
Mancelona Township ECF Study 2026  

ECF Study– 2026 Assessment Roll 

This documents the methodology, analysis, and conclusions supporting the Economic 
Condition Factor (ECF) studies utilized in the development of the 2026 Assessment Roll for 
Mancelona Township.  

Where appropriate, similar market areas were grouped to improve reliability where annual 
sales volume was limited.  Distinctions were maintained between rural residential and 
acreage parcels, village properties, platted subdivisions, and Lakes of the North, 
recognizing the differing market influences affecting each category. Commercial and 
specialized property types were also evaluated independently where sufficient market 
evidence indicated unique valuation trends.  

Non-representative sales, including non-arm’s-length transfers, incomplete construction, 
multi-parcel transactions, and atypical conditions, were reviewed and adjusted or 
excluded where necessary. Where direct local sales were insufficient, comparable market 
evidence and observed market patterns were considered to maintain consistency across 
similar property types. 

The 2026 Assessment Roll and final ECFs were standardized to promote equity, 
consistency, and uniformity throughout the assessment roll in accordance with Michigan 
law, State Tax Commission guidance, and accepted mass appraisal practices. 

 






























