APPENDIX ITEM 9


INSTRUCTIONS FOR LOCAL PUBLIC AGENCY APPRAISERS

PREPARING STANDARD APPRAISAL FORMAT

Use of the Standard Appraisal Format is required when the appraisal problems are judged to be complex.  It is required when the highest and best use of a property as improved is different than the highest and best use as if vacant, and when residential or other major improvements are taken, unless use of the URAR appraisal is specified.  The Standard Format is also required when there is a change in the highest and best use after the acquisition, unless the remainder is an uneconomic remnant.

The appraiser shall adhere to the following format and shall include paragraph headings and numbers as shown.  The appraisal shall be typewritten on 8 1/2" x 11" paper with the pages numbered sequentially.

These format instructions set out appraisal requirements of the Missouri Department of Transportation and the Federal Highway Administration.  It is inevitable that appraisers will occasionally encounter situations which are not specifically addressed herein.  In all cases the appraiser is responsible for a credible, adequately documented appraisal.  Reasonableness and typical professional appraisal practices are the standard.

There are a number of ownership items and appraisal problems frequently encountered in appraising for highway right of way acquisition, on which policies have been established by case law, management decision and precedent.  These policies apply to all appraisal formats and are set out in Appendix Item 12 Special Appraisal Considerations.

The following standardized identification block should be included at the front of the appraisal and may be altered as necessary.

LOCAL PUBLIC AGENCY
STANDARD APPRAISAL FORMAT
REAL ESTATE


City and/or County: 








Route or Project:








Job No.:  








Federal Project No.:








Parcel No.:







Area of Contiguous Ownership:





(As calculated from plans)

Acquisition:

(As indicated on plans)

Normal R/W:







Limited R/W:






Permanent Easement:





Temporary Easement:





Borrow:







Remainder:








Appraiser:







Effective Date of Appraisal:






1.
Owner

Identify owner of record.  Include current mailing address and phone number.


Identify tenant owner, if any.  Include current mailing address and phone number.

2.
Purpose of Appraisal

The purpose of this appraisal is to estimate just compensation, if any, due the owners as a result of appropriating certain realty rights as herein described.  (Include paragraphs 1. or 2., with paragraph 3. of sub-sections A.)


A.
Value Definition:


1.
Just compensation for a total acquisition is an estimate of fair market value of the fee hold as fee hold exists on the date of appraisal.



   or



2.
Just compensation for a partial acquisition is estimated fair market value of the fee hold as fee hold exists on the date of appraisal less estimated fair market value of the remaining fee hold assuming the proposed improvement is in place.



3.
Fair market value is defined in Missouri Condemnation Practice (1973, the Missouri Bar, Section 4.2) as:




"...the price which the property in question would bring when offered for sale by one willing but not obliged to sell it, and when bought by one willing or desirous to purchase it but who is not compelled to do so.


In determining fair market value you should take into consideration all the uses to which the property may best be applied or for which it is best adapted, under existing conditions and under conditions to be reasonably expected in the near future."


B.
Interest Appraised:


Will normally be fee simple interest.  If other than Fee Simple interest appraisal issues arise, consult the local MoDOT District office for direction.


C.
Scope of Appraisal:


The extent of the process of collecting, confirming and reporting data should be explained, and the area in which the data search was conducted should be generally defined.  The extent of the inspection process may also be explained here.


D.
USPAP Compliance:


USPAP Standards Rule 1-4 requires that three approaches to value be done "when applicable" and Standards Rule 2-2(b)(x) requires that the appraiser "explain and support the exclusion of any of the usual valuation approaches".  The agency, under the direction of MoDOT, has determined, the approach(es) to value which are applicable, that is, the approach(es) which are necessary to produce a credible appraisal for valuing property or property rights to be acquired for the agency's purposes or for disposal of this property or property rights.


As an agency of the government of the State of Missouri with the power to make administrative rules with the force of law, MoDOT's policy in this matter falls under the Jurisdictional Exception and explanation by the appraiser that the approach(es) to value are those required by the fee study is adequate explanation and support for the exclusion of any of the usual valuation approaches.


It is not the purpose of MoDOT to circumvent USPAP in requiring less than 3 approaches to value.  Rather, the purpose of this procedure is to keep the authority for making the decision on which approaches to value shall be done on an administrative level.  The appraiser has the responsibility to request a change in the appraisal assignment if field inspection reveals that the appraisal problem is substantially different than the agency had anticipated, and the approaches called for do not adequately deal with the problem.


