C. GENERAL STANDARDS OF A MISCELLANEOUSNATURE

C-1. IMPORTANCE OF THOROUGH APPRAISALS: Accurate gppraisals, based upon sound lega
principles and made by competent, qualified appraisers, are necessary and required” to properly protect the
interests of the government and to expedite payment of just compensation to property owners.

All gppraisas should be made with recognition of the possibility that the question of vaue may belitigated,
gnce it is not possble to predetermine how many tracts within an areawill be acquired by voluntary
conveyance. Therefore, "[tlhe appraiser should begin preparing for trid the moment the apprasa
assignment is received.’® Accordingly, in making al appraisas, a complete, detailed inspection of the
property and full consideration of gpplicable principles are necessary so that there may be an adequate
presentation of the government's case. Thefact that an appraisal may requirerevison prior totrid to bring
the effective date of the gppraisal into conformance with the legal date of taking does not excuse anill-
prepared initial gppraisal. All appraisas are often subject to discovery, thus the appraiser may be
embarrassed, and the government's case weakened, by poorly prepared initid appraisals.

Theimportance of sound gppraisal's cannot be overemphasized. Thisisso not only becausethe courtshave
edtablished basic rules governing the exercise of the power of eminent domain but because of the
government's obligation to serve the generd public and to protect the common wefare by paying just
compensation whenever private property is needed for public use. It isfor these very reasons that these
appraisa standards, and the government's review process, are so arduous. "However, . . . the appraiser
must not let this regimented gppraisal procedure and review process condrain his thinking and limit his
professiond judgment.'®

149 CF.R. Part 24.

? Redl Edtate Vauationin Litigetion, p. 352.

® bid., p. 336.



C-2. RESPONSIBILITY OF THE APPRAISER: Asdetailed further under the heading " Impartiality,™ it
is expected that gppraisers will be unbiased in their work. They must exercise sound judgment based on
known pertinent facts and circumstances and it is their responsibility to obtain knowledge of dl pertinent
facts and circumstances which can be acquired with diligent inquiry and search. They must then weigh and
congder the relevant facts with good judgment and make their decison, entirely on their own, in asound
professiona manner, completely unbiased by any congderation favoring ether the owner or the government.

The gppraisa report should be documented and supported so as to convince an impartia reader of the
soundness of the appraiser's estimates, within the limits of integrity, judgment and ethics.

"Probably one of the greatest weaknesses of Appraisersistheinability to communicatethar findingswithout
any question of doubt. Report writing istruly an art, and with semantics, the problem in our languagewhat it
is, thisisunderstandable; however, . . . the gppraiser should make every atempt to project or clarify what is
in his'mind' into the written word, which is dso clearly understandable to his client, even if it takes more
work."

If called upon to testify, the gppraiser should marsha hisor her factsand opinions so asto adducethemina
clear, concise and sincere manner. It should never be necessary for court or counsel to request an
gppraiser to gpeak more loudly in order for the appraiser to be heard. Unlessthe jury, commissioners or
court can hear the testimony, the appraiser cannot possibly achieve thevery purpose of their employment,
i.e., to convince the tribuna which will determine the award or verdict of the soundness of the gppraiser's
estimate of vaue. The appraiser should set high standards of performance and render the best possible
service.

Appraisersare urged to bear in mind that the reputable member of the appraisal profession haslittleto offer
except an adequately supported judgment. To enjoy the fruits of their labor gppraisers must be the
personification of honesty and integrity. Appraisers must be counted on to do what is right and not barter
their persond honor or lower their sandards for persond gain. Appraisers must adhererigidly to ethica
rules of conduct in their relations with employer and with the public. The mogt profitable and worthwhile
asset of gppraisersisthar reputation for thesethings. If appraisals are prepared in the true spirit of these
high standards of persond service, the fulfillment of the gppraiser's important responghilities will be
complete.

4 C-3, infra, p. 91.

> The National Association of Review Appraisers, ed., Principles and Techniques of Appraisal
Review (St. Paul, Minn.: Todd Publishing, 1980) p. 20.




In order to be properly prepared to testify as to value in court, and to render the utmost assistance to
counsd in preparation for trid, the gpprai ser needs, in making an gppraisa for purposes of eminent domain,
to consder dl rdevant methods of vauation. While an gppraiser may be positive that only one method or
theory is sound, gppraisers are required to consder al methods of vauation by their professona

standards,” aswell asthe standards set forth herein. In addition, neither the appraiser nor tria counsd can
predict the scope of the cross-examination or the evidence whichwill be adduced by the opposing party, to
whichthe gppraiser may becdledtotestify inrebuttal. Accordingly, the appraiser should givethought to dl

possi ble methods and theories and be prepared to explain why he or she considersthose not relied uponto
beirrdlevant to the gppraisa problem at hand.

C-3. IMPARTIALITY: "Although thegppraiser isan advocate of hisopinion, theremust benothinginhis
testimony or demeanor which suggests advocacy for his dient's interest.” The role of dlient advocateis
exclusvely reserved to the attorney. The gppraiser is employed to express an opinion of vaue, which, to
warrant being accorded weight must be supported by factual data® Whileit isimportant that an appraiser
tedtify with Sncerity in support of his views, it is dso important that he bear in mind thet it is neither his
property nor his money and his only function isto testify to hisimpartia opinion of value. When awitness
assumestheroleof an advocate heis ot to harm both himsalf and hisclient'scase. " Experience hasshown
that triers of fact have an uncanny knack for distinguishing between the expert witnesswho is an advocate
for hisdient andistestifying to afase vaue, and the onewho istestifying to his unbiased opinion of vaue. .
.. The gppraiser who cannot ignorethe interests of the client and devel op an unbiased, supportable opinion
of vaue will have a short professiona career."

