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Which Average to Use in Valuation?
Average Sale Price vs. Average Price Per Square Foot

Two types of averages are most often used to measure 
trends and to valuate real estate, average sale price 
and average price per square foot. 

Average Sale Price is primarily used to track general 
trends. It’s calculated by dividing the number of 
properties sold by the sum of the closed prices.  
While tracking this number over time is often used  
to illustrate trends and provide a point of reference,  
it can sometimes be misleading as an indicator of  
value changes. 

For example, the year-to-date average sale price in 
Rochester dropped from $404k last year to $398k 
through October of this year. While the change would 
suggest Rochester values have dropped in the past 
year, that’s not the case. The drop in average price was 
simply the result of a higher number of smaller homes 
selling in lower price ranges while the number of sales 
in other price ranges was about the same as last year. 
This year’s drop in average price was the result of 14 
more below-average sales priced under $400k. 

Despite the drop in average sale price, Rochester 
sales are up 11%, price per square foot is up 4% and 
average market times dropped from 79 days last year 
to 49 days this year. Values and market activity have 
been up. 

Average Price Per Square Foot ($/SF) is frequently 
used for both measuring area trends and for pricing. 
For urban and suburban markets where lots are more 
uniform in size and value, tracking price per square foot 
is usually the best method for describing value trends. It 
provides a more accurate average value by adjusting for 
fluctuations in the mix of sizes of homes sold. 

Average price per square foot can also be used to 
show representative values within price ranges (i.e. 
between $200k and $400k). Average sale price cannot 

be used within price ranges because the selected price 
range predetermines the result—the average price of a 
$200k to $400k home will always be between $200k 
and $400k. 

When broken down to smaller areas and price ranges, 
shifts in price per square foot more accurately measure 
local value trends that affect individual properties. 
Local and price range price per square foot trends get 
closer to answering for both sellers and buyers, “How 
does this affect me?” 

In most urban or suburban areas, average price per 
square foot is also the most effective starting point for 
valuing a specific property. That’s why appraisers and 
investors rely heavily on it. 

Calculating an average price per square foot from a 
sample of 5 to 25 comparable properties and then 
making adjustments for the location, condition, layout 
and time will usually produce a more reliable pricing 
tool than just looking back at 3 or 4 comparable 
properties. More points of reference can help to 
more accurately hone in on value. They also show the 
direction and pace of market movement.

When choosing properties to include, the more alike 
the properties are, the more accurate the pricing will 
be. Lot locations and dimensions should be as similar 
as possible and house size should be within a 10% 
margin (i.e. if the subject is 2,000 square feet, the 
comps should be between 1,800 and 2,200 square 
feet). The key is to start with a good representative 
sample. Then fine-tune with appropriate adjustments. 
Rarely is the subject exactly “average.”

With some practice and proper use, you will find price 
per square foot to be a powerful tool for describing 
both area trends and pricing. 
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YTD Closed Activity

YTD Closed Change YTD $/SF Change

All 43,538 -1%  $125.85 6%

$10k - 200k 24,373 -7%  $90.65 6%

$200k - 400k 14,762 5%  $136.03 5%

$400k - 800k 3,918 20%  $164.39 1%

$800k + 485 12%  $252.99 -2%

Inventory has been down all year and will continue to be down heading into 2018. Year-to-date sales have been lower in 
units, but values have been up an average of 6% for both average sale price and price per square foot. The best listings 
will continue to receive quick and high offers, while others sit a little longer. Moving toward year-end, sales and average 
price will drop off with fewer active buyers and available prime listings. Higher-end properties will continue to have 
market times two or three times longer than moderate and lower-priced homes. 