USPAP Compliance Statement:  The appraiser shall include in the appraisal report the following statement:


This appraisal was prepared according to the contract/assignment from the agency under the direction of the Missouri Department of Transportation.  The intended use of the appraisal is for eminent domain related acquisition.  The agency bears responsibility for contract/assignment requirements that meet its needs and therefore are not misleading.  It is difficult to put a specific USPAP Standard 2 identity on an appraisal report prepared for the agency.  However, for any inconsistencies with USPAP, appraisers are protected by the USPAP Jurisdictional Exception provision.

3.
Location of Realty

List street and number of realty if in city limits.  Rural parcels shall be referenced to known geographical points such as road or highway junctions, etc.

4.
Legal Description

Recite the legal description of record.  If lengthy, it may be included by reference but should be supplemented by a plat, survey or property sketch.  A copy of the legal description from the title commitment may be attached.  The legal description and supplemental plats, etc. should be adequate to define the boundaries of the subject property.  The site plan (Paragraph 7F) may be used to meet the requirement for a plan or property sketch.

5.
Transfers Within Past 5 Years and Current Contracts, Options or Listings

Indicate all transfers of subject realty for the five years immediately preceding the date of the appraisal.  Show the parties to the transactions, dates of transactions, books and pages, instrument numbers and verified sale prices when possible to obtain.  If sales of the subject are comparable sales in the report or data book, reference to them will satisfy the requirement of this section.  Include details of any current Agreement of Sale (sale contract), option or listing of the subject property if such information is available to the appraiser in the normal course of business.

6.
Area Trend

An adequate area analysis includes brief and concise information on those factors in the neighborhood outside the subject property which have an impact on its value.  Items which should be addressed include, but are not limited to, a definition of the area by general or specific boundaries, the land uses or types of development, a statement on the trends of population growth and property values, information on infrastructure (streets and highways, utilities, fire protection and schools, for example) as it supports property values, growth and/or development.  If the area is in transition from one use to another, particularly from a developed use, special care should be taken to explain what the area is changing from and to, and what are the driving forces behind the change.  Project influence should be clearly identified but excluded from "before" value conclusions.


The Area Trend analysis may be included in the data book.

7.
Description of Realty Prior to Acquisition

A.
Zoning:


The code and category of zoning should be stated (for example, R-1, Single-Family District), along with the zoning authority (name of city or county).  Special zoning provisions or restrictions should be noted, such as minimum lot size or number of developed units allowed.  The report should state whether the subject property is in conformance with the zoning code.  If non-conforming, the highest and best use and value analysis sections of the report must deal with any effect of the non-conformity upon use and value.  Probability of zoning change should be dealt with in the highest and best use analysis.


B.
Land:


Site description should include dimensions, shape, size and frontage as appropriate.  Describe the topography, available utilities, roads or streets and frontages, and all non-structural site improvements including but not limited to paving, curbing, retaining walls, landscaping, ponds and terracing.  If agricultural land, information on soil types and productivity, percent cleared and timbered, and historic uses such as cropland and pasture land may be appropriate.


Information should be included on encumbrances, recorded or unrecorded, such as deed restrictions, limitation of access, utility easements, flowage or drainage easements, etc. which may affect market value.


C.
Structural Improvements and Fixtures Owned by Fee holder:


These items shall be inspected, identified and described in sufficient detail to indicate their uses, quality, condition and location upon the premises.  Major improvements should be measured and quantified.  A floor plan drawing, to scale, showing exterior and room dimensions and room identification must be prepared for all buildings affected by the acquisition.  The description should include such items as significant deferred maintenance, recent renovation and a statement of actual and effective age.  When there are items such as appliances, fireplace inserts, equipment, on-premise signs, etc. which could be realty or personalty, the appraiser shall identify them and state whether they are considered personalty or realty in the appraisal.



If unaffected by the acquisition, improvements shall be inspected to the extent that they can be adequately described.



When appropriate the impact of Title III of the Americans With Disabilities Act of 1990 as outlined in Section 6-3.10, Special Appraisal Considerations, should be considered.