An appraiser, whether staff or contract, who has apresent, prospective, or futureinterest in aproperty, the
owners, mortgagees, or other lienholders is, for obvious reasons, indigible to appraise the particular
property for eminent domain purposes.

C-4. WITNESS COMPOSURE: "It has been said that 'cross-examination takesthe placein our legd
system that torture occupied in the medieva systemsof civilization." "'The purpose of cross-examingionisto
dilute, neutralize or completely destroy the effect of the witnesss direct testimony' and appraisers have
sagely been advise that '[c]ross-examinaion isthe anvil of truth and you must be prepared for athorough
hammering."™® When on the witness stand the appraiser should keep in mind that 'Ta]nger isthe sign of

® Uniform Standards of Professional Appraisal Practice (The Appraisal Foundation, 1990).

" Red Edtate Vauation in Litigetion, p. 395.

8 Washington v. United States, 214 F.2d 33, 43 (9th Cir., 1954) cert. denied, 348 U.S. 862
(1954).

° Redl Edtate Vauationin Litigetion, p. 354.

19 pid., pp. 390-91. (Citations omitted.)



defeat and capitulation.™

1 John P. Hogan, "Ten Court Room Commandments for Appraisers” Right of Way, October 1959,
p. 25.



C-5. CONTACTING LANDOWNERS: During the course of ingpecting the property being appraised,
the appraiser is expected to see and talk persondly to the owner or, in the owner's absence, the owner's
agent or representative. |f the apprai ser is advised that the property owner isrepresented by legal counsd,
al owner contact and property inspections should be arranged through the owner's attorney. Ownersare
generdly aprime source of detailed information concerning the history, management and operation of the
property. 1n compliancewith the provisions of Public Law 91-646, the owner or the owner's designated
representative must be given an opportunity to accompany the gppraiser during hisor her inspection of the

property.

C-6. CONTRACTING FORAPPRAISAL AND OTHER EXPERT WITNESS SERVICES: It cannot
be emphasized too strongly that careful sdection and coordination with contract gppraiser(s) isparamount in
the successful negotiation or condemnationof aninterest inred estate. 1t isimportant to obtain the contract
services of the best qualified and available gppraisers within the rules governing the contracting process.

While price is certainly a condderation, more important factors involve appraisa experience, education,
professiond reputation, court experience and demonstrated competency.

"U. S. Attorneys should ingst that acquiring agencies which they represent use only appraisers who have
been gpproved by the Department [of Justice] as being acceptable for presentation of expert testimony.
Where appraisers who are not adequate for this purpose are employed, money iswasted, since it will be
necessary to expend more money for additiona gppraisas of the same property, and the government may
be required to change estimates of value in midstream, thereby impairing settlement opportunities.™

Title XI of the Financid Inditutions Reform, Recovery and Enforcement Act of 1989, amended,
(FIRREA)* requiresthe establishment of state programsfor thelicensing and certification of appraisers. 49
C.F.R. 24.103(d) will be amended to provide that, if a detailed appraisal is necessary, and the agency
employsacontract gpprai ser to perform the appraisa, such gppraiser must be certified in accordancewith
Title X1 of the FIRREA. Therefore, as date programs are implemented, which must be no later than
December 31, 1992, only those contract appraisas prepared by certified appraiserswill be acceptablefor
federal condemnation purposes.

The Department of Justice may make an exception to this rule on a case by case basis as where timber,
minerd or other vauation specialists may or may not be required to hold astatelicense or certification asan
gopraiser. When aspecididt is hired, who may not be required to be state certified, those responsiblefor
hiring the speciaist should study qualifications, experience, work products, references, etc., to be surethe
specidigt iswel qudified for the valuation task to be performed.

1242 U.S.C. {{4601-4655.
3 U. S. Attorney's Manud, Vol. 11, Title 5, 5-15.964.

“pL.101-73, 103 Stat. 183, 511 (Aug. 9, 1989).



Red estate gppraisd isbecoming more and more sophisticated. Appraisers arefinding that to prepare an
adequately supported estimate of market vaue, it is necessary to employ the assistance of specidized
consultants. Agencies should atempt to identify the need for such specid consultants prior to issuing an
gopraisa assgnment and make arrangements for such services, ether by contracting with the consultant
directly or by providing for the retention of the consultant by the appraiser in the appraisa contract. If the
gppraiser finds that an appraisal cannot be completed without the assistance of a consultant the appraiser
should notify the agency involved immediatdy. The gppraiser should not adopt unreasonable or

unsupported assumptionsin making an gppraisal in lieu of obtaining speciaized consultant ass stance.