Closed Single Family Home Sales

Summary

Listings Change New Pendings Change Months Supply Change

All 11,350 -6% 4,536 -8% 2.5 2%

$10k - 200k 5,110 -1% 2,700 -2% 1.9 0%

$200k - 400k 3,402 -9% 1,393 -18% 2.4 11%

$400k - 800k 2,136 -12% 395 -9% 5.4 -3%

$800k + 702 -6% 48 -8% 14.6 2%

Data source: Realcomp MLS using Great Lakes Repository Data. Change = Change since prior month or year-to-date change in the YTD section. $/SF = Closed price per square foot.

Monthly Activity

43,538
YTD CLOSED SALES

-1% from last year

$216K
YTD AVG SALE PRICE

+6% from last year

11,350
AVAILABLE HOMES
-6% from last month

4,536
NEW PENDINGS

-8% from last month

$126
YTD PRICE PER SQ. FT

+6% from last year

YTD Closed Volume: 
$9.4 Billion

SOLD HOMES
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Data source: Realcomp MLS using Great Lakes Repository Data. Change = Change since prior month or year-to-date change in the YTD section. $/SF = Closed dollar per square foot.

Monthly Activity

YTD Closed Activity

Listings Change New Pendings Change Months Supply Change

All 3,900 -9% 1,586 2% 2.5 -11%

$10k - 200k 772 -5% 588 -2% 1.3 -3%

$200k - 400k 1,376 -9% 705 4% 2.0 -12%

$400k - 800k 1,222 -10% 253 8% 4.8 -17%

$800k + 530 -8% 40 25% 13.3 -26%

YTD Closed Change YTD $/SF Change

All 14,598 -2%  $149.99 6%

$10k - 200k 5,258 -15%  $110.71 8%

$200k - 400k 6,540 4%  $143.37 5%

$400k - 800k 2,434 18%  $169.06 1%

$800k + 366 9%  $265.93 -3%

Oakland County
Single Family Homes

Limited inventory continues to restrict the number of sales, but values are up. Year-to-date sales are down 2%, but 
October sales were even with September and new pending sales were up 2%. The $293k average sale price is up 7% 
from last year. Both price per square foot and sales volume are also up 6% and 5% respectively. The best listings will 
continue to sell fast, but higher-end properties in average or below average condition will continue to take three to five 
times longer than homes in mid-level price ranges. Many high-end sellers are competing for few buyers. 

Summary

14,598
YTD CLOSED SALES

-2% from last year

$293K
YTD AVG SALE PRICE

+7% from last year

3,900
AVAILABLE HOMES
-9% from last month

1,586
NEW PENDINGS

+2% from last month

$4,279(M)
YTD SALES VOLUME

+5% from last year

Closed Sales

SOLD HOMES
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Data source: Realcomp MLS using Great Lakes Repository Data. Change = Change since prior month or year-to-date change in the YTD section. $/SF = Closed dollar per square foot.

Monthly Activity

YTD Closed Activity

Listings Change New Pendings Change Months Supply Change

All 2,146 -6% 1,022 -2% 2.1 -4%

$10-125k 527 -3% 308 10% 1.7 -12%

$125-225k 585 -8% 413 -4% 1.4 -4%

$225-400k 654 -9% 253 -12% 2.6 3%

$400k+ 380 -1% 48 2% 7.9 -3%

YTD Closed Change YTD $/SF Change

All 9,569 -6%  $114.54 8%

$10-125k 2,777 -23%  $71.23 7%

$125-225k 3,988 3%  $116.54 6%

$225-400k 2,377 0%  $127.87 5%

$400k+ 427 23%  $149.10 1%

Macomb County
Single Family Homes

Limited inventory has closed sales down about 6% compared to last year, but October sales were up 8% over 
September. Values continue to rise—the average sale price of $188k is up 8% from $175k last year and closed price per 
square foot is also up 8%. Both average sale price and price per square foot will fall off as we near year-end because 
inventory will be depleted and contain fewer prime listings. Temporary drops in average price and price per square foot 
will be an indication that the inventory is a little rougher—not an indication of declining value.  

