
LESLIE TOWNSIDP 
2023 LAND VALUE ANALYSIS 

(sales from 4/1120 through 3/31122) 

In this section you will find: 

1. Detailed land value tables 
2. Land value analysis 
3. Abstraction method description 



• 03:28 PM 

Unit: 14 - LESLIE TOWNSHIP 
Rates/Values for Neighborhood 4010.4010 RESIDENTIAL, Last Edited: 11/28/2022 

Values for Acreage Table 1: 
1 Acre: 32,338 3 Acre: 39,736 10 Acre: 4 8' 4 90 30 Acre: 90,000 
1.5 Acre : 34,799 4 Acre: 40,974 15 Acre: 59,775 40 Acre: 100,000 
2 Acre : 37,260 5 Acre: 42,215 20 Acre: 71,060 50 Acre: 150,000 
2.5 Acre: 38,498 7 Acre: 45,353 25 Acre: 80,500 100 Acre: 175,000 



03/01/2023 
' 03: 30 'PM 

Unit: 14 -

Ue'C. a.l..L e U L d UU ; ch., - ltio .;: --an·'-' "'~ 

LESLIE TOWNSHIP 
Rates/Values for Neighborhood 4000.4000 AGRICULTURAL, Last Edited: 03/01/2023 

Values for Acreage Table 1: 'FARMHOUSE LOT' 
1 Acre: 27,000 3 Acre : 0 10 Acre: 0 30 Acre: 
1.5 Acre: 27,500 4 Acre : 0 15 Acre: 0 40 Acre: 
2 Acre: 28,000 5 Acre : 0 20 Acre: 0 50 Acre: 
2.5 Acre : 0 7 Acre: 0 25 Acre: 0 100 Acre: 

Values for Acreage Table 2: 'NEW FARMHOUSE LOT' 
1 Acre: 27,000 3 Acre: 0 10 Acre: 0 30 Acre: 
1.5 Acre : 27,500 4 Acre : 0 15 Acre: 0 40 Acre: 
2 Acre: 28,000 5 Acre: 0 20 Acre: 0 50 Acre: 
2.5 Acre: 0 7 Acre: 0 25 Acre: 0 100 Acre: 

Rates for Rate 
1 TILLABLE 

Table 'RATE TABLE 1', 
4,750 

(Acres) 

2 TILLABLE 
3 TILLABLE 
4 TILLABLE 
5 TILLABLE 
6 TILLABLE 
7 TILLABLE 
AUXILLARY 
GOOD WOODS 
FAIR WOODS 
PASTURE 
LOW - WET 
R. 0. W. 

4,750 
4,750 
4 , 750 
4,750 
4' 750 
4,750 
2,500 
2,500 
2,500 
2,500 
1,500 
0 

DITCH 0 
BARN SITE ACRES: 5,000 
CONS ENER 0 
RR 0 
BARN SITE SMALL: 2,800 

(Not included in total acreage calculation) 
(Not included in total acreage calculation) 

0 
0 
0 
0 

0 
0 
0 
0 

DB : 2 0 23 



03/01/2023 
' 03:32'PM 

Unit: 14 -

Detailed Land Table Printout 

LESLIE TOWNSHIP 
Rates/Values for Neighborhood 2000.2000 COMMERCIAL, Last Edited: 01/24/2023 

Values for Square Footage Table: '' 
2,500 Sq Ft: 1,075 25,000 Sq Ft: 10,750 174,240 Sq Ft.: 71,,923 
5,000 Sq Ft: 2,150 30,000 Sq Ft: 12,900 217,800 Sq Ft: 93,654 
7,500 Sq Ft: 3,225 40,000 Sq Ft: 17,200 435,600 Sq ft: 187,308 

10,000 Sq Ft: 4,300 50,000 Sq Ft: 21,500 6531400 Sq Ft: 2801962 
12,500 Sq Ft: 5,375 60;000 Sq Ft: 251800 871,200 Sq Ft: 3141616 
151000 Sq Ft: 6, 450 871120 Sq Ft: 371 4 61 110891000 Sq Ft : 4511380 
20,000 Sq Ft: 8, 600 1301680 Sq Ft: 561192 

.t'dye. ~ 

DB: 202J 
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RESIDENTIAL VACANT LAND SALES STUDY 