The types of specid consultants most often needed include:

Equipment and machinery appraisers
Environmental engineers and auditors

Civil engineers

Cost estimators or contractors

Marketing experts

Feasbility and planning experts
Geologigs'mining engineersminerd specidigts
Hydrologists

Timber cruisers/foresters

Communications experts

Whether specia consultants are retained by the agency or the gppraiser, it isthe agency's responsibility to
identify the scope of work and establish qudification criteria

Itisimportant in contracting for appraisasto be surethat the individua appraiser withwhom the contractis
made actudly prepares, or is principaly responsble for, the gppraisa and will testify in court.

C-7. CONFIDENTIAL NATURE OF APPRAISALS: Appraisers vauationsand supporting gppraisd
reports are confidentia information and the gppraiser shdl not divulge his or her findings and opinions to
anyone except authorized officids of the government. Once an eminent domain action has been filed,
authorization for disclosure must be in writing from the government's legal counsel assigned to the case.™
Any appraisd report prepared for the purpose of government acquisition should be construed to be the
subject of potentid litigation until such time as the government has consummeated its acquisition.

The Department of Justice strongly recommendsthat agencies not disclose the contents of appraisa reports

1>t isthe policy of the Department of Jugtice that this prohibition against disclosure during pendency
of litigation without written authorization from the government's legal counsdl extends to professiond
peer review committees and to state and loca gppraiser licensing and/or certifying agencies. This policy
isconsdered a"jurisdictiona exception” to the Uniform Standards of Professional Appraisal Practice
(The Appraisa Foundation, 1990).




beyond that required by P.L. 91-646 during the negotiation process. Agencies shdl not divulge the
contents of an gppraisa report to anyone, without authorization from the Department of Justice, onceacase
has been referred to the department for the filing of a condemnation action.

C-8. APPRAISAL REVIEW: The review of appraisa reports by a qudified reviewing gppraiser is
required. The minimum requirements for an appraisa review processare found in 49 CF.R. 24.104. In
addition, standardsfor appraisal review established by The Appraisal Foundation'® should be considered a
minimum requirement for reviewing an appraisa and reporting the results thereof. In accordance with the
foregoing, prior to the adoption of an appraisal of property having more than token vaue, the reviewing
gppraiser for each agency should attach to the gppraisa the written review report or review memorandum
indicating the scope of hisor her review and supporting the action recommended.

It is the review appraisar's responghility to determine whether the appraisa is adequately supported,
whether it complies with recognized appraisal principles and practices, these sandards, and whether it
conformsto governing lega premises as prescribed by legd counsd.

Appraisas supplied by an agency to the U. S. Department of Justicein support of arequest to condemna
tract of land or interest inred estate areto bereviewed by the Appraisa Unit of the Department of Justice.
Itistheresponghility of the Appraisal Unit to insure that sound and proper appraisdsareat hand for early
settlement negotiations or for trid purposes. In thisregard, the review by the Appraisal Unit shal identify
weaknesses and strengths of the government's gppraisd (s) and thelandowners appraisal(s) and recommend
actions that can be taken by the government's appraiser and/or attorney prior to trid to strengthen the
government's case.

16 Uniform Standards of Professiona Appraisa Practice (The Appraisa Foundation, 1990),
Standard 3.




C-9. APPRAISER INSTRUCTIONS, ASSUMPTIONS AND LIMITING CONDITIONS: An
appraiser cannot make an assumption or accept an ingtruction that is unressonable or mideading.*” Nor can
an appraiser make an assumption that corrupts the vaidity of the value estimate® For example, it is
improper to estimate the market value of a property assuming it is free of contamination when there is
evidence, by the past use of the property or the appraiser's ingpection thereof, that contamination may
exist.® Recognizing that an "assumption” is a "statement acocepted or supposed true without proof or
demongtration,® it would aso be improper to assume that a property was, or could be, rezoned.

Circumstances arise when agenciesor their legal counsdl need to provide someingtruction to the gppraiser.
Agency ingructions and/or legd ingtructions must have asound foundation, mugt bein writing andmus be

17 A[n appraiser] is permitted to accept an appraisal assignment that is based upon a hypothetical
posited by aclient or required by alegd ingtruction from the client's attorney only if

"(@ the[appraiser] makes acareful investigation of the relevant economic, legd, and
physica factors and concludes that such hypothetical condition islikely to beredized in
the foreseegble future, and reasonable persons, given the same information, could reach
the same conclusion;

"(b) theappraisa report . . . setting forth the results of such gppraisa clearly and accurately
describes the investigation made and explains the basis for such conclusion; and

"(c) theagppraisa report . . . setting forth the results of such appraisd clearly explainsthe
hypothetical condition and its effect upon the analyses and opinioninthereport. . .. In
such case, the [appraiser] must use great care to make certain that thereport . . . is
designed to prevent any misunderstanding by the users of the report or the public.”
"Code of Professiona Ethics of the Appraisa Ingtitute’ (1991), Cannon 3, E.R. 3-5, p.
A-19. See aso, Uniform Standards of Professiona Appraisal Practice (The Appraisal
Foundation, 1990), Ethics Provisions (Conduct), p. B-2.

18 "\Where unwarranted theories of law or assumptions of fact guide the expert and are used asa
basis of vaue by the Court, the evauation will be set asde and the cause remanded for new findings."
United States v. Honolulu Plantation Co., 182 F.2d 172, 178 (9th Cir., 1950), cert. denied, 340 U.S.
820 (1950).