D.
Buildings, Structures Or Other Improvements Owned By Someone Other Than The Fee holder, Which the Owner Has The Right Or Obligation To Remove At The Expiration Of The Lease Term:


All tenant-owned buildings, structures or improvements including outdoor advertising structures shall be identified and described as separate assets from that of the fee holder.  If realty, instructions for describing improvements in Paragraph 7C of this section should be followed.  When there are items such as appliances, fireplace inserts, equipment, on-premise signs, etc. which could be realty or personalty, the appraiser shall identify them and state whether they are considered personalty or realty in the appraisal.



When appropriate the impact of Title III of the Americans With Disabilities Act of 1990 as outlined in Appendix Item 12, Special Appraisal Considerations, should be considered.


E.
Other Considerations:


The appraiser must describe and address outdoor advertising structures, manufactured/mobile homes, satellite dishes, LP tanks, fence, environmental factors, historical and archeological features and dedication requirements in the appraisal.  Information about these items is included in Section 6-3.10, Special Appraisal Considerations.


F.
Site Plan:


The appraiser must provide a site plan showing all property boundaries and the location of improvements.  This requirement can be met by an annotated copy of an assessor's aerial map, a survey, an ASCS photo, a cut of the highway plan if it shows the whole property and all improvements, or a drawing.  If other than the plan cut is used to meet this requirement the site plan should show the proposed right of way line and easements, and the areas of the acquisition and remainder.  Greater detail and a higher degree of accuracy is required on small parcels or where improvements are very near and possibly affected by the acquisition than on large parcels where improvements may be important to the value estimate but are not affected by the acquisition.


G.
Photographs:


The appraiser shall attach identified color photographs of the appraised property showing all principal above-ground improvements and features affecting the value.  Photographic coverage of improvements should show all building elevations, (front, sides and rear) and details important to the valuation of major and/or affected improvements.  Photographs should also show the area of acquisitions including easement areas and their relationships to affected improvements.

8.
Highest and Best Use Before Acquisition

Estimation of market value requires consideration of the highest and best use or uses for which the property is suited.  Conclusion of highest and best use of vacant land should be consistent with zoning or evidence shall be included supporting the probability of zoning change.  If the subject property is unzoned vacant land, highest and best use should be consistent with surrounding land use and area trends or evidence supporting the different use shall be offered.  If the highest and best use is the existing use as improved, reasons supporting this conclusion should be explained.  If the highest and best use is different from the current use as improved and particularly if other than allowed by current zoning, this conclusion should be supported by market evidence and analysis showing that this use is financially feasible, physically possible, and that there is a high probability of obtaining the necessary zoning.  The requirement for highest and best use analysis will not be met by an unsupported statement of conclusion.

9.
Valuation Before Acquisition

Required Approaches:  Fee or Contract Appraisers shall as a minimum complete the approach or approaches to value as specified within the body of the appraisal contract.  Staff Appraisers shall complete the approach or approaches to value as authorized by the agency.  If the appraisal problem is determined to be more or less complex than recognized, so that different or additional approaches or a different format is more appropriate, a change to the appraisal assignment shall be requested.


Each required approach to value, both "before" and "after" when applicable, shall be compiled in accordance with accepted appraisal principles and techniques, with appropriate specifications contained in these instructions and in compliance with 23 CFR - Highways and 49 CFR - Transportation.


Sales of the subject within the past 5 years and current Agreements of Sale, options and listings of the subject property shall be considered and analyzed.  In some cases, sales of the subject over 5 years old may still be relevant.


Units of comparison:  In markets where analysis by front foot indicators is considered appropriate, value indications by area (square foot/acre or square meter/hectare) shall also be included in comparative data and analyses.


Special Appraisal Considerations:  For specific instructions on valuation considerations with respect to Title III of the Americans With Disabilities Act, tenant-owned improvements, manufactured/mobile homes, satellite dishes, LP tanks and fencing, see Appendix Item 12, Special Appraisal Considerations.


Valuation of Properties with Multiple Highest and Best Use:


Properties with the potential for multiple highest and best uses may be valued from comparable sales enjoying like potential or as an alternative, the appraiser may value each use area by use of data comparable to such specific use area and add the values of the different use areas.  Should an appraiser pursue the latter method of evaluation three sales comparable to each specific use area must be included and analyzed in the sales comparison approach, appropriate cost and income data for each use area shall be included if these approaches are done, and it must be shown that the owner may convey each specific use area without affecting the value of the remaining area(s).


