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Foreword
Selling land can be daunting, especially for those who have held onto it for 
generations or invested in it with hopes that never quite materialized. It’s 
not just about finding a buyer but navigating a complex terrain of legalities, 
market fluctuations, and personal considerations.
 
In this comprehensive guide, Melinda Morrow from Blazestar Properties 
offers her expertise to those seeking to untangle the complexities of land 
sales. Drawing from her vast experience in real estate and land investment, 
Melinda provides invaluable insights into the process, highlighting the 
advantages of working with a land investor over traditional methods.
 
Throughout these pages, you’ll discover practical advice on addressing 
common land issues, understanding the benefits of selling land, and 
exploring different avenues for selling, whether through a realtor, 
independently, or with the assistance of a seasoned investor.
 
Melinda’s dedication to transparency and trust-building shines through as 
she lays out the steps to establish a solid relationship between seller and 
investor. With her guidance, readers can confidently approach the sale of 
their land, knowing they have a knowledgeable ally by their side.
 
Whether you’re looking to free up capital, relieve yourself of tax burdens, 
or simply move on from an underutilized asset, this eBook is your roadmap 
to a smoother, more lucrative land sale journey.
 
Prepare to embark on a transformative journey towards realizing the full 
potential of your land assets. Let “Streamlining Your Land Sale” guide you 
as you navigate the path to financial freedom and peace of mind.
 
Happy selling!
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Potential 
Land Issues 
That Might 
Complicate 
The Sale
Encroachment
Encroachment occurs when objects or structures from a neighboring 
property extend onto your land, creating legal complications that can 
hinder the sale process. These encroachments can range from fences 
and buildings to driveways and landscaping features. Encroachments may 
deter potential buyers, as they raise concerns about property boundaries, 
ownership disputes, and possible future liabilities.
 
Addressing Encroachment:
 

• Identify the Encroachment: Conduct a thorough survey of your 
property to identify encroachments accurately

• Communicate with Neighbors: Open lines of communication with 
neighboring property owners to discuss the encroachment and 
explore possible resolutions.

• Seek Legal Advice: Consult with a real estate attorney 
to understand your rights and options for addressing the 
encroachment legally.
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• Negotiate Solutions: Work with the neighboring property owner 
to negotiate a resolution, which may involve relocating the 
encroaching structure or entering into an agreement, such as an 
easement or boundary adjustment.

• Update Property Records: Once the encroachment issue is 
resolved, update property records and documents to reflect the 
accurate boundaries of your land.

 

Probates
Probate refers to the legal process 
of administering the estate of a 
deceased person. Land can delay 
the sale process significantly when 
inherited and subject to probate. 
Probate proceedings can be lengthy 
and complex, involving court 
approval and potential challenges 
from heirs or creditors. Additionally, 
probate laws vary by state and 
county jurisdiction, adding another 
layer of complexity.
 
Addressing Probates:
 

• Initiate Probate Proceedings: Start the probate process by filing 
the necessary documents with the probate court in the deceased 
person’s jurisdiction.

• Obtain Legal Representation: Seek assistance from a probate 
attorney who can guide you through the probate process and 
ensure compliance with applicable laws.



8

• Address Claims and Debts: Identify and address any outstanding 
debts or claims against the estate to clear how to sell the land.

• Distribute Assets: Once probate is complete, distribute the land to 
the rightful heirs or beneficiaries according to the terms of the will 
or applicable intestacy laws.

• Obtain Court Approval: Obtain court approval for the sale of 
the land if required by the probate court, ensuring that all legal 
requirements are met.

 

Title Issues
Title issues refer to discrepancies 
or defects in the chain of ownership 
of a property. These can include 
errors in public records, undisclosed 
liens, boundary disputes, or 
unresolved claims against the 
property. Title issues can halt the 
sale of land until they are resolved, 
as buyers typically require clear and 
marketable title to proceed with a 
purchase.
 
Addressing Title Issues:
 

• Conduct a Title Search: Perform a thorough title search to identify 
any existing title issues or defects that may affect the sale of the 
land.

• Obtain Title Insurance: Purchase title insurance to protect against 
any unforeseen title defects or claims that may arise.
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• Resolve Discrepancies: Take steps to resolve any discrepancies 
or defects in the chain of ownership, such as correcting errors in 
public records or clearing outstanding liens.