LESLIE TOWNSHIP 

ZOZZ FOR ZOZ3 ROLL 

__ Parcel Number Street Address Sale Date Sale Price lnstr. Term_s of Sale Adj. Sale$ Asd. when Soldllsd/Ad). Sal! Cur. Approlsol land Residual Est. Land ValuE Net Acres Total Acres Dollars/Acre ANALVZED & APPLIED 

33:1A·l~3;3181-00$ Ti31§~oJ.}IO. 
3a;.l~;l~~l>-l91).001 3239 Pt..e.lr;IS.R~ 
33-14-14-18-400-003 3034 KIN NEVILLE RD 

33-14-14-36-100-017 823 OLDS RD 

3$,.tS-.iS'it-!!~~ ii.ry,_es~~ 
3~~14>1~-'l3, 353:002 496S'S M"')N 5T 

33-14-14-29-100-009 4733 BlACKMORE RC 
'33<1~~'-•S0:"1ooloi)6;; BELJ.F.ViiE ~D--
!l'11>-lt>-,2l-_2liti:OlJ AO~MS· ~o 
33-14-14-04-400-025 2950 EDEN RD 

33-14-14-27-200-{)26 1565 FITCHBURG RD 

~lA-14-ii:20o.OI_4 __ 2995 ~~R:o 
3:J:~·.l-4t~ l~Q~tl.!l¢!.1.P-, 
33-14-14-13-100-{)25 3665 WOODS RD 

33-14-14-35-100-{)21 5171 DUTCH RD 

~H4-14•1'2-a~o 3310Woo·oiRD 

33-14-14-14-200-012 3591 WRIGHT RD 

4-20-300-{)13 2818 BELLEVU 

:.1'29-4'1'~· C&if.OJ,O,fRij 
HHOO-llta, ·ns~i:oSQ<p 

33-14-14-22-152-001 4280 RACE RD 

33-14-14-35-100-024 5216 DUTCH RD 

's3·1G•l4\Sil'3l)O-oll,3 5306.C:OOPER;Rll 
33-15-15-29-400-014 FITCHBURG RD 

33-10-10-19-300-015 S COLLEGE RD 

33-~13-o8-i9o-o%T"'inrvisoNiflb 

33-15-15-29-200-{)13 NIMS RD 

14-14-14-300-015 3944 WR 

,J;4·l-rn;~ WRIG:tfr 

33-10-10-14-400-002 HAWLEYRD 

33-13-13-27-300-{)04 OLDS RD 

~-J5.~<0l-10iJ.o19 ,_..,.a,_,AN RD 

10-10 VEVAY 

13-13 ONONDAGA 

!lll-l~Jilst:l~ 
15:U. flUNKE~ IilLI. 
16·16 STOCKBRIDGE 

11)J4(~q 
tD/2!{~ 
06/11/21 

03/14/22 

9.2119/p 
-UJ.UI~~ 

10/06/20 

09/18/20 

09~fi3/~ 
06/10/20 

09/29/20 

Wa.67iJJ 

04/08/20 

08/03/20 
O'ifii1io 

Totals: 