Valuation of Improvements Which Do Not Represent the Highest and Best Use of the Property:  If improvements are not the highest and best use of the property they may have interim use value, salvage value (value of salvage exceeds cost of removal) no value (removal cost equals salvage value) or negative value (removal cost exceeds salvage value).  The analysis should be clear as to which premise improvements are being valued under.  If a salvage value is included in Paragraph 18, the before value of that improvement must be at least equal to that salvage value.


Data Book:  Each appraisal report prepared on the Standard Appraisal Format shall contain or make reference to sufficient documentation, including valuation data and the appraiser's analysis of that data, to support his/her opinion of value.  


Appraisers may incorporate within the appraisal reports all sales and other supporting data, however, compilation of and reference to a data book is recommended when there is repetitive use of data.


A data book shall contain a sales map (in sufficient detail to allow the reader to drive to each sale) comparable sale forms, and may contain other data used repetitively throughout the project including but not limited to definitions, area trend(s), economic rent(s), capitalization rate(s), replacement cost data and extracted adjustments.  As appraisals are written the appraiser may refer to specific pages or sections of the data book for supporting references rather than entering such data in each appraisal report.  When the data book is used by more than one appraiser, analyses and opinions must be independently developed.  The data book shall be submitted with the first appraisals.


Contract or fee appraisers shall forward three (or other number as specified in contract) copies of their data book with the first submitted appraisals.  Supplements to the data book shall be made as necessary.


A.
Sales Comparison Approach:


Required Number of Comparable Sales and Comparing Such Sales With Appraised Premises:


The words "comparable sale" as used herein shall be construed to mean (1) a real property transferring on the open market within approximately 5 years of the date of appraisal in which the sale is referenced as a basis for conclusion of value, and (2) a sold property which is similar and/or suitable for comparison with realty being appraised with regard to land area, shape, location, topography, utilities, improvements when applicable, potential highest and best use(s) and any other sufficiently similar qualities which may enable an informed person to arrive at a reasonable estimate or conclusion of value.  Pending contracts should be considered but not relied upon.  Contract for Deed may be used, however, if the contract is not recorded, a copy of the contract must be provided.  Comparable sale data shall be reported in each applicable portion of Sale Forms, Appendix Items 10A and 10B. 


A minimum of three comparable sales is required as a basis for an evaluation by the sales comparison approach.  An arms-length sale of the subject property may be considered a comparable sale provided the transfer occurred within approximately 5 years of the date of appraisal.  Adjustments for changes in market conditions and/or improvements may be necessary to align sale price with current value.



Each comparable sale shall be compared with the appraised realty and adjustments implemented for each significant element of difference affecting value.  An explanation shall be offered for each individual adjustment.  Differences may be measured by either dollars or percentage.  A lump-sum adjustment for more than one difference is not acceptable.


Either the data book or appraisal report shall contain sufficient sales data or other factual data and analyses of such data as to lend credible support to an opinion of each adjustment or value differential applied to the comparable sale.  The only exception to this policy shall apply when such supportive data cannot be abstracted by sales analyses and the appraiser so states.  Comments regarding adjustments abstracted from or based upon sale analyses shall include reference to the section or page number of the report or data book where the abstraction is explained.  Comments sufficient to explain the appraiser's rationale and reasoning shall be offered for each adjustment which could not be supported by sales, sales analyses or other factual data.


Comparable sales used as a basis for evaluating unimproved land must be either unimproved or all improvements totally and completely depreciated and offering no contributory value at date of sale.  The procedure of abstracting estimated contributory value of improvements from selling price to arrive at residual value for unimproved land shall not be considered credible sale evidence or a basis for valuing unimproved realty.



Each sale shall be analyzed to yield a value indication for the subject.  These value indications shall be reconciled to a value conclusion by the sales comparison approach.  The appraiser shall give an explanation if he/she does not conclude upon the value indication of one specific sale.



A final conclusion of value differing from the range indicated by the comparable sales must be explained in depth.



Before value by Sales Comparison Approach:

$______________


B.
Cost Less Depreciation Approach:

When utilizing the cost less depreciation approach the appraiser shall offer a minimum of three unimproved land sales to serve as a basis for evaluating unimproved land.  Each land sale must meet the criteria as prescribed for comparable sales in Paragraph 9A of this Section.