• Obtain Legal Assistance: Seek guidance from a real estate attorney 
experienced in title issues to help navigate complex legal matters 
and ensure a smooth resolution.

• Update Title Documents: Once title issues are resolved, update title 
documents and records to reflect the clear and marketable title of 
the land.

 

Flood Zones, Wetlands, And Deserts
Land in flood zones, wetlands, or 
desert areas may be less attractive 
to buyers due to environmental and 
regulatory considerations. Flood-
prone areas pose risks of property 
damage and increased insurance 
costs, while wetlands are subject to 
strict conservation regulations that 
limit development. Similarly, desert 
land may lack essential utilities 
and infrastructure, making it less 
desirable for potential buyers.
 

Addressing Environmental Considerations:
 

• Obtain Environmental Assessments: Conduct environmental 
assessments, such as flood zone determinations or wetland 
delineations, to evaluate the extent of ecological risks and 
regulatory restrictions.
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• Explore Mitigation Options: Explore options for mitigating 
environmental risks, such as implementing flood control measures 
or obtaining permits for wetland mitigation.

• Look at alternative uses: Can the property be rezoned to ensure 
that the use and environment is maximized?

• Adjust Pricing and Marketing: Adjust pricing and marketing strategies 
to account for environmental considerations, making potential buyers 
aware of the associated challenges and restrictions.

• Educate Buyers: Educate potential buyers about the benefits and 
drawbacks of owning land in flood zones, wetlands, or desert areas, 
helping them make informed decisions about the purchase.

 

Landlocked Land
Landlocked land refers to parcels that 
lack direct access to a public road or 
right-of-way, making them difficult 
to access and develop. Landlocked 
properties may be less desirable 
to buyers without legal access and 
could face limitations on use and 
development.
 
Addressing Landlocked Issues:
 

• Establish Access Rights: Determine whether existing access rights 
or easements provide legal access to the landlocked property.

• Negotiate Access Easements: Negotiate access easements 
with neighboring property owners to secure legal access to the 
landlocked property, either through purchase or agreement.
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• Pursue Legal Remedies: Explore legal remedies such as prescriptive 
easements or quiet title actions to establish legal access rights if 
negotiations with neighboring property owners are unsuccessful.

• Consider Alternative Uses: Evaluate alternative uses for the 
landlocked property, such as recreational or agricultural purposes, 
that may not require direct access to a public road.

• Disclose Access Limitations: Full disclosure of any access limitations 
associated with the landlocked property, ensuring potential buyers 
know the challenges and restrictions.

 

Access Or Easements
Access or easement rights granted 
to third parties can diminish the value 
and marketability of land. Existing 
easements may allow utilities, roads, 
or other parties to access or use 
portions of the property, restricting 
the owner’s ability to freely develop or 
utilize the land.
 
Addressing Access or Easement Issues:
 

• Identify Existing Easements: Identify any existing easements or 
access rights that affect the property, including their location, 
scope, and duration.

• Review Easement Agreements: Review the terms of existing 
easement agreements to understand the rights and obligations 
of the parties involved, including any restrictions on land use or 
development.
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• Negotiate Modifications: If possible, modify existing easements or 
access rights to minimize their impact on the property and maximize 
marketability.

• Obtain Legal Advice: Seek guidance from a real estate attorney 
experienced in easement issues to evaluate the implications of 
existing easements and explore potential solutions.

• Educate Potential Buyers: Educate potential buyers about the 
presence and implications of existing easements, ensuring they 
understand how these factors may affect their use and enjoyment 
of the property.
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How To 
Address 
Land Issues

Understand The Issue
Before attempting to resolve any land issue, it’s crucial to understand the 
nature and extent of the problem entirely. It involves thorough research to 
identify the specific details and factors contributing to the issue.
 
By understanding the problem comprehensively, including its legal, 
financial, and practical implications, you can effectively develop a more 
informed strategy for addressing it. 
 

Negotiate
Negotiation is often crucial to resolving land issues, especially when 
multiple parties are involved. By engaging in open and constructive 
discussions with other stakeholders, you can work towards reaching a 
mutually acceptable resolution that addresses the interests and concerns 
of all parties involved.
 
