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ABSTRACT

Although uncertainty affects [1] and is inherent [2] in the valuation, this emerging topic in valuation hasn’t yet attracted scholarly attention [3]. Valuation uncertainty can be expressed in several terms depending on the point of view concerning the source/cause of variation. One of them is Value Range, which identifies uncertainty related to an individual valuer due to data and method/technique being used in the valuation. Therefore, it is the purpose of this paper to develop (construct) a model of value range to raise awareness regarding uncertainty and to accommodate it in valuation. 
Considering the fact that the fair market value (price) of an asset will likely fall into a certain “definite” range, Triangular Distribution is then selected as the underlying distribution of the model. It is unlikely for an asset to have either extremely low or high fair market value. For this reason, Normal Distribution doesn’t seem compatible as an underlying distribution to express uncertainty in valuation. Value Range is then defined as Mean ± k times the Standard Deviation.

The developed model then being used to analyze the opinion regarding the market value of a real property issued by a valuer. The model would be able to indicate how far the valuer’s opinion deviates from the mean and whether or not the stated value is within the so-called “acceptable” range of uncertainty as suggested by the model.
The valuation case in this paper was valuation of a commercial land on Jalan Otto Iskandardinata in East Jakarta. It was conducted in September 2021, as assigned by a governmental institution that intended to acquire the land for public facility. The analysis conducted by the valuer to calculate the land’s market value was based on five market comparable data (table 1). The method developed in this paper retrospectively examined those data in order to calculate the Value Range (table 2). The results suggest that Value Range is best described as ± 1 (one) Standard Deviation from the Mean. It can also be said that the valuer’s opinion given to the client was credible, in the sense that the value opinion is still within the Value Range although it is a little higher than the Mean.  

Table 1. Market data along Jalan Otto Iskandardinata.

	Market Data
	Land Size 

(m2)
	Legal Certificate
	Land Unit Price Indication 

(in Million IDR, rounded)

	Data 1
	225
	Freehold (SHM)
	33.1

	Data 2
	257
	Freehold (SHM)
	31.0

	Data 3
	1,518
	Freehold (SHM)
	28.0

	Data 4
	4,868
	Building Right (SHGB)
	29.8

	Data 5
	400
	Building Right (SHGB)
	31.3


Table 1. Statistical analysis of market data along Jalan Otto Iskandardinata.

	
	(in million IDR)

	a
	26.5

	b
	34.5

	c
	30.8

	Mean
	30.63

	Standard deviation
	1.64

	Coeff of Variance
	5.34%

	Upper Limit (1s)
	32.26

	Lower Limit (1s)
	28.99

	Upper Limit (2s)
	33.9

	Lower Limit (2s)
	27.36
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