19 For guidance, see "' Guide Note 8, The Consideration of Hazardous Substances in the Appraisal
Process," Guide Notes to the Standards of Professona Appraisa Practice (The Appraisa Inditute,
1990).

2 William Morse, ed., The American Heritage Dictionary (Boston: Houghton Mifflin Co., 1976), p.
80.




induded in the appraisal report.”*

"Ingtructions by an attorney to the gppraiser on a matter of law are certainly a proper eement to be
expressed in the attorney-gppraiser relationship, but ingtructions to the gppraiser on vauation are another
matter. The gppraiser has the choice of accepting or rgecting the attorney's [valuation] premise. Once
accepted without reservation, the premise becomes the appraiser's responsibility.'? "Opinions expressed
by an attorney that are not valid and are without foundation should be disregarded by an appraiser.'®

Oncerecelved by the gppraiser, written legal ingtructionswhich have aproper foundation must be accepted
by the appraiser. "The adoption of any legd indruction must, of course, be conspicuoudy noted in the
appraiser's written appraisal report.'?

2 Agency and legdl instructions fall under the definition of "Reports Prepared by Licensed or
Certified Non Red Estate Appraisad Professonas” Such reports "are generdly based on accepted
procedures or standards and represent informed opinions on matters beyond the appraiser's expertise.
Absent reasonable doubt, these reports usudly can be accepted conditioned upon the qudification that
they were prepared by recognized professionals.” "Guide Note 6, Reliance on Reports or Information
Prepared by Others,” Guide Notes to the Standards of Professional Appraisal Practice, (The Appraisa
Ingtitute, 1991), p. D-14.

%2 Divergencesin Right-of-Way Vauations, National Cooperative Highway Research Program
Report No. 126 (Washington, D. C.: Highway Research Board, 1971), p. 12.

2 |bid., p. 16.

# Red Edtate Vauation in Litigation, p. 439.




C-10. APPRAISER'SUSE OF CONSULTANT'S REPORTS: Appraiser'sare havingto rdly moreand
more on consultant's reportsin regard to technical issues®® However, the appraiser cannot merely accept
such consultart reports as accurate.® The appraiser must review such reports and adopt them only if

reasonable and adequately documented and supported. Theresultsof secondary valuation reports, such as
minerd, equipment or timber valuations, cannot Smply be addedto thevalue of theland to arive a avaue
of the property as awhole, without proper analyss by the gppraiser. To do so isaviolation of the unit
rule’” and professional standards.”® The appraiser must consider these components of the property only in
light of how they contribute to the value of the property asawhole.

If aconsultant's services are used to assist an gppraiser estimatea”codt to cure”’ damageamount inapartia

acquisition, the appraiser must review and andlyze the cost estimate with greet care. It must beremembered
that acost to cure method of estimating adiminution in valueisonly valid when the cost to cureislessthan
the diminution in vaue if the cure is not undertaken. Even though a cot to cure method of estimating the
diminution of vaue may be gppropriate, it must be remembered that the remainder property is ill to be
vaued initsuncured condition. Therefore, it isimportant that any cost to cure estimate of damage include
not only the direct costs of the cure, but dso indirect cogts, effects of delay, if any, and, if appropriate, an
entrepreneurid profit factor. "[T]o give no consderation whatsoever to entrepreneurid profit when

estimating an appropriate cost to cure adjustment is ludicrous.'®

C-11. TEMPORARY TAKINGS: Inadditionto permanent takings, the government may takeland, or an
interest therein, temporarily. Often, such temporary takings are in the form of atemporary congtruction
easement, or TCE, and abut the boundaries of a permanent taking. "After theinitid congtruction of the
public improvement is completed, the congtruction easement is extinguished and the unencumbered fee
interest in theland reverts back to the owner. Thefact that ataking istemporary in nature doesnot relieve
the sovereign from paying just compensation.

% For list of typica consultants, see C-6, supra, p. 93.

% See "Guide Note 6, Reliance on Reports of Information Prepared by Others," The Appraisd
Institute, 1991.

%" See A-13, supra, pp. 27-28.

%8 Uniform Standards of Professional Appraisal Practice (The Appraisal Foundation, 1990),
Standard Rule 1-4(d).

» Red Edtate Vauation in Litigetion, p. 182.




"Damagesthat result from temporary construction easementsare usudly based on the economic rent of the
affected areafor the term of the temporary easement; in the abbsence of rentd data, the appropriate rate of
return on the land for the term of the easement is estimated.”® "The rent loss (or appropriate return) is
seldom converted to a present value through the gpplication of a discount rate. Usudly, the land area
affected isso small and the term of the temporary easement so short that such adiscounting processwould
be rather pedantic. Only when the rent loss is substantiad and/or the temporary easement is of extended
duration does the appraiser need to discount the rent loss, or return on investment, to a present value."®*

However, if an appraiser eects not to discount the rent loss, it should be noted in the appraisal report that,
from atechnica standpoint, discounting is required, but in the present instance (because of the minima
amount of rent involved and/or the short duration of the temporary taking) the discount would be
inggnificant.

If market rent cannot be reasonably estimated by use of market data, another acceptable method of

estimating the vaue of the affected arealisto convert its present unencumbered value into the present vaue
of a reverson a the end of the easement term by applying an appropriate discount rate to its
unencumbered value. Thiswill result in an indication of the market value of the property, as encumbered.