Negotiation allows for flexibility and creativity in finding solutions to 
complex land issues, and it can help avoid the need for costly and time-
consuming legal proceedings. 
 



14

Seek An Attorney
When faced with complex land issues, seeking the advice and assistance 
of a qualified attorney is essential. An attorney experienced in real estate 
law can provide invaluable guidance and legal expertise to help navigate 
the complexities of land-related disputes.
 
They can review relevant documents, assess legal risks, and advocate to 
protect your rights and interests. With their knowledge and expertise, an 
attorney can help you understand your legal options and pursue the most 
favorable outcome. 
 

Write Off A Loss
When resolving a land issue becomes prohibitively costly or time-
consuming, accepting a financial loss may be a pragmatic solution. By 
writing off a loss and moving on from the issue, you can expedite the 
resolution process and avoid further escalation of the problem.
 
While accepting a loss may be challenging, mainly if it involves a significant 
investment, it can provide closure and allow you to focus on more 
productive endeavors. 
 

Alternative Dispute Resolution (ADR)
Alternative dispute resolution (ADR) methods such as mediation or 
arbitration offer alternative avenues for resolving land issues outside 
traditional court proceedings. These methods involve the intervention of 
a neutral third party who facilitates negotiations and helps parties reach a 
mutually acceptable resolution.
 
ADR can be faster, less formal, and more cost-effective than litigation, 
making it an attractive option for resolving disputes efficiently and amicably. 
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Title Insurance
Title insurance protects against potential ownership disputes or defects 
in the title of a property. By purchasing title insurance, you can safeguard 
your investment and mitigate the risk of financial loss due to unforeseen 
title issues.

Title insurance policies typically cover legal expenses incurred in 
defending against title claims and provide compensation for financial 
losses resulting from covered title defects. Obtaining title insurance is a 
proactive measure to ensure peace of mind and protect your interests in 
the event of title-related disputes. 

Litigation
In some cases, litigation may be necessary as a last resort to resolve land 
issues that cannot be resolved through negotiation or alternative dispute 
resolution methods. Litigation involves initiating legal proceedings in court 
to seek a judicial resolution to the dispute.
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While litigation can be costly, time-consuming, and adversarial, it may be 
the only viable option for resolving complex or contentious land issues. 
Before pursuing litigation, weighing the potential risks and benefits and 
consulting with legal counsel to assess the likelihood of success is essential. 
 

Work With A Land Investor
Working with a land investor can be a practical and efficient solution for 
resolving land issues, especially when faced with challenges such as 
encumbrances, title defects, or environmental issues.
 
Land investors specialize in acquiring and managing land assets and 
possess the expertise and resources to navigate complex land-related 
problems. By selling your land to a reputable land investor, you can 
expedite the resolution process, minimize financial risk, and achieve a fair 
market value for your property.
 
Additionally, land investors may offer creative solutions and flexible 
terms to address specific land issues, providing a viable exit strategy for 
property owners facing challenging circumstances.
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What Immediate Benefits 
Can Selling Land Bring 
To You And Your Family
You Can Pay Off Any Debts You Have.
Selling land can provide a valuable source of funds that can be used to pay 
off existing debts, offering a pathway to financial freedom and stability. 
Whether it’s credit card debt, loans, or mortgage payments, the proceeds 
from selling land can be allocated towards settling outstanding debts, 
reducing interest expenses, and improving your overall financial health.
 
By eliminating debt burdens, you can alleviate financial stress, 
enhance your creditworthiness, and create a solid foundation for future 
economic success. 
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Selling Land, You’re Not Using Can Strengthen 
Your Finances.
If you own land that is sitting idle or unused, selling it can unlock its 
potential value and strengthen your finances. Unused land represents 
an underutilized asset that may cost you property taxes, maintenance 
expenses, and lost opportunities for generating income or appreciation.
 
By selling underutilized land, you can convert it into cash, which can 
be reinvested or used to bolster your financial position. This infusion 
of funds can provide liquidity, diversify your investment portfolio, and 
enhance your overall economic stability. 
 