S'ri\9'000 WD 

si&7.soo-1yo 
$195,000 WD 

S250,000 WD 

S:2o;'oQii' WD 
..$.67;000 wo 

S202,COO WD 

$46,pOO wb 
$2.1,000 WD 

WD 

WD 

WD 

WD 

03:'N\M'S LENGTI'I 
O}~M\:~Cil:tl 
03-ARM'S LENGTH 

03-ARM'S LENGTH 

O!J:.)\RM\5 W:.GTfi 
03c-A(l'&\(Slf~'IFI 
03-ARM'S LENGTH 

03-ARM'5 LENGTH 

~~~i!i;l~ lEN uTa 
iiMBM~J..~Gltl 
03-ARM'S LENGTH 

03-ARM'S LENGTH 

$45,!)00 WD 0~ lENYTH 

$195,000 WD 

$225,000 WD 

sl]i);o® .wo 
~3.0.!100 wo 

$234,000 WD 03-ARM'S LENGTH 

$395,900 WD 03-ARM'S LENGTH 

Si~O,OOO WD' Ol},R~~!i'{H 
$45,000 WD 03-ARM'S LENGTH 

$69,100 WD 

%.6\>:0® wo 
$85,000 WD 03-ARM'S LENGTH 

s~u.ooo wD 03-ARM 'S LENGTH 

·s~.oor.wo~ -Oi~'ftM's tENGTH 

$180,000 WD 03-ARM'S LENGTH 

$210,000 WD -03-ARM'S LENGTH 

S:tSO;ooQ iF 03-"'l\llWSWI~ 

$3,958,300 

Ol;!li --~ntl.na ._.res.~~ w_!!ll_w~~~'i.!~jiiii]..O'i!\\J•;;, u~'TJOily;i"~ 

$'i.li9,ji0il 
$1_67,500 

$195,000 

5250,000 

s¥~o~ 
$87,oop 

S2Cl2,ooo 
~6-ooii 
sti.aoo 

$138,800 

S1S9,000 

s~Qf),c! 
~65.000 
$125,000 

$34,000 

sis.ooo 

$195,000 

$~25.000 

m~ 
$3;0,009 

$234,000 

$395,900 

$1~0,000 

$45,000 

569,100 

:sso,ooo 

$85,000 

$212,000 
:~6!hpciji 

$180,000 

$210,000 

$25.@00 

s~~ 
$7>1,1~ 

$98,974 

$107,135 

sS;~so 
$4~74.~ 

q~.:~ 
4'1;29 

50.76 

42.85 

5:3.1· 

$95.552 47.30 

~694 - ~9133 
Sa.-?,00 ~ 
$62,238 44.84 

$67,670 42.56 

~~,~~~ ~ 
$.7_g.Q9.!!_ 4~~ 
$52,947 42.36 

$16.900 49.71 

siioi7 ~ 

$91,447 

$91,140 

~5~-
$;i7i,§].Q.. 

$117,146 

$168.970 

$81o9B6 
$24,250 

$29,800 

S33(600 

$39,700 

$90,657 

5J1Ksli 
$80,150 

$85,000 
$l'"ii;500 

46,90 

43.17 

~ro 
~~7.-
50,06 

42,68 

5'846 
53,89 

43.13 

55T.oo 

46.71 

42.76 

l\o:® 

44.53 

40.48· 

u 

i3i!;3,4~ . 
s~~.~G!' 
$197,948 

$233,015 

s~~;34o 
S~t.~.Ul i 

S198,181 

$50,~69, 

S2M~S 
$124,47S 

$138,403 

5255i&ft 
$£1!!,.1.$1>" 
$112,243 

$33,800 

Sii.Os3 

$182,893 

$203,516 

&1. 
$'3'\,970 

$252,051 

$354,053 

-Si li3,971 
$48,490 

559,593 

$67,loi 

$79,380 

$187,670 

ssw1 
$160,320 

$170,000 

,S24lllif79 

$il)659 
~~;;ii 
$29,052 

$49,015 

s2§.~ 
Sl41Tio 

$36,339 

S~Bi!.Cll 
$271000 
$47,325 

$-48.597 

$~$9 
~~.9/4 
$41,297 

S34,000 
s4o~ 

518;-oM 

$45,000 

$&9,100 

$60,000 

$180,000 

S2J.O,OOO 

$2!;0)000 

$32,000 

>nolo 
~.CI 
$2~-®-

$32.520 

64~900 
$48,490 

$59,593 
-,m,'loi" 

S49,569 

·Si?~3\ 

$160,320 

$).7Cl,OOO 

724Jfi 

$3,958,300 $ 1,816,710 4'1.84 $3,78S,927 $1,246,138 $ 1,073,765 

Std. Dev. => 5.17 
Sale. Ratio=> 45.90 

Page 1 

0,90 

1.00 
1.00 

103 

li.t7 
J.d 

LS2 
J,i'? 
:1\S 
2.00 

2.54 

2.80 

3.03 

3.76 

- 4~® 
41J!l 
6.77 

8.08 

.9.01l 
9.13 

10.14 

10.62, 

20.00 

20, 

~ 
40,00 

50.00 

7roi 

161.48 

"~20...: 
l-Oo 

$Al,M~.' 
~s;§'}2 

1.00 $29,052 

:Ol_ ...J.4~8?, 
. 17 Sl;7)094· 
_,,l!- ~x~~ 

AVE FOR 1 ACRE PARCEL $32,338 

1,52 523.907 

1.$7. Sis,l48 
.9"2> $~~;063 

2.00 $23,663 

2.00 $24,2:99 

2.12: '§~~ 
~~1' ~26.~ 
2.54 $16,259 

2.80 $12,143 

3:00' s'i3,fi49 
, AVE FOR 2 ACRE PARCEL $37,260 

3.03 $13,577 

3.76 $13,642 

~-00 fa, &is 
'~t?1 ~~1.@? 
6,77 $2,436 

8.08 $9,644 
AVE FOR 5 ACRE PARCEL $42,215 

9.01l -$.2.003 
9.13 $4,929 

10.14 S6.$15 

10;62 $Sili51l 
AVE FOR 10 ACRE PARCEL $48,490 

20.00 $4,250 

20.23 $3,653 

$ 1i755 
, AVE FOR 20 ACRE PARCEL $71,060 

40.00 $4,500 

50.00 Sol,200 
1Si03-sJ.'Ui 

161.48 

RESIDENTIAL VACANT lAND SALES STUDY FOR 2023 ROLL 



H1 

#2 
#3 
#4 

#5 
#6 

#7 

AGRICULTURAL VACANT LAND SALES STUDY 

LESLIE TOWNSHIP 

per acre value of untrllable acres!: $2,500 