If the existence of atemporary easement will restrict the property owner from utilizing the unencumbered
portion of the land for its highest and best use during the easement's term, that factor must dso be
consdered by the appraiser. Applying the rent loss, or discount factor, to dl lands so affected is often an
appropriate means of estimating the proper adjustment to reflect the diminution in the land'sva ue by reason
of the temporary easement.

C-12. LEASEHOLD TAKINGS: Thegovernment will sometimesacquireonly aleasshold estateindl ora
portion of aproperty. That is, the government will acquire the right of use and occupancy of the property
for an identified period of time. Typicaly compensation is equd to the present vaue of the market, or
economic, rent of the premises to be occupied by the government for the term of the occupancy.®

It is important for the gppraiser to recognize the characteristics of the rental, or income, streams being
evduated. Mogt often rent ispaid periodicaly (e.g. monthly) in advance. However, when the government
acquires aleasehold interest, or right of use and occupancy, in aproperty it will pay dl of the rent duefor
the entireterm of itsoccupancy inalump sum & the beginning of the occupancy (or onthedate of taking) in
the form of just compensation. Therefore, an appraiser must convert any estimate of periodic market rent
into asingle lump sum present value, or payment, to be paid in advance.

Thisistypicaly accomplished by applying an ordinary annuity factor (present worth of 1 per period factor)

¥ |bid., p. 195.
* |bid., p. 196.

% See A-19, supra, pp. 52-54.



to the periodic market rent, if the estimated market rent is projected to remain congtant over the
government'soccupancy. If theappraiser concludesthat the market rent will not be constant throughout the
government's occupancy, the periodic rent istypically converted into alump sum present worth by the use
of "present worth of 1" factors, or by "discounted cash flow andysis.”

The discount rate to be applied to the periodic rent should be reflective of the rates of return typica for the
typeof property involved. The selected discount rate should bejustified by the appraiser and supported by
market data whenever possible.

As previoudly noted,*® there are occasions when the government acquires the leasehold interest in only a
portion of alarger property. In thoseingtances, the appraiser must consider the possibility of damagesto
the remainder property (i.e. that portion not to be occupied by the government). In thoseinstanceswhere
severance damages may be sgnificant, gppraisers should consult with their client agency and/or its legd

counsdl before proceeding with the appraisal assgnment to ensure that the appraisal will be prepared in
accordance with current applicable law.

C-13. PROJECT APPRAISAL REPORTS: Somegovernment projectsrequiretheacquidtion of alarge
number of parcels of red property and individua appraisers are assigned to appraise a number of these
parcesa thesametime. Onoccason, itislogical that the appraisa of morethan one parce beincludedin
asingle report. Under certain circumstances, such project or multiple parce appraisal reports may be

appropriate.

Project appraisal reports are not gppraisa shortcuts, they areclerica shortcuts. Assuming that the criteria
set forth hereinismet, project appraisa reports may be acceptablefor the purpose of negotiated purchase,
and they may be accepted by the Department of Justice for initid review purposes.

In preparation of tria, gppraisa reports are often exchanged between the parties or become subject to
discovery. They are dso, a times, used as exhibits during trid. Project appraisals are not conducive to
these purposes. To introduce aproject report asacourt exhibit isto introduce a myriad of collaterd issues
and the use of project reports by tria attorneys is cumbersome. Also, the disclosure of an entire project
report often discloses the estimated values of properties which are owned by persons not parties to the
lawsuit, adisclosure which the government may not be prepared to make. For these reasons, agenciesand
appraisers should recognize that project appraisa reports may be unacceptable to the Dept. of Justice for
trial purposes.

Therefore, when appraisals are updated for tria purposes, appraisers should be prepared to develop a
totdly sdf-contained narrative gppraisa report, in accordance with section B- 1 of these standards, for the
individual parcel being updated.

Project appraisa reports are appropriate when (1) al of the parcels gppraised aretota takings, or partia

% bid.



takingsof anomina and/or congstent nature; (2) dl parcesare vacant or have smilar improvements, (3) all

parcels are located within a reatively homogeneous geographical area; (4) dl parcels havethesame, or a
amilar, highest and best use; (5) the most relevant method of vauation isthe samefor dl parcds, and; (6)
the same array of market datawill be relied on in the vauation of each parcd.

The project appraisa report should consist of three mgjor parts: (1) introduction, factud dataand andysis
relating to dl propertiesincluded in thereport; (2) individua parcel appraisal reports, and; (3) addendaand
exhibits reating to al properties included in the report.

PART | - INTRODUCTION, GENERAL FACTUAL DATA AND ANALYSIS

1. TITLE PAGE. Thisshould include the government project title, the number of individud parces
included in the report, the name and address of the individua (s) making the report, and the date on which
the appraisals were prepared.

2. LETTER OF TRANSMITTAL. Thisshould include the date of the Ietter, identification of the
government project, the number of parcels included in the gppraisal report, statement of the range of
effective dates of the appraisas, identification of any extraordinary assumptions, limiting conditions, or legd
ingructions relating to al parcelsincluded in the report and the appraiser's sgnature.

3. TABLE OF CONTENTS. Themgor partsof the gppraisa report and their subheadings should be
listed. The location of each individua parcd report should be specificaly identified.