You Can Use The Extra Money To Explore New 
Investment Opportunities.
Selling land can give you substantial money to be reinvested into new 
investment opportunities, allowing you to diversify your portfolio and 
potentially generate higher returns.
 
Whether it’s stocks, bonds, mutual funds, real estate, or business 
ventures, the proceeds from selling land can be allocated towards 
exploring a wide range of investment options tailored to your financial 
goals and risk tolerance. By reallocating capital to new investment 
opportunities, you can capitalize on market opportunities, maximize long-
term growth potential, and build wealth over time. 
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Spend It On Improving Your Current Home Or 
Buying A New One.
The proceeds from selling land can fund home improvements or 
upgrades, enhancing your residence’s comfort, functionality, and value. 
Whether renovating your kitchen, adding a new bathroom, or investing 
in energy-efficient upgrades, selling land can provide the financial 
resources needed to transform your living space into your dream home.
 
Alternatively, you can use the proceeds to purchase a new home that 
suits your needs, preferences, and lifestyle, whether upgrading to 
a larger property, downsizing to a smaller house, or relocating to a 
different neighborhood or city. Investing in your home can create a more 
comfortable and enjoyable living environment for you and your family 
while potentially increasing its resale value.



20

Three Ways 
To Sell Your 
Vacant Land
Sell By Yourself (FSBO):
You Should Budget For Advertising To Effectively Market Your Land.

Advertising is essential to attract potential buyers and effectively market 
your land for sale. Allocate your budget towards various advertising 
channels such as online listings, classified ads, social media platforms, 
and local newspapers. Consider investing in professional photography and 
drone footage to showcase your land’s unique features and potential.
 
Additionally, explore targeted marketing strategies to reach potential 
buyers interested in purchasing land for specific purposes such as 
farming, recreational activities, or development opportunities. 
 

Pay Attention To Details, As Mistakes Can Be Costly.

Selling land requires careful attention to detail to avoid costly mistakes 
that could derail the sale process or lead to legal complications. Ensure 
all property information and documentation are accurate and up-to-
date, including boundary surveys, zoning regulations, and any existing 
easements or restrictions. Take the time to thoroughly research local 
market conditions and comparable land sales to determine a fair and 
competitive asking price.
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Additionally, consult with legal and financial professionals to ensure 
compliance with relevant laws and regulations throughout the sales 
process. 
 

Expect Hard Work; Plan For Tasks Like Photography And Signage.

Selling vacant land by yourself requires dedication, effort, and careful 
planning. Be prepared to invest time and energy into tasks such as 
arranging professional photography to showcase your land’s best features, 
creating compelling listing descriptions, and designing eye-catching 
signage to attract potential buyers. Develop a comprehensive marketing 
plan outlining specific strategies and timelines for promoting your land 
through various channels.
 
Additionally, respond proactively to inquiries, schedule property 
viewings, and follow up with interested parties to keep the sales process 
moving forward. 
 

Verify Legality By Partnering With A Title Company To Ensure A Safe Sale.

Before finalizing a sale, it’s crucial to verify the legality of the transaction 
and ensure a safe and secure transfer of ownership. Partnering with a 
reputable title company can help you navigate the complexities of the 
closing process and mitigate the risk of potential legal issues or disputes. 
A title company will conduct a thorough title search to uncover any 
existing liens, encumbrances, or title defects that could affect the sale.
 
Additionally, they will facilitate the transfer of ownership and provide title 
insurance to protect both parties against unforeseen risks. 
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Be Prepared To Field Numerous Questions From Potential Buyers.

As an FSBO seller, you’ll likely encounter numerous questions and 
inquiries from potential buyers interested in your land. Be prepared to 
provide accurate and detailed information about the property, including 
its dimensions, zoning regulations, access rights, and potential uses or 
restrictions.
 
Respond promptly to inquiries, address concerns, and provide additional 
documentation or clarification as needed to build trust and credibility 
with potential buyers. Consider creating a FAQ document or virtual 
property tour to address common questions and streamline the sales 
process proactively. 
 

Understand That There Are No Guarantees Of A Sale.

