APPENDIX ITEM 14




INSTRUCTIONS FOR APPRAISAL REVIEW
A.
Review of Payment Estimates 

Refer to Section VII and Appendix Item 7 of this manual for complete instructions on the Payment Estimate.  The value estimate made to determine a Payment Estimate (less then $5,000 exclusive of fence costs) shall be reviewed and approved by an official of the acquiring agency prior to the initiation of negotiations with the owners.  This review may be accomplished by agency personnel such as a real property assessor or other persons familiar with local realty values. 


If a Certified appraiser co-signs the Payment Estimate, a Jurisdictional Exception statement (Appendix Item 7A) is provided to accommodate the appraiser and reviewer's USPAP requirements.

B.
Review of Value Finding and Standard Format Appraisals

A qualified staff appraiser (approved by MoDOT for review responsibilities), or certified appraiser who is on the current Roster of Approved Contract Appraisers, (Appendix Item  13) shall review each appraisal to determine if it has been compiled in accordance with appropriate appraisal standards.  That reviewer shall also determine just compensation due the owners for appropriating specified realty rights.  The amount of just compensation as determined by the reviewer shall be concurred to by an LPA official prior to an offer being made.  


NOTE:  The LPA does not have authority to alter Just Compensation established by a Review Appraiser, prior to the initial offer.  If necessary, consult MoDOT District office if the LPA is concerned about the appropriateness of the Just Compensation.


In addition to above, the reviewer has the following responsibilities:



a.
Field inspect each appraised parcel as well as each comparable sale used by the appraiser during the valuation process, when the acquisition and appraisal is of a complicated nature as to require an examination in the field to fully understand the appraisal problem.  



On limited occasions a desk review of appraisals may be permissible.  The reviewer must disclose on Review of Appraisal and Approval of Just Compensation (Appendix Item 14) that only a desk review is done.



b.
Examine each appraisal report to determine that it:



1.
Is compiled in accordance with MoDOT's appraisal specifications styled Appraisal Formats and Instructions for Preparing Appraisals, (Appendix Items 8, 9, 10A, 10B, 11, and 12) or other manuals which may apply.  (Example:  Federal Aviation Administration or Uniform Appraisal Standards for Federal Land Acquisition.)  


2.
Is compiled in accordance with accepted appraisal principles and techniques with regard to valuation of real property.


3.
Contains or makes reference to information necessary to explain, substantiate, and thereby document conclusions, estimates of value, or just compensation.


4.
Offers evidence to support adjustments of comparable sales and depreciation rates, when applicable.  


5.
Includes consideration of all compensable items, damages, and special benefits, if any, and does not include compensation for items noncompensable under Missouri law.  


c.
When reviewing multiple appraisals on the same project or in the same area, be attentive to inconsistencies in analyses and conclusions which result in widely varying estimates of just compensation for similar acquisitions and/or damages.


d.
Request and obtain corrections, revisions, additions and/or clarifications to appraisal reports which do not substantially meet the requirements set out in the manual Appendix Items 8, 9, 10A, 10B, 11, and 12.   Such corrections or revisions shall be attached to and become part of the appraisal report.  


e.
Establish an opinion of Just Compensation.  Such opinion will be supported by approval of the appraisal as submitted or as amended to include corrections, revisions, additions and/or clarifications requested and attached to the appraisal report.  



The review appraiser may make minor corrections and comments in an appraisal review report, but not change any data or analysis. The proper way to handle an unacceptable appraisal is to first try to have the appraiser correct or update the appraisal, and if that cannot be done, the review appraiser should take remedial action in the appraisal review report. When this is necessary, the review appraiser may draw from any sources available, including other appraisals of the property. 



If necessary, the reviewer may independently develop market data and/or provide an independent analysis. If this is done, for his/her independent work, the review appraiser must adhere to all the applicable appraisal standards that are required of the appraiser.  



If the reviewer is unable to approve the appraisal or cannot develop an adequately supported alternate opinion, the reviewer must request an additional appraisal of the parcel in question.  


f.
Complete  a form similar to Appendix Item 14, allocating compensation between appropriate elements and parties, date and sign such document, thereby establishing and/or approving an amount, in dollars, which in the opinion of the reviewer represents the estimate of value or Just Compensation.  

C.
Estimate of Just Compensation and Certificate of Review Appraiser

Upon completion of review of Value Finding and Standard Format appraisal reports, and any necessary correction or modifications to the appraisal report, the review appraiser shall indicate the approved amount established as just compensation and sign the review appraiser's certification (Appendix Item 14).  
LPA APPRAISAL REVIEW AND APPROVAL OF JUST COMPENSATION FORM

A.
Owners of Record:  









                                                  
B.
Appraisal Inspection:

The attached appraisal report does:


Yes No N/A


 [  ]  [  ]  [  ]  
Adhere to the Terms and Format required by the appraisal contract or assignment.