4. SUMMARY OF FINDINGS. The gppraiser should report the vaue findings for each parcel
goprased. Thesefindings should includethe agency assigned parce number, the owner of the property, the
effective date of the vaue estimate(s) and the value conclusion(s). In the case of partid acquistions, the
before value, after value and difference should be shown.

If the project apprai sal encompassesalarge number of parcels, it isdesirable to include asecond summary
listed aphabeticaly, by owners name.

5. STATEMENT OF ASSUMPTIONSAND LIMITING CONDITIONS* All assumptionsand
limiting conditionsthat universaly apply to the gppraisal of al parcelsin the project appraisa report shal be
listed. Assumptions and limiting conditions that are not applicable to dl parcds included in the project
gppraisal should not be included in this section, but rather should be noted in the individua parcel reports.

6. SCOPE OF THE APPRAISAL.®

7. PURPOSE OF THE APPRAISAL .*

* For content requirements, see B-1, 7, supra, pp. 66-67.

* |bid., B-1, 8, p. 67.



8. SUMMARY OF APPRAISAL PROBLEMS.* The appraiser should describe the principa
gopraisa problems presented in estimating the market vaue of dl parcelsincluded in thereport. Emphesis
should be placed on genera appraisa problems common to al parcels, leaving the gppraisa problems
gpecific to individua parcels for discusson in theindividua parcd reports.

If minerd and/or timber vdues are involved in a number of the parcels included in the project report, the
treatment of thosevauesisto bediscussed. If aproject, or multiple parcel, mineral and/or timber appraisa

has been relied on by the appraiser, it shal be included in the addenda of the project report. If individua
parcd minerd/timber appraisas were prepared, they shal be included in the addenda of the individua

parcel reports.

9. AREA, CITY AND NEIGHBORHOOD DATA.® In the case of partid acquistions, this
discussion should be broken down into two subsections; before the takings and after the takings.

10. ZONING AND OTHER LAND USE REGULATIONS. Include agenerd discussion of the
zoning and other land use regulations that affect al parcels in the report. Generd trends in land use
regulaions in the area.and recent zoning activity should be discussed.

In the case of partid acquisitions, this discussion should be broken down into two subsections; before the
takings and after the takings.

% |bid., B-1, 9, pp. 67-68.
%" For general content requirements, see B-1, 10, supra, pp. 68-69.

% For content requirements, see B-1, 12, supra, p. 69; B-1, 21, supra, p. 78.



11. ANALYSISOF HIGHEST AND BEST USE.* Inasnuch asal parcdsin the report will have
thesame, or smilar, highest and best use, the gpprai ser should discuss and devel op the highest and best use
of the parcelsinthissection. If, after in depth anadlys's, an gpprai ser determinesthat the highest and best use
of aparce isnot the same as, or smilar to, the other parcelsto beincluded in the report, the unique parcel
should be excluded from the project report and a separate narrative gppraisal report should be preparedfor
the unique parcdl.

In the case of partid acquisitions, this discussion should be broken down into two subsections; before the
takings and after the takings.

12. DISCUSSION OF APPROACHES TO VALUE. The appraiser should discuss the standard
approachesto vaueand their gpplicability, or non-gpplicability, to the parcelsunder gppraisd inthe project
report. If any modification to the typica application of the approaches to vaue is required, such
modification should be discussed.

In the case of partid acquisitions, this discussion should be broken down into two subsections; before the
takings and after the takings.

13. LAND VALUATION. The gppraiser should identify, describe and discuss dl comparable land
sdesthat will be utilized intheindividua parcd reports. A discussion of how the comparable sdeswill be
utilized in the individua reports can be included in this section of the report. Reference should be madeto
comparable sales data sheets, photos and a comparable salesmap, which shal beincluded in the addenda
of the report.

Universa adjustmentsto the comparables should be discussed and devel oped in this section of the report.
Adjustments dassfied asuniversa would include such adjustmentsastime, or date of sde, adjusmentsand
cash equivaency adjustments, those adjustmentsthat are not subject property dependent. Also, thegenerd
results of any study relaing to land value (e.g., aSize adjustment study) developed under item 17 (specid
studies) should be discussed.

If aparcd requiresland va uation by means other than comparable sdles, that parcdl, asagenerd rule, isnot
gppropriate for inclusion in a project report.

In the case of partid acquisitions, this discussion should be broken down into two subsections; beforethe
takings and after the takings.

14. COST APPROACH. The appraiser should describe the methodology used in developing
reproduction, or replacement cost estimates and depreciation estimates. If a national cost service was

% For genera discussion of content requirements, see B-1, 14, supra, pp. 71-74; B-1, 23, supra, p.
80.



utilized in estimating reproduction, or replacement, cogts, that publication should be specificaly identified. If
entrepreneur's profit has been included in reproduction, or replacement, cogt, its derivation should be
explained.

If depreciation studies using the abstraction or sales comparison method™ have been developed, their
content and development should be discussed and the genera conclusions reached should be reported.

In the case of partid acquisitions, this discussion should be broken down into two subsections; beforethe
takings and after the takings.

15. SALESCOMPARISON (MARKET) APPROACH. The gppraiser should identify, describe
and discussdl comparableimproved property salesthat will be utilized inthe individua parcelsreports. A
discusson of how the comparable sdles will be utilized in the individud reports can be incdluded in this
section of the report. Reference should be made to comparable sdles data sheets, photos and a
comparable sdes map, which shdl be included in the addenda of the report.