The appraiser shall compare each individual comparable land sale with the subject property.  Adjustments to each comparable sale shall be in accordance with specifications set forth in Paragraph 9A of this section.


Improvement Costs:  All costs recited in the cost approach must be substantiated by reference to specific sections of acceptable cost manual(s), contractor's estimate(s), manufacturer's or dealer's cost data or by other appropriate source(s).  The use of either replacement or reproduction cost is acceptable if the following two definitions are properly applied:  Replacement cost is the estimated cost to construct at current prices a building with utility equivalent to the building being appraised, using modern materials and current standards, design and layout.  Reproduction cost is the estimated cost to construct at current prices an exact duplicate or replica of the building being appraised using the same materials, construction standards, design, layout and quality of workmanship, and embodying all of its deficiencies, superadequacies and obsolescence.


Depreciation of Improvements:  When completing the cost less depreciation approach, the appraiser shall determine from market data or by the age/life method the applicable rate of depreciation for residential units, commercial buildings and other principal capital improvements.  Improvements of a minor nature may be depreciated based on observed condition.  Depreciation rates for mechanical appurtenances and/or trade fixtures may be estimated from age/life data furnished by the manufacturer or supplier, or from accepted cost manuals.


Before Value by Cost Less Depreciation Approach:


$_________



C.
Income Approach:

The appraiser shall, when implementing an income approach to value, develop an overall capitalization rate from sales of comparable realty investments.  The appraiser shall also offer evidence supporting any and all income and expense estimates.


Before Value by Income Approach:




$______________


D.
Valuing Outdoor Advertising Structures:

Outdoor advertising structures are defined as all signs, billboards, drawings or paintings which advertise activities conducted elsewhere or services and/or products provided other than at the subject property.  They should not be confused in the appraisal process with on-premise signs, which advertise activities conducted on the premises or services and/or products provided on the property.


Income from the sale of advertising displays posted upon outdoor advertising structures shall not be considered as income imputable to the realty.


Outdoor advertising structures are not normally transferred on the open market, therefore, it is difficult to obtain sufficient sales data to value them by the sales comparison approach.  The appraiser may estimate the value of outdoor advertising structures by the cost less depreciation method and add the result to the value of the realty for a total value of the fee hold.  Costs for the structures shall be compiled by Unit in Place Method or Quantity Survey Method with depreciation measured by the most appropriate means available.  Cost estimates are to be supported as defined in Paragraph 9B of this Section.


If the agency does not have adequate or up-to-date sign cost information, it may contract for such estimates (reconstruction of structures) with local sources who are knowledgeable.  The appraisal assignment should indicate that a contractor's estimate is needed and estimate its cost.  The agency will furnish this information to its contract appraiser(s) for incorporation into the appraisal.  It is the appraiser's responsibility to depreciate the sign structure to the extent indicated by its current physical condition.


If a trademark or logo sign is within the proposed acquisition, the appraiser shall offer the owner the option to have the sign valued and purchased as realty, or treated as personal property and relocated.  If trademark signs are encountered, consult the local MoDOT District office for advice.   

10.
Reconciliation of Value Before Acquisition

If more than one approach to value is used, the appraiser shall correlate the resultant value estimates and explain the rationale for deciding which approach and data provide the best support for the conclusion of estimated "before" value.


Total Value Before Acquisition:


 


$______________

11.
Description of Realty After the Acquisition

The appraiser shall describe the remaining realty to the extent necessary to provide a word picture of the "after" condition.  If the remainder is substantially changed from the "before" condition the appraiser shall describe the remainder as if the "before" condition never existed.  Partial acquisitions of a minor nature may best be described by discussing changes caused by the acquisition rather than repeating the contents of Paragraph 7 of this section.


A statement is required regarding the impact, if any, on all public and private utility services which the property enjoyed in the before condition.  Most utility companies reconnect the private service lines at no cost to the property owner, but some do not.  The cost to move and reconnect service lines which lie on or in existing right of way is a noncompensable item.  Property owners are advised of the possibility of incurring expense to reconnect these lines in the project public hearing and in the offer letter.  The cost to the owner to reconnect these services cannot be included in the appraised compensation.