 [  ]  [  ]  [  ] 
 Correspond to the design plan with regard to area owned.


 [  ]  [  ]  [  ]  
Correspond to the design plan with regard to rights and land area to be acquired.


 [  ]  [  ]  [  ]  
Reflect correct mathematical computations.


 [  ]  [  ]  [  ]  
Correspond to other authorized appraisal in regard to factual data, if applicable.


 [  ] [  ]  [  ] 
Contain or refer to appropriate number of comparable sales, using completed Form Appendix 10A/ 10B.



Contain or refer to data and exhibits as required by the appropriate instructions, including:


 [  ]  [  ]  [  ]  
Photographs of areas acquired and damaged, as well as affected building and land improvements.


 [  ]  [  ]  [  ]  
Floor plans of affected or acquired improvements.


 [  ]  [  ]  [  ]  
Site plan showing perimeter boundaries and location of improvements thereon.


 [  ]  [  ]  [  ]  
Plot plan showing acquisition, and location of acquired or affected buildings and land improvements.


 [  ]  [  ]  [  ] 
Identification block on Plot Plan showing Parcel number, Areas acquired, and Remainders.

B.
Remarks:   If any item marked "no" above, explain.  Attach additional sheets if necessary.

C.
Appraised Compensation:  $



by 




                             
D.
Approved Compensation:  $



                 
E.
Distribution of Approved Compensation:

1.
Amount of Line D Payable to Fee Holder(s):





$


                

a.
Payment for Land and Minor Improvements Thereto:



$


                
b. Item, contributory value and salvage value of major improvements within


right of way and/or easement areas:





        

Salvage  

Contributory




   Item


              Value
              Value

       





 $ 

   $ 
  

             






 $ 

   $ 
  









 $ 

   $ 
  

 


Totals                          

 $  

   



$


                


c.
Total Land and Major Improvements:





$


                
d. Damages to Remainder including permanent and temporary easements but


excluding losses to tenant-owned improvements:




$


                

e.
Total Value or Compensation to Fee Holder(s): 




$


                
2. Amount of Line D attributable to value of, or losses to tenant-owned buildings,


structures, or improvements:


      
  

Contributory       Removal                              Leasehold         Salvage



Item/owner       

  Value               Value            Damage          Value              Value





 $

    $

 $ 
 $

 $

          




 $

    $
 $ 
 $
 $






 $

    $
 $ 
 $
 $




Total money due someone other than fee holder:




$


                
F.
Value of Entirety for Purpose of Prorating Realty Taxes:    



$


                

1.
Value of fee interest   
$


                

2.
Value of tenant interest 
$


                
G.
Value of Uneconomic Remnant(s):



      


$


                
H.
Comments and/or Comparison with Previously Submitted Appraisals:  

Appraisal Approved as Submitted  [ ]


Appraisal is approved subject to the Following Comments  [ ]

CERTIFICATION:
The Reviewer certifies that, to the best of his/her knowledge and belief:  the facts and data reported by the review appraiser and used in the review process are true and correct;  the analysis, opinions, and conclusions in this review report are limited only by the Contingent and Limiting Conditions utilized by the appraiser,  unless additional contingent and limiting conditions are stated herein, and are his/her personal, unbiased professional analyses, opinions and conclusions; he/she has no direct or indirect present or contemplated future personal interest in the subject realty, or in any benefit from its acquisition; and he/she has no personal interest or bias with respect to the parties involved; his/her compensation is not contingent on an action or event resulting from the analyses, opinions, or conclusions in, or the use of, this review report; his/her analyses, opinions, and conclusions were developed and this review report was prepared in conformity with the Uniform Standards of Professional Appraisal Practice;  he/she has field-inspected the subject realty, as well as the comparable sales and/or leases considered by the appraiser(s), unless otherwise indicated in the comments section;  his/her determinations have been reached independently;  he/she has disregarded any increase or decrease in the fair market value of this property prior to the date of valuation caused by the public improvement for which the property is acquired, or by the likelihood that the property would by acquired for such improvement, other than any loss in value due to physical deterioration within the reasonable control of the owner(s);  the amount of approved compensation includes all compensable items as authorized by State and Federal laws.

Signature of Reviewer 






 
Date 



                       



Agency:       




                  



Route or Project:




   



Federal Project No.:



 
                  



Parcel No.:  
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