APPENDIX ITEM 8


INSTRUCTIONS FOR LOCAL PUBLIC AGENCY APPRAISERS
PREPARING VALUE FINDING APPRAISAL FORMAT

Use of the Value Finding Appraisal Format is allowed when the acquisition is simple, when fair market value can adequately be estimated by the sales comparison approach with only minor adjustments, when damage to the remainder can be measured by the cost to cure or is consequential damage not exceeding $10,000 in total, and when the highest and best use is the present use and is not materially affected by the acquisition.  Consequential damage due to more than one factor may suggest that the standard appraisal format should be used.

Use of the Value Finding Format in appraising residences that are to be acquired is not permitted.
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 Highway and Transportation Department 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 shall be included at the front of the appraisal, and may be altered as necessary:





LOCAL PUBLIC AGENCY
VALUE FINDING 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-section 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 reasonable 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.  A site plan 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

Briefly describe the primary influence of the area (urban, suburban, agricultural, industrial, etc.), and of the immediate neighborhood of the subject.  Major features which could impact the value of the subject or influence the character of the neighborhood (such as business attractions or salvage yards) should be included.  Information should be sufficient to allow a reader to judge the relevancy of the comparable data and analysis.

7.
Description of Realty Prior to Acquisition
   
A.
Zoning:  

The code and category of zoning should be stated along with a brief description of what is allowed by the category (for example, R-1, Residential, which allows single family dwellings).  The report should state whether the subject property, if improved, is in conformance with the zoning code.
      
B.
Land:  

Site description should include dimensions, shape, size and frontage as appropriate.  Describe the topography, available utilities, roads or streets and frontages, and 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.

      
C.
Structural Improvements and Fixtures Owned by Fee Holder:  

If unaffected by the acquisition, improvements shall be inspected to the extent that they can be adequately described.  Minor improvements taken or damaged shall be described in sufficient detail to indicate their size, major structural components and condition.  This format shall not be used when there is consequential damage exceeding $10,000 to a structural improvement. If there is consequential damage to a structural improvement, a detailed description of the affected improvement together with a floor plan drawn to scale showing outside dimensions and interior room arrangement must be included in the appraisal.

     
D.
Structural Improvements and Fixtures Owned by Someone Other Than Fee Holder:  


Structural improvements other than those owned by the fee holder shall be described separately but in the same detail as fee-owned improvements.           (See Paragraph 7C above).

      
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.  Information about these items is included in, Appendix Item 12, 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.


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.

8.
Highest and Best Use

A statement of the highest and best use conclusion is sufficient if consistent with existing zoning, however, a concluded highest and best use in conflict with existing zoning must be supported.  This format requires that the highest and best use of an improved property be the current use and that the highest and best use is not affected by the acquisition.

9.
Description of the Acquisition and Effects on the Remainder

Include the area of right of way and/or easements to be acquired, and briefly describe their location, configuration and relation to improvements or other important characteristics of the property.


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 the offer letter.  The cost to the owner to reconnect these services cannot be included in the appraised compensation.
10.
Analysis and Supporting Data for Compensable Losses

A.
Analysis of Overall Land Value:

A minimum of one unimproved sale comparable to the subject as if the subject was unimproved, shall be considered when arriving at an overall unit value.  The comparable sale(s) shall meet criteria as stated in Paragraph 9 A., Sales Comparison Approach, of Instructions For Preparing Standard Appraisal Format.  All significant differences between the sale and subject must be identified and the effect on market value analyzed and explained.  


A total difference of up to 30% may be adjusted in a lump sum.  When a sale sufficiently comparable to meet this requirement is not available the appraiser may use the most comparable sale(s) available and show individual adjustments together with market data or in-depth explanation of the appraiser's rationale to support the adjustments and value conclusion.  A brief explanation should be given if in the appraiser's judgment no adjustment to the sale(s) is necessary.


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.



Conclusion-Overall Unit Value of Land:



$______________


B.
Analysis of Value of Land Acquired (if different from overall value):


If the unit value of the area acquired is different from the overall unit value of the entirety it must be supported by a sale comparable to the acquisition and explanation must be given why the estimated unit value of the acquisition area is different.  The same procedure for adjustments as outlined above applies to the sale(s) used to analyze the unit value of the acquisition.


Conclusion-Unit Value of Land Acquired:
$

_____


C.
Analysis of Value of Improvements in the Acquisition:

The appraiser may estimate the contributory value of any acquired improvement having a value of $4,000 or less.  Improvements with a value over $4,000 shall be valued by The Cost Less Depreciation approach with cost sources, calculations and depreciation rates shown.  If improvement in question is a Trademark sign, consult local MoDOT District office for advice.


Depreciation may be estimated by observed condition or age life methods.  Market data supporting improvement value and/or depreciation estimates may be included.  All fencing acquired shall be valued at replacement cost if it is necessary for the subject property to attain its highest and best use or contributes to that use.  Fence replaced as a result of widening shall be listed as an improvement acquired.  


Value of each improvement, its ownership and the total value of improvements taken shall be shown. (Also see Appendix Item 12 Paragraphs 2 and 5.)


Conclusion-Estimated Value of Improvements:
$_____________


D.
Analysis of Cost to Cure Items:

Cost to cure items may include wells and water systems, septic or sewer systems, waterways, terraces, fencing for right of way lines along relocated highways, etc.  Costs for such items shall be based on contractor estimates or other appropriate cost sources.  Value of each cost to cure item and the total shall be shown.  The estimated cost to move a building improvement shall not be used as a measure of consequential damage in the Value Finding format.


