

*PROPERTIES SALES USED TO ESTIMATE VALUE OF PROPERTIES WITH SHARED WATERFRONT



BENZONIA TOWNSHIP
BENZIE COUNTY

2025 LAND VALUE ANALYSIS CLK5 - BACKLOTS

SALE 
#

Parcel 
Number Street Address Sale Date Sale Price WD Adj. Sale $

Asd. when 
Sold

Cur. 
Appraisal

Land 
Residual

Est. Land 
Value

Effec. 
Front Depth

Dollars/
FF

1 02-215-004-00 1801 NICHOLS RD 12/28/22 $270,000 2022R-05150 $270,000 $83,000 $253,700 $152,920 $136,620 138.0 302.0 $1,108
2 02-215-009-00 1972 NICHOLS RD 04/04/22 $830,000 2022R-01591 $830,000 $308,300 $891,747 $239,983 $301,730 211.0 317.0 $1,137

Totals: $1,100,000 $1,100,000 $391,300 $1,145,447 $392,903 $438,350 349.0
Average

USE per FF=> $1,126

1

2



BENZONIA TOWNSHIP
BENZIE COUNTY

2025 LAND VALUE ANALYSIS CKGOLF

SALE 
#

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

Asd. when 
Sold

Cur. 
Appraisal

Land 
Residual

Est. Land 
Value

Effec. 
Front

Dept
h

Dollar
s/FF

1 02-270-001-40 8389 FAIRWAY DR 10/02/23 $475,000 2023-03341 $475,000 $196,600 $452,106 $89,662 $66,768 156 212 $575
2 02-270-002-00 8490 FAIRWAY DR 12/29/23 $460,000 2024-00031 $460,000 $259,500 $459,688 $46,070 $45,758 167 150 $276
3 02-270-003-00 8480 FAIRWAY DR 07/17/24 $265,000 2024-02316 $265,000 $80,300 $160,563 $150,743 $46,306 169 207 $892
4 02-270-004-00 FAIRWAY DR 10/04/24 $32,700 2024-03406 $32,700 $12,600 $25,208 $32,700 $25,208 92 217 $355
5 02-275-025-00 FAIRWAY DR 08/08/22 $39,900 2022R-03294 $39,900 $26,100 $53,500 $39,900 $53,500 125 274 $319
6 02-275-035-00 TIMBER LN 06/07/22 $34,500 2022R-02894 $34,500 $15,800 $33,075 $34,500 $33,075 175 135 $197
7 02-305-046-00 8586 FAIRWAY DR 06/23/22 $418,200 2022R-02883 $418,200 $139,600 $458,423 $88,177 $128,400 300 150 $294

Totals: $1,725,300 $1,725,300 $730,500 $1,642,563 $481,752 $399,015 1,184
Average
per FF=> 407

$197 LOW
$276
$294 237 D
$319 MEDIAN 285 C
$355 465 B
$575 733 A
$892 HIGH

$2,908
$415 MEDIAN1

$575/FF

2
$276/FF

3
$892/FF

4
$355/FF

5
$319/FF

6
$197/FF



BENZONIA TOWNSHIP
BENZIE COUNTY

2025 LAND VALUE ANALYSIS CKGOLF

7
$294/FF



BENZONIA TWP
BENZIE COUNTY

2025 LAND VALUE ANALYSIS PLATTE LAKE

SALE
#

Parcel 
Number Street Address

Sale 
Date Sale Price Instr. Adj. Sale $

Asd. when 
Sold

Cur. 
Appraisal

Land 
Residual

Est. Land 
Value

Effec
. 

Fron
t Depth Dollars/FF

1 02-140-008-00 8679 DEADSTREAM RD 09/19/24 $1,800,000 2024-03851 $1,800,000 $417,100 $834,146 $1,496,206 $530,352 93 377 $16,078
2 02-165-007-00 7364 WHITE CITY RD (PVT)10/25/23 $342,500 2023-03711 $342,500 $230,000 $466,202 $316,122 $439,824 102 113 $3,099
3 02-185-009-10 BIXLER RD 10/14/24 $135,000 $135,000 $41,600 $83,221 $135,000 $83,221 65 22 $2,077
4 02-185-015-00 6591 BIXLER RD 08/01/23 $680,000 20230-2432 $680,000 $236,500 $483,169 $477,361 $280,530 160 271 $2,984
5 02-195-015-00 6260 LAKEWOOD DR 11/25/24 $510,000 2024-04096 $510,000 $158,400 $316,807 $450,198 $257,005 55 240 $8,161

