
Valuation Method for Low Value (< $1,000) Surplus Lands
- Standard Deviation Appraisals -


If a parcel has only one abutter and exhibits several negative qualities and is valued at less than $1,000, it may be possible to sell that parcel for one dollar ($1) under WisDOT’s low value surplus land sales policy.  In such cases, an appraisal analysis should be conducted using a standard deviation method to determine valuation.  A guide for using WisDOT’s “Low Value Property Standard Deviation Spreadsheet” is provided below.  Also see REPM/Chapter 6 – Section 6.5 Surplus Land Disposal.

NOTE:  If a parcel exhibits several of the following negative qualities, especially no plottage value, then it may be of a low value (less than $1,000).  Negative qualities could typically include such issues as being:  landlocked; odd shaped; small; no plottage value; no demand; and, undesirable topography.

To determine if a parcel can be sold for one dollar ($1), using a standard deviation appraisal method, follow these instructions and enter the values onto the attached Low Value Property Standard Deviation Spreadsheet:

1. Go to the Department of Revenue/Real Estate Transfer Data, or an MLS site, or another database or service to search for comparable sales within the market area, and pick properties having similar land use, such as: wooded, farmland, etc. and stay within the closest radius possible to try and get a minimum of 9 and a maximum of 30 good comparables, expanding your market area search for comparables as needed.  Remember:  Having more comparables, means having a better analysis.
2. Then, using WisDOT’s “Low Value Property Standard Deviation Spreadsheet,” enter the sales information for each comparable (9 min. – 30 max.) in the Cost Per Acre column (Column C).
3. Use the Sort button to sort the Cost Per Acre values, looking for the highest and lowest values.  (Note: If using Microsoft Office 2007, you may get a “Security Warning,” saying that your macros have been disabled.  If this happens, you will have to save the spreadsheet to a location identified as “trusted.”  To accomplish this, with the spreadsheet open, click the Office Button (upper left corner) > choose Excel options (bottom of window) > choose Trust Center (from left column in popup window) > look for Trust Center Settings button > and, choose a path from the Trusted Locations options.)
4. Once you’ve sorted your comparable values, you can easily indentify both the high and low value properties.  Next, indicate which outlier (high/low) Cost Per Acre values to eliminate (or ignore) in the final calculations.  To do this, place an "X" in the Ignore column (Column D).  The auto calculation features of the spreadsheet will ignore any outliers you identify with the “X” and will not use those values identified to be at either of the extreme ends.
5. Look at the Mean and Standard Deviation figures.  (Note: spreadsheet will auto calculate.)
6. Multiply the 95% Standard Deviation by 2, and add this to the Mean value.
7. Then, multiply the 95% Standard Deviation by 2, and subtract from the Mean value (these are the high and low ends of values).
8. Convert both the high value dollar amount and the low value dollar to the acreage sizes to equal that per area value.
9. Use this calculation then determine the size of parcel that would be worth $1,000.  If your subject parcel is equal to or less than this size, it can be sold for one dollar ($1).  If the subject parcel is larger than this size, it will require an independent valuation.

Keep copies of all your calculations in your project file folder.
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