Summary

9,569
YTD CLOSED SALES

-6% from last year

$188K
YTD AVG SALE PRICE

+8% from last year

2,146
AVAILABLE HOMES
-6% from last month

1,022
NEW PENDINGS

-2% from last month

$1,799(M)
YTD SALES VOLUME

+1% from last year

Closed Sales

SOLD HOMES
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Data source: Realcomp MLS using Great Lakes Repository Data. Change = Change since prior month or year-to-date change in the YTD section. $/SF = Closed dollar per square foot.

Monthly Activity

YTD Closed Activity

Listings Change New Pendings Change Months Supply Change

All 4,108 0% 1,741 3% 2.4 -2%

$10-100k 1,949 2% 689 4% 2.8 -2%

$100-200k 1,005 0% 635 0% 1.6 1%

$200-400k 699 -3% 323 3% 2.2 -6%

$400k+ 455 -1% 94 16% 4.8 -14%

YTD Closed Change YTD $/SF Change

All 14,978 4%  $103.72 7%

$10-100k 5,854 -5%  $47.03 1%

$100-200k 5,165 12%  $105.86 4%

$200-400k 3,148 10%  $131.44 4%

$400k+ 811 21%  $169.26 3%

Wayne County
Single Family Homes

Wayne County market activity is up on all fronts. Inventory levels, units sold, average price and total sales volume 
are all up compared to last year. Wayne is the only local county to have more available listings and year-to-date sales 
compared to last year. Most of that increase is tied to a 26% increase in Detroit sales. As more people are drawn to 
Detroit, markets surrounding the City are seeing an increase in demand. 

Summary

14,978
YTD CLOSED SALES

+4% from last year

$157K
YTD AVG SALE PRICE

+5% from last year

4,108
AVAILABLE HOMES

no change from last month

1,741
NEW PENDINGS

+3% from last month

$2,358(M)
YTD SALES VOLUME

+10% from last year

Closed Sales

SOLD HOMES
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Data source: Realcomp MLS using Great Lakes Repository Data. Change = Change since prior month or year-to-date change in the YTD section. $/SF = Closed dollar per square foot.

Monthly Activity

YTD Closed Activity

Listings Change New Pendings Change Months Supply Change

All 202 3% 73 -22% 2.8 31%

$10-200k 32 10% 18 -10% 1.8 23%

$200-350k 56 -3% 28 -7% 2.0 3%

$350-700k 79 10% 20 -38% 4.0 76%

$700k+ 35 -5% 7 -36% 5.0 49%

YTD Closed Change YTD $/SF Change

All 752 -4%  $156.61 10%

$10-200k 185 -19%  $122.13 11%

$200-350k 299 -8%  $148.60 9%

$350-700k 221 16%  $157.70 6%

$700k+ 47 18%  $203.67 8%

Grosse Pointe
Single Family Homes

Inventory levels are about the same as they were last year. While the 752 number of year-to-date sales is down 
from last year, values are up. The $352k average sale price is $34k higher than it was last year and the $157 average 
price per square foot is up by 10%. While the number of recent closed sales dropped from 85 in September to 62 in 
October, there were some big sales which inflated October numbers. ‘Clean and move-in-ready’ still helps homes sell 
fast and for the highest price.  

Summary

752
YTD CLOSED SALES

-4% from last year

$352K
YTD AVG SALE PRICE

+11% from last year

202
AVAILABLE HOMES

3% from last month

73
NEW PENDINGS

-22% from last month

$264(M)
YTD SALES VOLUME

+6% from last year

Closed Sales

SOLD HOMES
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Data source: Realcomp MLS using Great Lakes Repository Data. Change = Change since prior month or year-to-date change in the YTD section. $/SF = Closed dollar per square foot.