Parcel Number Sale Date AdJ. Sale$ land Residual Net Atrcs Untlllablc Acres ROW Atrcs Net Tillable Acres Value of Untlllablc Acres Residual Value Residual Per Tillable Acre 

33-14-14-15-100-003 LESLIETWP. 03/17/22 
33-14-14-22-376-001 LESLIETWP- 09/24/21 
'aH~•1"4JW400'!01A ~EStlE l'WP. ,...... rflJ'l!J./~·1 

~:3.15.~,.,~~'· I.E.Stl~l!l ~ _.JiJJB.?t~~ 
33-14-14-27-200-028 LESLIETWP. 07/16/21 
33·08-{)8-01·300-Q10 LEROYTWP. 02/14/20 
3!Wii07':o3'-3001oli!i ,\1/KeATPIE~.Il l\oJli: 'Ga/1512\ 

LESLIE TOWNSHIP 2022 FOR 2023 

ANALYZED 

USED 

$4,770 
$4,750 

. 
Totals: 

$428,880 S028,880 
$445,000 5235,75~ 

$139;900 s-za~;aQO 
~lSo;QllP. ,$1~~ 
$182,000 $182,000 
5250,000 5'250,000 

~;qi)Q r si®:ooo·-

$1,445,780 $1,236,531 

Both vacant land sales as well as the abstraction method were utilized in this analysis. 

89.35 
67.98 

"S3.7.J. 

sw 
53.96 

48.94 
''40.'31 

302.69 

86.35 $ 
16 0.64 51.34 s 

~.n l.J.i' - AS~J ~~ 
.:i~l3 ~ - ~ ~ 
17.48 0.91 35.57 $ 

0 1.5 47.44 $ 
6 :z, 38i3l ~ 

325.82 

s 
40,000.00 s 

t l7i~.z...od s 
~S,3ZS,OO~ 
43,700.00 $ 

$ 

' . 'S 

$ 

428,880.00 
195,751.00 

'nll;·loo:90 s 
_ru;§?~,.__Q!I. 
138,300.00 

lSO,OOO.OO s 
200,00lh00 . ~ 

1,549,706.00 $ 

4,966.00 
3,8U.OO 

A~.oo 
?J~~ 
3,888.00 

5,~70.00 

5)2~PO 

4,770.00 



2022 FOR 2023 COMMERCIAL/INDUSTRIAL 

V/L SALES STUDY- LESLIE TOWNSHIP 

PARCEL# SALE DATE SALE PRICE DEP. COST OF IMP. LAND RESIDUAL TOTAL ACRES 

#1 33-03-03-33-200-008 WILLIAMSTON TWP 9/4/2020 $379,000 $291,508 

#2 33-01-01-05-451-051 LANSING CITY 12/30/2020 $80,000 $0 

#3 33-42-16-26-352-015 STOCKBRIDGE TWP 2/17/2021 $65,000 $0 

#4 33-25-05-25-451-003 DELHI TWP 8/31/2020 $120,000 $46,776 

#5 33-14-14-21-177-006 LESLIE TWP 10/29/2021 $90,000 $2,989 

#6 33-16-16-35-176-006 STOCKBRIDGE TWP 12/4/2020 $225,000 $187,350 

NOTE: 

Due to lack of sales in commericial and industrial a combined study is deemed to be the most reliable indicator. 

Both vacant land sales as well as the abstraction method were utilized in this analysis. 

LESLIE TOWNSHIP 2022 FOR 2023 

COMMERCIAL/INDUSTRIAL VACANT LAND SALES STUDY 

ANALVZED .43 PER SQ FT 

APPLIED .43 PER SQ FT 

$87,492 2.75 

$80,000 3.97 

$65,000 2.49 

$73,224 3.17 

$87,011 18.60 

$37,650 5.45 

AVE.$ PER ACRE 

PER ACRE PRICE PER SQ FT 

$31,815 0.73 

$20,151 0.46 

$26,104 0.60 

$23,099 0.53 

$4,678 0.11 

$6,908 0.16 

$18,792.69 0.43 



The abstraction method Is a valuation procedure used to determine the land value relative to the total market value of the property. 
The abstraction approach Is most often used when there are no vacant parcels of land for sale In an area to figure out which Is the 
value of the land when the property built on It Is taken oul of consideration. This method of evaluation Is tha most commonty used 
approach to evaluate the land value for tax purposes. It Is also most often used In urban areas with tittle to no vacant tots for sale, 
also known as the depreciated replacement cost approach to valuation. It can also be referred to as the extraction method of 
valuation of land. 

Why is the Abstraction Method Used? 
In the United States of America, 2.9 of the 50 slates require different values for buildings and lands for tax pwposes, which is where 
the abstraction approach comes Into play. This Is one of the ways In whkh residual land that pertains to a property can be evaluated 
fairly. This method Isn't used In areas where there are ample vacant land sales that can be used for comparison, but only where the 