Selling vacant land can be unpredictable, and there are no sale 
guarantees. Despite your best efforts in marketing and promotion, 
factors such as market conditions, location, and buyer preferences can 
influence the timing and success of the sale. Be prepared for potential 
challenges, setbacks, and fluctuations in the market, and maintain 
realistic expectations throughout the sales process.
 
Stay flexible, adaptable, and persistent in your marketing efforts, and 
consider seeking professional advice or assistance if you encounter 
obstacles or difficulties along the way. Patience and perseverance are 
vital in successfully selling your vacant land.
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Sell With A Realtor:
You Should Be Aware That A 10% 
Commission Could Reduce Your Profits.

When selling land with a realtor, it’s 
essential to understand that the 
commission fee typically ranges from 
5% to 10% of the sale price, depending 
on the agreement. This commission is 
generally split between the seller’s and 
buyer’s agents.
 
While realtors provide valuable services such as marketing, negotiating, 
and facilitating the sale, the commission fee can significantly impact 
your net proceeds from the sale. Sellers should carefully consider the 
potential impact of the commission on their profits and factor it into 
their financial calculations and expectations. 
 

Finding A Specialist In Land Sales May Be Challenging.

Unlike residential real estate, finding a realtor specializing in land sales 
can be challenging. Many real estate agents focus primarily on residential 
properties such as houses and condos, and they may lack the expertise 
and experience in marketing and selling vacant land.
 
As a result, sellers may need to conduct thorough research and interview 
multiple agents to find a specialist who understands the unique dynamics 
of land sales, including zoning regulations, environmental considerations, 
and development potential. 
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You’re Responsible For Ongoing Expenses Related To The Land Until The 
Sale Is Finalized.

While your land is listed for sale with a realtor, you remain responsible 
for ongoing expenses related to the property until the sale is finalized. 
It includes property taxes, maintenance costs, insurance premiums, and 
other carrying costs associated with owning the land.
 
Sellers should budget for these expenses and plan accordingly to ensure 
they can afford to maintain the property on the market. Working closely 
with your realtor, you can develop a strategy to minimize expenses, 
maximize the property’s marketability, and appeal to potential buyers. 
 
Be Aware That Agents May Not Assist With Issues Like Unpaid Taxes Or 
Legal Complications.

While realtors provide valuable assistance in marketing and selling 
properties, they may not always assist with specific issues, such as 
unpaid taxes or legal complications related to the land. Sellers are typically 
responsible for addressing any outstanding tax liabilities, liens, or legal 
disputes that may affect the sale.
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Working closely with your realtor and seeking professional advice from 
legal and financial experts to resolve these issues promptly and ensure 
a smooth transaction is essential. Transparency and full disclosure of 
potential problems are critical to building trust with potential buyers and 
avoiding surprises during sales. 
 

Some Agents May Lack Enthusiasm For Land Sales As They’re More 
Accustomed To Houses.

It’s essential to recognize that not all real estate agents have the same 
enthusiasm or expertise when selling vacant land. Many agents are more 
accustomed to dealing with residential properties such as houses and 
condos and may lack the specialized knowledge and experience required 
for land sales.
 
Sellers should carefully vet potential agents and select one with a 
genuine interest and commitment to selling land and a track record of 
success in land transactions. 
 

Understand That Your Land May Not Sell Quickly.

Selling vacant land with a realtor may take longer than selling residential 
properties, as land transactions typically involve a smaller pool of potential 
buyers and longer marketing cycles. Sellers should be prepared for the 
possibility that their land may not sell quickly and that it may take time to 
find the right buyer willing to pay the desired price.
 
Patience, flexibility, and realistic expectations are vital virtues in navigating 
the land sales process with a realtor. By working closely with your agent 
and implementing effective marketing strategies, you can maximize the 
chances of a successful sale while minimizing the time on the market.
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Sell To A Land Investor:
You Can Expect A Fair Cash Offer For 
Your Property.

When selling land to a land investor, 
you can expect to receive a fair 
cash offer for your property. Land 
investors specialize in acquiring 
land quickly and efficiently, often 
intending to develop or hold the land 
for future appreciation.
 

Unlike traditional buyers who may require financing or contingencies, land 
investors typically have the resources to make cash offers, allowing for 
faster and more streamlined transactions. Sellers can benefit from the 
convenience and certainty of a cash sale without waiting for financing 
approvals or dealing with potential loan complications. 
 