12.
Highest and Best Use of Remaining Realty

The appraiser shall indicate the highest and best use(s) of remaining realty.  (See Paragraph 8 of this section.)  Should the acquisition cause a change in highest and best use(s) the appraiser shall analyze the new highest and best use in depth commensurate with the appraisal problem.  The change(s) caused by the right of way acquisition may make it necessary for the appraiser to utilize new comparable data.

13.
Valuation After Acquisition

Follow Instructions as shown in Paragraph 9 of this section.


Also refer to Appendix Item 12, Paragraph 9.


A.
Sales Comparison Approach:


Follow Instructions as shown in Paragraph 9A above.



After Value by Sales Comparison Approach:



$______________


B.
Cost Less Depreciation Approach:


Follow Instructions as shown in Paragraph 9B above.



After Value by Cost Less Depreciation Approach:


$______________


C.
Income Approach:


Follow Instructions as shown in Paragraph 9C above.



After Value by Income Approach:

 


$______________


D.
Valuing Outdoor Advertising Structures:


Follow Instructions as shown in Paragraph 9D above.

14.
Reconciliation of Value After Acquisition

If more than one approach to value is used, the appraiser shall correlate the resultant value estimates and explain the rationale for deciding which approach and data provide the best support for the conclusion of estimated "after" value.


Total Value After Acquisition:





$______________

15.
Estimate of Total Just Compensation

Total Just Compensation is computed by subtracting the estimated value after the acquisition from the estimated value before the acquisition.


Estimated Value Before Acquisition





$______________


Estimated Value After Acquisition





$______________


Indicated Just Compensation Due to Acquisition



$______________

16.
Allocation of Just Compensation

The appraiser shall offer an opinion of reasonable allocation of the estimate of just compensation between realty acquired and damages, if any, to the remainder.


This policy shall apply to the interests of both fee holders and tenants who own improvements.


A.
The fee holder's interest shall be distributed as follows:


1.
Land Acquired and Minor Improvements:


$______________




Land acquired, minor improvements, fixtures and structures which are not shown in Paragraph 16.A.2. shall be identified and individually valued, and their values combined to a total.  Fence acquired in a strip acquisition shall be included as an improvement acquired.



2.
Major Improvements:





$______________




Major improvements or structures within the right of way and/or easement areas shall be identified, with a separate value shown for each.  (Major improvements or structures may include dwellings, business buildings, barns, silos, etc..)


3.
Total Land and Major Improvements



$______________


4.
Damages to the Remainder:




$______________



Damages to the remainder including permanent and temporary easements shall be identified and individually valued, and their values combined to a total.  Losses caused by temporary borrow pits must be set apart from other damages.  Fencing required as a cost to cure due to road realignment shall be included as a damage to the remainder.


5.
Total Just Compensation Due Fee Holder:


$______________



(Combined totals of 3 and 4. above)


B.
The interest of each owner of tenant-owned improvements shall be distributed as follows:


1.
Tenant-owned improvements:












$______________












$______________



Identify each tenant-owned improvement within the right of way and/or easement area and estimate its value.  Use the greater of its contributory value or value for removal (salvage value).


2.
Damage to tenant-owned improvements:












$______________








$______________



Identify and show a value loss, if any, for each tenant-owned improvement lying outside the acquired area.


3.
Leasehold estate:





$______________



Calculate value of leasehold estate, if any, should the lease be extinguished or rendered valueless by the right of way acquisition.


4.
Total Just Compensation Due Tenant-Owner:

$______________



(Combined totals of 1. 2. and 3. above)

17.
Uneconomic Remnant

"An uneconomic remnant is a parcel of real property in which the owner is left with an interest after a partial acquisition of the owner's property, and which the acquiring agency has determined has little or no value or utility to the owner."  (49 CFR Section 24.2 (w), 10/1/93)  When the appraiser is of the opinion that an uneconomic remnant does not exist he/she shall enter the word "none" in this paragraph.  When the appraiser is of the opinion that an uneconomic remnant does exist a declarative statement is all that is required.  The appraiser may choose to describe elements which contribute to a parcel having some characteristics of an uneconomic remnant, yet conclude that the parcel is not an uneconomic remnant.  Such descriptions would be very helpful in making the administrative decision if the owner were to request that their remainder be considered uneconomic.  A separate area and value should be shown for each uneconomic remnant area.