Monthly Activity

YTD Closed Activity

Listings Change New Pendings Change Months Supply Change

All 1,532 6% 407 12% 3.8 -6%

$5-30k 683 3% 191 17% 3.6 -12%

$30-100k 714 7% 158 -1% 4.5 8%

$100-200k 67 29% 39 44% 1.7 -11%

$200k+ 68 -7% 19 46% 3.6 -36%

YTD Closed Change YTD $/SF Change

All 3,069 25%  $37.18 20%

$5-30k 1,676 6%  $15.30 12%

$30-100k 1,059 62%  $37.01 6%

$100-200k 205 52%  $66.77 12%

$200k+ 129 42%  $97.07 13%

Detroit
Single Family Homes

The growth of jobs and popularity of Detroit have been driving up sales and values. Detroit’s resurgence is also helping 
surrounding markets. Despite a shortage of move-in-ready homes, sales are up 25% and values continue to rise. The 
$50k average sale price is up from last year’s average of $42k. Total sales volume jumped 46% in the past year. Despite 
the shortage of move-in-ready homes, Detroit buyers are rushing to stake their claim on properties in what they 
perceive to be up-and-coming neighborhoods. 

Summary

3,069
YTD CLOSED SALES

+25% from last year

$50K
YTD AVG SALE PRICE

+18% from last year

1,532
AVAILABLE HOMES
+6% from last month

407
NEW PENDINGS

+12% from last month

$153(M)
YTD SALES VOLUME

+46% from last year

Closed Sales

SOLD HOMES
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Data source: Realcomp MLS using Great Lakes Repository Data. Change = Change since prior month or year-to-date change in the YTD section. $/SF = Closed dollar per square foot.

Monthly Activity

YTD Closed Activity

Listings Change New Pendings Change Months Supply Change

All 134 11% 34 6% 3.9 4%

$5-75k 12 9% 5 67% 2.4 -35%

$75-200k 22 16% 5 150% 4.4 -54%

$200-350k 50 11% 16 7% 3.1 4%

$350k+ 50 9% 8 -33% 6.3 63%

YTD Closed Change YTD $/SF Change

All 273 -10%  $161.74 9%

$5-75k 49 -35%  $24.89 1%

$75-200k 88 -3%  $122.28 -11%

$200-350k 90 -1%  $203.10 -2%

$350k+ 46 0%  $304.25 29%

Detroit
Condos/Lofts

Summary

273
YTD CLOSED SALES

-10% from last year

$223K
YTD AVG SALE PRICE

+11% from last year

134
AVAILABLE HOMES

+11% from last month

34
NEW PENDINGS

+6% from last month

$60(M)
YTD SALES VOLUME

0% from last year

Closed Sales

Although condo inventory is up significantly compared to last year (134 available units versus 88), the number of closed 
sales dropped from 303 last year to 273 this year. Average sale price and price per square foot are both up—11% and 9% 
respectively. Most of the value movement has been in the upper-end market where the units are even with last year, but 
average price per square foot jumped from $236k to $304k. Despite less impressive lower-end performance, any drop in 
sales or value was due to the lack of quality inventory. Buyers want to buy, but there’s a shortage of quality options. 

SOLD HOMES
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Monthly Activity

YTD Closed Activity

Listings Change New Pendings Change Months Supply Change

All 718 -9% 385 -11% 1.9 2%

$10-75k 129 -23% 70 -5% 1.8 -19%

$75-125k 218 2% 128 -7% 1.7 10%

$125-250k 257 -1% 139 -21% 1.8 26%

$250k+ 114 -24% 48 9% 2.4 -30%

YTD Closed Change YTD $/SF Change

All 3,364 -1%  $92.67 9%

$10-75k 819 -26%  $49.64 5%

$75-125k 1,151 -2%  $86.23 5%

$125-250k 1,139 23%  $105.60 4%

$250k+ 255 37%  $125.13 -3%

Downriver
Single Family Homes

Despite limited inventory, sales are almost even and the $126k average sale price is up $12k from last year. With only 
2 months of supply, activity remains brisk in all price ranges. The upper-end market remains strong with listings turning 
over quickly. There were 48 new October pending sales priced over $250k. Looking ahead, average price may fall off a 
little simply because inventories are depleted. Values will hold and continue to grow in 2018.

