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Topics 

1.  Super-adequacy and atypical improvements for the local 

market. 

2.  Very unique properties with no local sales. 

3. Special purpose properties that require thinking outside the 

box. 

 

 

Session Goals 

 

1.  What alternatives to comparable sales can be used if none 

are available? 

2. Provide each attendee a better understanding of super-

adequacy and how to analyze. 

3. Expose methods of analyzing extremely unique property 

types. 

4. Demonstrate real world examples and case studies. 

5. Provide examples for residential and commercial properties. 

6. Provide additional tools for the appraisers to add to their tool 

kit. 

7. Provide time for question and answer dialog. 

  



“Castle Gwynn” 

2124 New Castle Road, Arrington, TN 

 

Single family residence 

17,696 SF 

Built from 1983 to present 

Replica of Coch Castle in 12th century Wales 

 

 

 



“Agricultural Grain Storage Facility” 

Buys, stores and sells grain 

1,500,000 bushel storage capacity 

 

 

 

  



Decomissioned Hydroelectric Dam 

 

 

 

  



Meat Processing Plant 

 

 

 

 

 

 

 

 

 

 



“Super-Adequacy” 

Barn and house originally on 2000 acres 

Land sold and now barn and house on 2 acres 

 

 

 

 

 

 

 

 

 

 



“Farm for Sale” 

28.27 acres 

4,526 SF house 

4 Class S farm buildings 115,000 SF total 

List Price $1,450,000 

 

 

 

 

 

 

 



Discussion of Analyses 

“Castle Gwynn” 

Any castles that are single family residences sold in your 

area? 

How many castles in Tennessee? 

No sales of Tennessee castles. 

Are there any single family residential castles in the world? 

Adjustments may be grusume to develop. 

Try using a “uniqueness factor” 

Locate a comparable in another market area. 

Adjust for differences in that market, calling it a uniqueness 

factor. 

Come back to your local market and find single family 

comparable sales in terms of size, amenities. 

Apply the uniqueness factor for your local sales to determine 

a value. 

 

 

 

 

 



Single-Family Residence in Colorado – Denver market 

 

21,692 SF built in 2015. 

Listed for $12,500,000. 

32 market area sales in past 8 months. 

SF from 5,593 SF to 18,123 SF 

Average sales = 95.45% of list price for the 32 sales. 

Average sales price per SF for the 32 sales = $400.11 per SF. 

Projected sales price for the castle = $11,931,250 

$11,931,250 / 21,692 SF = $550.03 per SF 

Uniqueness Factor = $550.03 / $400.11 = 37.5% 



 

Applying the Uniqueness Factor to the Nashville MSA 

19 sales of single-family houses in past 8 months ranging in 

size from 8,131 SF to 22,012 SF.   

The average sales price for the 19 sales is $561.81 per SF 

The reconciled local value per SF using 5 most recent sales, 5 

similar size sales and 5 closest proximity sales is $535.82 per 

SF. 

Applying the uniqueness factor given below. 

$535.82/SF x 1.375 = $736.75 per SF 

Estimated value of Castle Gwynn is 

$736.75/SF x 17,696 SF = $13,037,528 

 

Rounded to $13,000,000 

 

 

 

 

 

 



 

Grain Storage Facility 

Numerous grain storage facilities in local market 

No recent sales in Tennessee market area 

No recent sales in Southeast or Midwest 

9-year-old sale near Chicago 

Adjusted market conditions and location differences 

Performed the cost and income approaches to value 

Concluded an “as-is” and a “business value” 

Call your Appraisal Institute colleagues.  They will help. 

  



Decommissioned Hydroelectric Dam 

 

Highest & Best Use has changed 

Now a recreational, water sports, fishing, picnicking area 

No hydroelectric dams in Marshall & Swift 

Cost approach applies 

The water reservoir in the local market sells for a 20% premium over 

farmland 

There is no income as it is a private resort 

Using cost and sales we arrived at an “as-is” value 

  



Meat Processing Plant 

 

Several local meat processing facilities 

No local sales 

Contacted the Co-Star rep and found sales in adjoining states 

Made market and location adjustments 

Had income and expense data from the subject 

Arrived at an “as-is” and a “business value” 

  



Barn and house on 2 acres 

No local sales 

No sales in other markets 

How do you handle a super-adequacy? 

 Cost Approach 

 Sales Approach  

1.  The barn included a small event center 

2. The photo has been changed due to confidentiality 

3. The barn is 6,000 SF 

4. Cost new is $129.21/SF or approximately $700,000 

5. Typical physical depreciation at 25% yields a value of $525,000 

6. Barn is not on a commercial parcel and not used full time as an event 

center. 

7. The 8-bay garage portion contributes $80,000 in value. 

8. The finished area, 2,200 SF, contributes $75/SF and includes a kitchen, 

office, rec room bathroom and two bedrooms.  This is an additional 

added value of $165,000. 

9. The $80,000 and $165,000 contributory value elements gives a value of 

$245,000. 

10. The difference between $525,000 and $245,000 is $280,000, which 

represents the depreciation assigned through external/functional 

obsolescence and is noted as “super-adequacy” within the market. 

11. The barn is an over improvement. 

12. It is noted that in this case cost does not equal value. 

 

 

 

 

  



Giles County Farm for Sale 

 

 

 

Listed at $1,450,000 

4,526 SF house 

3-car attached garage 

4 Class S farm buildings – total 115,000 SF 

28.27 acres 

Mineral Rights? 

Does the prospective buyer have rights to the minerals? 

Read every deed for restrictions and leases 

 

 



Any Additional Questions or Comments? 

  



 