Area
__________________  @  $ 



 =

$ _____________

18.
Estimated Salvage Value of Improvements Acquired

Identify those improvements which have market value for reuse (salvage value).  Examples include buildings for moving or materials, LP tanks, sign structures, etc.  Salvage values are the amounts the items would command if sold in place with the buyer being responsible for removal from the property.   Salvage values should not be assigned to very low value items such as farm fencing and clothesline poles.  If an improvement has salvage value, the before value must be at least equal to the salvage value after.


Improvement





 Salvage Value
$




Improvement





 Salvage Value
$




Total Salvage Value







$______________

19.
Contingent and Limiting Conditions

Contingent and limiting conditions may be listed in this paragraph or included in the addendum and referenced here.  The appraiser has the option to use the standard Contingent and Limiting Conditions Appendix Item 11.

20.
Certificate of Appraiser

A properly completed and signed copy of Certificate of Appraiser Appendix Item 11 shall be attached to the appraisal report.
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1.
Owner and Tenant-owners
2. 
Purpose of Appraisal

A.
Value Definition:


B.
Interest Appraised:


C.
Scope of Appraisal:


D.
USPAP Compliance:  The appraiser shall include in the appraisal report the following statement:

This appraisal was prepared according to the contract/assignment from the agency under the direction of the Missouri Department of Transportation.  The intended use of the appraisal is for eminent domain related acquisition.  The agency bears responsibility for contract/assignment requirements that meet its needs and therefore are not misleading.  It is difficult to put a specific USPAP Standard 2 identity on an appraisal report prepared for the agency.  However, for any inconsistencies with USPAP, appraisers are protected by the USPAP Jurisdictional Exception provision.

3.
Location of Realty
4.
Legal Description
5.
Transfers Within Past 5 Years and Current Contracts, Options or Listings
6.
Area Trend
7.
Description of Realty Prior to Acquisition

A.
Zoning:  


B.
Land:  


C.
Structural Improvements and Fixtures Owned by Fee holder:  


D.
Buildings, Structures Or Other Improvements Owned By Someone Other Than The Fee holder, Which The Owner Has The Right Or Obligation To Remove At The Expiration Of The Lease Term:


E.
Other Considerations:


F.
Site Plan:


G.
Photographs:

8.
Highest and Best Use Before Acquisition
9.
Valuation Before Acquisition

A.
Sales Comparison Approach:



Before Value by Sales Comparison Approach:
$______________


B.
Cost Less Depreciation Approach:



Before Value by Cost Less Depreciation Approach:
$______________


C.
Income Approach:



Before Value by Income Approach:
$______________

10.
Reconciliation of Value Before Acquisition

Total Value Before Acquisition:
$______________

11.
Description of Realty After the Acquisition
12.
Highest and Best Use of Remaining Realty
13.
Valuation After Acquisition

A.
Sales Comparison Approach:



After Value by Sales Comparison Approach:
$______________


B.
Cost Less Depreciation Approach:



After Value by Cost Less Depreciation Approach:
$______________


C.
Income Approach:



After Value by Income Approach:
$______________

14.
Reconciliation of Value After Acquisition

Total Value After Acquisition:
$______________

15.
Estimate of Total Just Compensation

Estimated Value Before Acquisition:
$______________


Estimated Value After Acquisition:
$______________


Indicated Just Compensation Due to Acquisition:
$______________

16.
Allocation of Just Compensation

A.
Fee holder's interest:



1.    Land Acquired and Minor Improvements:


$______________



2.    Major Improvements:
$______________



3.    Total Land and Major Improvements



$______________



4.    Damages to the Remainder:
$______________



5.    Total Just Compensation Due Fee Holder:
$______________


B.
Tenant's interest:



1.    Tenant-owned Improvements:
$______________



2.    Damage to Tenant-owned Improvements:
$______________



3.    Leasehold Estate:
$______________



4.    Total Just Compensation Due Tenant-Owner:
$______________

17.
Uneconomic Remnant

Area
__________________  @  $ 



 =
$ _____________

18.
Estimated Salvage Value of Improvements Acquired

Improvement 





 Salvage Value
$______________


Improvement 





 Salvage Value
$______________


Total Salvage Value
$______________

19.
Contingent and Limiting Conditions  (Appendix Item 11)
20.
Certificate of Appraiser  (Appendix Item 11)
LPA Land Acquisition Manual
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