Summary

3,364
YTD CLOSED SALES

-1% from last year

$126K
YTD AVG SALE PRICE

+10% from last year

718
AVAILABLE HOMES
-9% from last month

385
NEW PENDINGS

-11% from last month

$425(M)
YTD SALES VOLUME

+9% from last year

Closed Sales

SOLD HOMES

Data source: Realcomp MLS using Great Lakes Repository Data. Change = Change since prior month or year-to-date change in the YTD section. $/SF = Closed dollar per square foot.
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Data source: Realcomp MLS using Great Lakes Repository Data. Change = Change since prior month or year-to-date change in the YTD section. $/SF = Closed dollar per square foot.

Monthly Activity

YTD Closed Activity

Listings Change New Pendings Change Months Supply Change

All 625 -19% 285 17% 2.2 -31%

$10-200k 74 -27% 78 53% 0.9 -52%

$200-300k 204 -14% 98 -5% 2.1 -10%

$300-500k 241 -20% 90 29% 2.7 -38%

$500k+ 106 -17% 19 0% 5.6 -17%

YTD Closed Change YTD $/SF Change

All 2444 -3%  $141.45 5%

$10-200k 616 -26%  $116.36 7%

$200-300k 1048 6%  $135.11 4%

$300-500k 659 14%  $149.93 3%

$500k+ 121 3%  $187.85 -3%

Livingston County
Single Family Homes

Despite low inventories, which are down 18% from last year and 19% from September, October sales activity was strong. 
There were 285 new pending sales in October—51 more than October last year. In the under-$300k price ranges, there 
is less than 2 months of inventory. Sales activity is slower in the upper price ranges. Sellers of lower and moderate-priced 
homes can be a more aggressive when pricing, but higher-end sellers need to be conservative. In all price ranges, buyers 
are willing to pay a premium for homes that are well detailed and move-in-ready.

Summary

2,444
YTD CLOSED SALES

-3% from last year

$276K
YTD AVG SALE PRICE

+5% from last year

625
AVAILABLE HOMES

-19% from last month

285
NEW PENDINGS

+17% from last month

$675(M)
YTD SALES VOLUME

+2% from last year

Closed Sales

SOLD HOMES
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Data source: Realcomp MLS using Great Lakes Repository Data. Change = Change since prior month or year-to-date change in the YTD section. $/SF = Closed dollar per square foot.

Monthly Activity

YTD Closed Activity

Listings Change New Pendings Change Months Supply Change

All 571 -5% 187 1% 3.1 -5%

$10-100k 107 2% 36 -25% 3.0 36%

$100-200k 194 -3% 97 8% 2.0 -10%

$200-400k 200 -6% 46 5% 4.3 -10%

$400k+ 70 -15% 8 100% 8.8 -57%

YTD Closed Change YTD $/SF Change

All 1,914 -2%  $99.20 7%

$10-100k 559 -12%  $51.06 4%

$100-200k 839 2%  $97.96 6%

$200-400k 462 3%  $121.92 3%

$400k+ 54 80%  $161.46 -7%

St. Clair County
Single Family Homes

Closed sales dropped 14% from September to October and are down 2% year-to-date.  With an average price of 
$161k, values are up 7% compared to last year. The St. Clair County headline should read “Going Fast”. The average 
days on market for homes closed in October was only 17 days—down from 37 days last year. Buyers are moving 
quickly to grab the best available properties.  

Summary

1,914
YTD CLOSED SALES

-2% from last year

$161K
YTD AVG SALE PRICE

+7% from last year

571
AVAILABLE HOMES
-5% from last month

187
NEW PENDINGS

+1% from last month

$308(M)
YTD SALES VOLUME

+5% from last year

Closed Sales
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