Conclusion-Estimated Cost to Cure:
$ _____________


E.
Analysis of Damage to the Remainder:


Rationale for conclusion of damage to remainder due to easements or consequential damage shall be explained.  Consequential losses to remainder fee may result from limitation of direct access, proximity of R/W to improvements, severance, reduction in size of remainder, configuration of remainder, change in grade and other effects of acquisition.  The impacts of temporary and permanent easements may extend beyond their boundaries.  Losses of this nature may be estimated by the appraiser without the benefit of sales data or other supporting evidence provided an estimate for the total loss does not exceed $10,000, but in all cases rationale must be reasonable and fully explained.  Consequential damage due to more than one of the above  factors may suggest that the standard appraisal format should be used.   The estimated cost to move a building improvement shall not be used as a measure of consequential damage in the Value Finding format, unless authorized by an approved fee study.  (See Paragraph 9 of Appendix Item 12.)

Conclusion-Estimated Damage to Remainder:
$ _____________

11.
Estimate of Total Just Compensation

The Before Value Estimate shall include the value of land and all improvements including outdoor advertising structures.  Contributory values of unaffected improvements and signs may be estimated.


Fee Holder Interest:







$______________


Tenant Interest:







$______________


Total Before Value Estimate:






$______________


After Value Estimate:







$______________


Indicated Just Compensation Due to Acquisition:



$______________


(Total Just compensation is computed by subtracting the estimated value after the acquisition from the estimated value before the acquisition.)

12.
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 minor structures which are not shown in Paragraph 12.A.2. shall be identified and individually valued, and their values combined to a total.  Fence taken in a strip acquisition shall be included as an improvement acquired.

            
2.
Improvements:





$ _____________


Improvements or structures within the right of way and/or easement areas shall be identified, with a separate value shown for each.


3.
Total Land and 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:


$______________


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:

$ _____________

13.
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 acreage and value should be shown for each uneconomic remnant area.


Area
__________________ @ $
____________  =  $ ________________

14.
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







$______________
15.
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).
16.
Certificate of Appraiser

A properly completed and signed copy of Certificate of Appraiser (Appendix Item 11) shall be attached to the appraisal report.
17.
Other Required Attachments to Value Finding Appraisal

A.
A minimum of one color photo of the right of way area, easement area and any acquired structures.


B.
A copy of a "cut" from the plan sheet showing the parcel and the rights to be acquired.


C.
Cost estimates, if a data book is not used or they are not included in the data book.


D.
Comparable sales, if a data book is not used or they are not included in the data book.


E.
Comparable sale map in sufficient detail to allow the reader to drive to each sale if such map is not included in the data book.

LOCAL PUBLIC AGENCY
VALUE FINDING APPRAISAL FORMAT
REAL ESTATE



City and/or County:  











Route or Project:
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Area of Contiguous Ownership:







(As calculated from plans)
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(As indicated on plans)
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Permanent Easement:
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Remainder:










Appraiser:
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1.
Owner and Tenant-owner
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.


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.


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 obligated 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 reasonable expected in the near future."


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.
Structural Improvements and Fixtures Owned by Someone Other Than Fee Holder:  


E.
Other Considerations:  


F.
Site Plan:  (Attach)

8.
Highest and Best Use
9.
Description of the Acquisition and Effects on the Remainder
10.
Analysis and Supporting Data for Compensable Losses

A.
Analysis of Overall Land Value:



Conclusion-Overall Unit Value of Land:
$ 





B.
Analysis of Value of Land Acquired (if



different from overall value):



Conclusion-Unit Value of Land Acquired:
$ 





C.
Analysis of Value of Improvements in the Acquisition:  



Conclusion-Estimated Value of Improvements:
$ 





D.
Analysis of Cost to Cure Items:



Conclusion-Estimated Cost to Cure:
$ 





E.
Analysis of Damage to the Remainder:



Conclusion-Estimated Damage to Remainder:
$ 




11.
Estimate of Total Just Compensation

Fee Holder Interest:
$ 





Tenant Interest:
$ 





Total Before Value Estimate:
$ 





After Value Estimate:
$ 





Indicated Just Compensation Due to Acquisition:
$ 




12.
Allocation of Just Compensation

A.
Fee Holder's Interest:


1.  Land Acquired and Minor Improvements:   
  

$ 





2.  Improvements:                                 
$ 


             

3.  Total Land and 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:
$ 




13.
Uneconomic Remnant

Area                       

  @ $               

  =

$ 


             
14.
Estimated Salvage Value of Improvements Acquired

Improvement                            
   Salvage Value:

$ 


             

Improvement                           
   Salvage Value:

$ 


              

Total Salvage Value:
$ 


              
15.
Contingent and Limiting Conditions  (Appendix Item 11)
16.
Certificate of Appraiser  (Appendix Item 11)
17.
Other Required Attachments to Value Finding Appraisal
      
A.
A minimum of one color photo of the right of way area, easement area and any acquired structures.

      
B.
A copy of a "cut" from the plan sheet showing the parcel and the rights to be acquired.

      
C.
Cost estimates, if a data book is not used or they are not included in the data book.

     
D.
Comparable sales, if a data book is not used or they are not included in the data book.

     
E.
Comparable sale map in sufficient detail to allow the reader to drive to each sale if such map is not included in the data book.
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