Universa adjustmentsto the comparables should be discussed and devel oped in this section of the report.
Adjustments classified asuniversal would include such adjusments astime, or date of sde, adjustmentsand
cash equivadency adjustments; those adjustments that are not subject property dependent.

In the case of partid acquigitions, this discussion should be broken down into two subsections; before the
takings and after the takings.

16. INCOME CAPITALIZATION APPROACH. The appraiser should identify, describe and
discussdl comparablerentd propertiesthat will be utilized intheindividua parcelsreports. A discusson of
how the comparable rentas will be utilized in the individua reports can be included in this section of the
report. Reference should be madeto comparablerenta datasheets, photos and acomparablerentals map,
which shall be included in the addenda of the report.

Because of the high degree of amilarity between dl of theindividua parcelsincluded in the project report,
capitaization rates gpplicable to each should bethe same, or fit into arelatively narrow bracket. Therefore,
the development of applicable capitdization rates should be presented in this section of the report.

In the case of partid acquisitions, this discussion should be broken down into two subsections; before the
takings and after the takings.

“ For discussion of this method of estimating depreciation, see, The Appraisal of Redl Estate, pp.
381-400.




17. SPECIAL STUDIES. Thissection of the report should be used to present any specid studiesthat
are appropriate and apply to all, or mogt, of theindividua parcelsincluded in the project appraisa report.
Such studies might include (in addition to the capitaization rate, time, or date of sale, entrepreneurid profit,
depreciation, and cash equivaency studies previousy mentioned) essement studies,* size adjustment
studies, proximity studies* landlock studies, and specia benefit studies.

These studies may relate to the before Stuation, the after Stuation, or both.
PART Il - INDIVIDUAL PARCEL REPORTS

Each individud parcd report should contain the following information. In the case of partid acquigtions,
items 26 through 34 should be repested in the after Situation.*

18. TITLE PAGE.*

19. TABLE OF CONTENTS.*

20. APPRAISER'SCERTIFICATION.*

21. SUMMARY OF SALIENT FACTSAND CONCLUSIONS.”

22. PHOTOGRAPHS OF SUBJECT PROPERTY.*

23. STATEMENT OF ASSUMPTIONSAND LIMITING CONDITIONS. Thegupraser should
date that the assumptions and limiting conditions stated in item 5 of Part | of the project report are

gpplicabletothisparcd. If any additions, modifications or deletionsto the genera assumptionsand limiting
conditions are necessary, they shdl be noted.

“ The impact of easaments on encumbered areas and abuitting unencumbered areas.
2 The impact on remainder property values by reason of their proximity to various public projects.

“3 For generd discussion of after Situation item content requirements, see B-1, Parts 1V, V, and VI,
supra, pp. 78-81.

“ For content requirements, see B-1, 1, supra, p. 64.
“** Ibid., B-1, 3, supra, p. 64.

% |bid., B-1, 4, supra, pp. 65-66.

“ Ibid., B-1, 5, supra, p. 66.

“8 |bid., B-1, 6, supra, p. 66.



24. SCOPE OF THE APPRAISAL. Theappraiser should state that the scope of the appraisal stated
in item 6 of Part | of the project report is gpplicable to this parcd. If any additions, modifications or
deletions to the generd discussion are necessary, they shdl be noted.

25. SUMMARY OF APPRAISAL PROBLEM. Theappraiser should discussany specific gppraisa
problem unique to the individua parce under appraisal and briefly describe its trestment.

26. LEGAL DESCRIPTION.*®
27. AREA, CITY AND NEIGHBORHOOD DATA. Theappraiser should referencetheareg, city
and neighborhood data in item 9 of Part | of the project report, discuss the parcd's location within the
neighborhood and note any specific neighborhood factors uniquely affecting the subject parce.
28. PROPERTY DATA:
a. Site®
b. Improvements™
c. Equipment.>

d. UseHistory.>®

e. SalesHistory.*

“9 |bid., B-1, 11, supra, p. 69; B-1, 20, supra, p. 78; B-2, supra, pp. 83-84.
0 B-1, 133, supra, pp. 69-70; B-1, 22a, supra, pp. 78-79.

*! |bid., B-1, 13b, supra, p. 70; B-1, 22b, supra, p. 79.

*2 |bid., B-1, 13c, supra, pp. 70-71; B-1, 22c, supra, p. 79.

% |bid., B-1, 13d, supra, p. 71; B-1, 22d, supra, p. 79.

> |bid., B-1, 13e, supra, p. 71; B-1, 22d, supra, p. 79.



f. Rental History.>®
g. Assessed value and annual tax load.*

h. Zoning and other land useregulations. The gppraiser should reference the discussion of zoning
and other land useregulationsinitem 10 of Part 1. If additions, modifications or deetionsfrom that genera
discusson are required as they relate to the specific parcel, they should be noted.

29. ANALYSISOF HIGHEST AND BEST USE. Theappraiser should reference the discussion of
highest and best useinitem 11 of Part | and relate that discussion specificaly to the parcel under appraisal.
The appraiser shdl specificaly state the highest and best use of the property, both in the before and after
gtuationsif a partia taking, and thoroughly explain the reasoning which led to the conclusion.