Avoid Extra Costs Such As Closing Fees, Commissions, And Other 
Charges.

Selling land to a land investor can help sellers avoid extra costs such as 
closing fees, commissions, and other charges typically associated with 
traditional real estate transactions. Land investors often operate on a direct 
purchase basis, eliminating the need for real estate agents, brokers, or 
third-party intermediaries.
 
As a result, sellers can save on costly commissions and fees, maximizing 
their net proceeds from the sale. Additionally, land investors may cover 
closing costs and other transaction expenses, further reducing the financial 
burden on sellers and simplifying the sales process. 
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Investors Will Handle Issues Like 
Unpaid Taxes, Liens, And Other 
Complications.

One of the key advantages of selling 
land to a land investor is that they are 
equipped to handle various issues 
and complications that may arise 
during the sale process. It includes 
addressing unpaid taxes, resolving 
liens, clearing title defects, and 
navigating other legal or financial 
challenges that could hinder the sale.
 
Land investors have the experience, 
expertise, and resources to effectively manage these issues, allowing 
sellers to avoid the time-consuming and often costly process of resolving 
them independently. By entrusting these responsibilities to a land investor, 
sellers can enjoy a smoother and more efficient transaction experience. 
 

Title Companies Help Expedite The Process While Ensuring Safety.

When selling land to a land investor, title companies play a crucial role 
in expediting the transaction process while ensuring safety and security 
for both parties. Title companies conduct thorough title searches 
and examinations to verify ownership, uncover any existing liens or 
encumbrances, and ensure the title is clear and marketable.
 
By working with a title company, sellers can gain confidence in the 
validity and integrity of the transaction, knowing that their interests are 
protected and that the sale will proceed smoothly. Additionally, title 
companies facilitate the transfer of ownership and provide title insurance 
to safeguard against potential title defects or disputes, further enhancing 
the safety and security of the transaction. 
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The Sale Is Hassle-Free As The Investor Manages The Challenging 
Aspects For You.

Selling land to a land investor offers sellers a hassle-free and convenient 

alternative to traditional real estate transactions. Land investors 

specialize in acquiring land quickly and efficiently, handling all aspects 

of the sales process from start to finish. It includes conducting property 

evaluations, negotiating purchase agreements, coordinating due 

diligence activities, and managing closing procedures.
 

By entrusting these responsibilities to a land investor, sellers can avoid 

the time, effort, and stress of selling land independently. The investor’s 

expertise and experience in managing challenging aspects of the 

transaction ensure a smooth and seamless sales process for sellers, 

allowing them to focus on other priorities with peace of mind.
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Meet The Owner From 
Blazestar Properties
I’m Melinda Morrow, a mother of four and proud grandmother. I grew 

up in the Pacific Northwest, which has nurtured my deep appreciation 

for beauty and nature. My background in Real Estate goes back many 

years as a landlord, where I take pride in offering secure homes to 

local families. More recently, I have branched out to Land investing, 

which aligns with my passion for nature. Over the years, I have 

received certifications in health coaching, dog training, and as a 

hospice volunteer, which shows my deep commitment to improving 

lives and promoting health and happiness. 
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How Blazestar 
Properties 
Can Help You
Our Values
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How We Work With Sellers
With my experience, you can expect to 
be treated with respect, kindness, and 
understanding. I’m here to really listen 
to what you need. As a problem solver, 
I’ll help you find the best solution, even 
if it means talking things through with 
your family. This is especially helpful 
when families inherit land and aren’t 
sure what to do next. I’m here to make 
these decisions smoother and more 
supportive for you
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How To Contact Us
We value your feedback, inquiries, and any other communication you may have 
with us. We are here to assist you in the best way possible. You can reach us 
by calling 833-310-4119, or email us at hello@blazestarproperties.com, 
or visit our website at blazestarproperties.com and submit your details via 
our web form. 

No matter how you choose to contact us, we are committed to providing you 
with excellent service and addressing your needs promptly. Your feedback and 
questions are important to us and we look forward to working with you.

Scan the QR code above to 
visit the webstie

mailto:hello%40blazestarproperties.com?subject=
http://blazestarproperties.com
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