Totals: $3,467,500 $3,467,500 $1,083,600 $2,183,545 $2,874,887 $1,590,932 475
Average

USE per FF=> 6,050

5

4

3

2

1



BENZONIA TWP
BENZIE COUNTY

2025 LAND VALUE ANAYLSIS RESIDENTIAL ACRES
2-9.99A

SALE
# Parcel Number Street Address Sale Date Sale Price

Ins
tr. Adj. Sale $

Asd. when 
Sold

Cur. 
Appraisal

Land 
Residual

Est. Land 
Value

Net 
Acres

Dollars/Ac
re

1 02-004-013-10 MANITOU PASSAGE DR 03/03/23 $80,000 WD $80,000 $55,100 $145,050 $80,000 $145,050 4.01 $19,950
2 02-004-013-20 MANITOU PASSAGE DR 10/13/22 $140,000 WD $140,000 $101,200 $152,924 $140,000 $152,924 7.12 $19,663
3 02-004-015-11 WARREN RD 05/17/24 $60,000 WD $60,000 $94,400 $188,800 $60,000 $188,800 3.28 $18,293
8 02-004-015-90 MANITOU PASSAGE DR 03/20/20 $52,000 WD $52,000 $6,600 $70,172 $52,000 $70,172 2.60 $20,000
4 02-004-015-30 3081 LAKEVIEW DR 10/25/23 $565,000 WD $565,000 $258,900 $615,331 $107,978 $158,309 2.90 $37,234
5 02-004-015-61 3086 WARREN RD 06/16/23 $75,000 WD $75,000 $58,500 $113,100 $75,000 $113,100 3.00 $25,000
6 02-004-015-70 NORTHVIEW DR (PVT) 05/12/23 $190,000 WD $190,000 $106,700 $211,354 $190,000 $211,354 2.51 $75,697
7 02-004-015-80 NORTHVIEW DR (PVT) 09/27/19 $150,000 WD $150,000 $18,600 $264,143 $150,000 $264,143 2.50 $60,000

Totals: $1,312,000 $1,312,000 $700,000 $1,760,874 $854,978 $1,303,852 27.92 $275,837
Average
per Net Acre=>30,622

SALE # SALE $/A
3 $18,293
2 $19,663
1 $19,950
8 $20,000 MEDIAN 3-4A
5 $25,000 $22,500 USE
4 $37,234
7 $60,000
6 $75,697 $67,849

$275,837
$34,480 MEAN

2 1

5
4

6 7

3

8



BENZONIA TOWNSHIP
BENZIE COUNTY

2025 LAND VALUE ANALYSIS RESIDENTIAL ACRES
15-100+ ACRES

SALE
#

Parcel 
Number Street Address Sale Date Sale Price

Inst
r. Adj. Sale $

Asd. when 
Sold

Cur. 
Appraisal

Land 
Residual

Est. Land 
Value

Net 
Acres

Dollars/A
cre

1 02-027-021-00 6080 RIVER RD 10/24/24 $338,000 WD $338,000 $149,500 $298,997 $174,563 $135,560 20.00 $8,728
3 02-036-005-00 8293 HOMESTEAD RD 07/28/23 $427,000 WD $427,000 $164,700 $357,181 $240,552 $170,733 20.00 $12,028
4 02-036-008-00 8029 HOMESTEAD RD 05/24/24 $385,000 WD $385,000 $161,500 $322,950 $227,050 $165,000 25.00 $9,082

Totals: $1,150,000 $1,150,000 $475,700 $979,128 $642,165 $471,293 65.00
Average
per Net Acre=>9,879

# ACRES
20.00 $8,728
25.00 $9,082 MEDIAN
20.00 $12,028

$29,838
$9,946 MEAN

50 TO 100+ ACRES *OUTSIDE OF SALES STUDY DATES KEEP 50+ ACRES AT $4477

SALE
#

Parcel 
Number Street Address Sale Date Sale Price

Inst
r. Adj. Sale $

Asd. when 
Sold

Cur. 
Appraisal

Land 
Residual

Est. Land 
Value

Net 
Acres

Dollars/A
cre

2 02-036-003-00 8559 HOMESTEAD RD 10/11/24 $582,253 WD $582,253 $299,500 $598,945 $333,768 $350,460 78.28 $4,264

USE $4200/ACRE

15-49.99 ACRES

USE

MEDIAN

$9,082

1

4

3

2
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