Usl of vacant lands for sale is limited or nonexistent. 

When calculating the value of residual land that pertains to a property, you must consider the property Itself and any Improvements 
affecUr\glts value. This method does this by taking Into account the upgrades. teplacement costs of the property. or any other 
improvements that affect the land Uke pools, landscaping, etc., or the property. 

Other methods that can be used to evaluate the value or vacant land (htlf2S:/f<WI\I'.realestatwent.com/leal·estale-gtossary/rq~1· 

es[ate/119canHi!nd.htmi) to total parcel value ls the altora!lon meth~r! ftJltps:uwww.rea!estateagenJ com/ccal·astate=g~~ 

emtg/a!locallon-method htm!l, and a 

more similar way, the contribution to value method, which takes Into account Improvements to land features. 

The reason for the abstJa::tlon method, aside from the basic tax pulposes, Is to determine the best uses of a particular site in regards 
10 zoning laws, rcn11n ollrwestn!enlsllll!tW//w'I'MI.rcalutau:agem.com/real·cst~ t e·gllliUzy/r.:.~l·~•!p!c/ratc·of· rciUrn·on· 

fnl'~s lm<W·<ol.hJm!~ productMty, ~nd what are the actual physical possibilities for the site. 

How does the Abstraction Method Work? 
Oete!mlnlng the most accurate land value ln an urban situation \'here there are no vacant lands for S<lle to compare u;es the 
abstraction method. The method begins with the market value of lhe~n!ire property and sates of properties in the neighborhood. 
The abstraction method subtracts the valUe required to replace tile Improvements by considering the ntJrket's depreciation. The 
depreciation is the factor that lnnuences the valldit)• of this approach. For this reason, the abstractlon method can not provide an 
accu1ate land value of a site where a historical building Is located as depreciation can not be accurately calculated. The abstraction 
method Is used mostly for new structures. 

The abstraction method also needs to take the location of the land into account In general the location affects the market value of 
a property and, by extension, the land value. 

How is the Abstraction Method Applied? 
In determining the land value on a particular property, the abstraction method requires the following steps: 

• Gathering Information on comparables sale prices; 
Estlmatlon of Improvements and Investments In the property; 
Oeprecfatlon is subtracted from the cs!lmatlon of Improvements and investments; 

• Depreciated cost or lmp1ovements and JnvestmMts Is deducted from the selling price; 
• We gel the approxlmared land value. 

Example: 

A lot or 6,500 sq. ft with a SOO sq. ft single-family residence on it. The property is sold for $83.000, and the residence has been 
estimated to cost $61,000 with a depreciation of $20,000. 

Sale price of property ........ ............................ ...................... .......................................... $83,000 

Depreciated value of the building (lmprovements and Investments); 

Building .......... $61.000 

Depreciation ..... $20,000 

Depredated value of building ...................................................... ................................ $41,000 

Result!ng remaining land value (depreciated value subtracted from sale price) ... $42,000 

Divide value by remaining lot size of 6,000 sq. ft ............ ........................................... $7/sq. Ft 

Multiply by total lot size or 6,500 sq. ft ..................... ................ .... ...... ........ .. ..... $45,000 

Through the abstraction method, the land value is estimated at $45,500. 