30. LAND VALUATION.”" The appraiser should reference the data.and discussion of land slesin
item 13 of Part | and shdl specifically identify which of those sdlesare most comparable to the parcel under
gppraisa and have beenrelied uponin estimating theparce vaue. A comparative anaysisbetween each of
the selected comparable sales and the subject property shal be included.

If adjustments are based on universa adjustments and/or studies discussed and developed in Part | of the
gppraisd, the discussion or study should be specifically referenced and related to the subject property.

31. VALUE ESTIMATE BY COST APPROACH.>® The appraiser should reference the generdl
discussion of the cost gpproach in item 14 of Part |. If computations or estimates are based on studies
discussed and developed in Part | of the gppraisd, the studies should be specificaly referenced and related
to the subject parcel.

* |bid., B-1, 13f, supra, p. 71; B-1, 22d, supra, p. 79.
% |pid., B-1, 13g, supra, p. 71; B-1, 22e, supra, p. 79.
> |bid., B-1, 15, supra, p. 74; B-1, 24, supra, p. 80.

% |bid., B-1, 16, supra, p. 75.



32. VALUE ESTIMATE BY THE SALESCOMPARISON (MARKET) APPROACH.*® The
gppraiser should reference the data and discussion of whole property sdesin item 15 of Part | and shall
specificaly identify which of those sdes are most comparable to the parcel under appraisal and have been
relied upon in egdimating the parce’'s vdue. A comparative analyss between each of the sdlected
comparable sales and the subject property shdl be included.

If adjustments are based on universa adjustments and/or studies discussed and developedin Part | of the
gppraisd, the discussion or study should be specifically referenced and related to the subject property.

33. VALUE ESTIMATE BY INCOME CAPITALIZATION APPROACH.® The appraiser
should reference the data.and discussion of whole property rentalsinitem 16 of Part | and shall specificaly
identify which of those rentalsare most comparableto the parcel under gppraisa and have been relied upon
in estimating the parcel's economic, or market, rent. A comparative anayssbetween each of the selected
comparable rental's and the subject property shal be included.

If the capitaization rate selected for the subject property is based on studies discussed and developed in
Part | of the gppraisd, the study should be specificaly referenced and related to the subject property.

34. CORRELATION AND FINAL VALUE ESTIMATE.*

35. ACQUISITION ANALYSIS. Inthe case of apartid acquigtion, the gopraisd shdl include an
andysis of the government's acquisition in accordance with the requirements of Part V1 of these standards.

36. EXHIBITSAND ADDENDA.

a. NEIGHBORHOOD MAP.%

b. COMPARABLE DATA MAPS. If thecomparable datamapsincluded in Part I11 of the project
report are not clear enough to insure complete understanding of the relationship between the subject
property and the comparable datarelied onin theindividud parcel report, comparable datamaps should be
included in the addenda of the individua parcel reports®

c. DETAIL OF COMPARATIVE DATA. Detailed comparable datashestsmust beincluded in Part

% bid., B-1, 17, supra, pp. 75-78.

% |bid., B-1, 18, supra, p. 77.

* lbid., B-1, 19, supra, p. 78; B-1, 28, supra, p. 81.
% |bid., B-1, 32, supra, p. 82.

% |bid., B-1, 33, supra, p. 82.



I11 of the project report. Those comparable data sheets relating to the specific comparables relied onin
edimating the value of the individua parce may aso be included here for ease of reference.
d. PLOT PLAN.*

e. FLOOR PLAN.®
f. TITLE EVIDENCE REPORT.®
g. OTHER PERTINENT EXHIBITS
PART |1l - GENERAL EXHIBITSAND ADDENDA

Exhibits and addenda items should relate to al, or most of the parcels included in the project gpprasa
report. Exhibitsand addendaitemsrelating only to one, or asmall portions of the parcel s gppraised, should
be included in the addenda of the individua parcd reports.

37. LOCATION MAP. (Within the city or areg). All maps should include a north arrow and the
identification of the subject parcels.

38. COMPARABLE DATA MAPS. These maps might include, among others, acomparable land
sales map, acomparable improved sdes map and arental comparables map. The maps should include a
north arrow and show the location of the comparables and the location of the parcels appraised. If this
requires the use of amap that is not of areadable scale, secondary maps, showing the specific location of
each comparable relied on in making the individual parcel gppraisas should beincluded in the addenda of
theindividua parcd reports.

39. DETAIL OF COMPARATIVE DATA.%

40. OTHER PERTINENT EXHIBITS. Thesewould include, for example, any written indructions
given the gppraiser by the agency or its legd counsd relating to al parcels in the project report,
environmenta studies reating to dl parcds, fixture, timber and/or minerd gppraisas relating to multiple
parcels, and any chartsor illustrations that may have been referenced in thebody of the report and relateto
al, or mogt, of the parcelsin the project report.

% |bid., B-1, 35, supra, p. 82.
% |bid., B-1, 36, supra, p. 82.
% |bid., B-1, 37, supra, p. 83.
% |bid., B-1, 38, supra, p. 83.

% For content requirements of comparable data sheets, see B-1, 17, supra, pp. 75-77.



41. QUALIFICATIONS OF APPRAISER.?

% For content requirements, see B-1, 39, supra, p. 83.



