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Valuation Finding Appraisal

	Route
	     
	
	Project
	     
	[bookmark: Check52]|_|  Original

	Section
	     
	
	Job No.
	     
	|_|  Supplemental No.      

	County
	     
	
	Parcel
	     
	Unit
	     
	



This report is being prepared under the jurisdiction of the Uniform Relocation Assistance and Real Property Acquisitions Act of 1970 as amended (Uniform Act) and as regulated by 49 CFR Part 24.  In compliance with Standard 2 of USPAP, this is a Restricted Appraisal Report and is intended only for use by the client and not intended for any other users.  The intended use of the valuation is to assist the client in acquiring a portion of the subject property as the basis for an offer for the rights to be acquired only.  Based on the review of available data, the valuation problem is uncomplicated.  

	1.
	Owner’s Name, Address and Telephone:
	     

	
	     

	
	
	

	2.
	Interview Record:
	     

	
	
	

	3.
	Tenant’s Name, Address and Telephone:
	     

	
	
	

	4.
	Identification of Property:
	     

	
	     

	
	
	
	
	
	

	5.
	Inspection Date:
	     
	6.
	By:
	     

	
	
	
	
	
	

	7.
	Zoning:
	     
	8.
	Highest and Best Use:  
	     

	
	
	
	
	
	
	
	

	9
	Area of Whole:
	     
	(ac./s.f.)
	
	Existing ROW (Dedication):
	     
	(ac./s.f.)

	
	Total ROW:
	     
	(ac./s.f.)
	
	Permanent Easement:
	     
	(ac./s.f.)

	
	Net New ROW:
	     
	(ac./s.f.)
	
	Temporary Easement:
	     
	(ac./s.f.)

	
	
	
	Area of Remainder:
	     
	(ac./s.f.)

	10.
	Sales Considered:
	     

	
	
	

	11.
	Fair Market Value of the Whole Property:
	$     

	
	
	

	12.
	Fair Market Value of Property Acquired (including improvements) as Part of the Whole:
	$     

	
	
	
	

	13.
	List Improvements and Type of Land in Taking:
	     
	

	
	     
	

	
	
	

	14.
	Fair Market Value of the Remainder as Part of the Whole Before Taking:
	$     

	
	
	

	15.
	Fair Market Value of the Remainder After the Taking as will be affected by contemplated improvements:
	$     

	
	
	

	16.
	Damages to the Remainder (including any cost to cure):
	$     

	
	
	
	

	17.
	List Items of Damage:
	     
	

	
	     
	

	
	
	

	18.
	Compensation for P.E. (include remarks):
	     
	
	$     

	
	
	

	19.
	Compensation for T.E. (include remarks):
	     
	
	$     

	
	
	

	20.
	Total Compensation
	$     

	


	
	
	
	

     
	
	

     

	Preparer’s Signature
	
	Date
	
	Lic. Type & No.
	
	Exp. Date

	
	
	
	
	
	
	

	

	
	
	
	
	



21.	TYPE OF REPORT

[bookmark: _GoBack]The Restricted Appraisal Report includes a statement of the descriptive information and the appraiser’s opinions and conclusions set forth in the report  be understood properly without the supporting data and additional information retained in the appraiser’s work file.

22.	IDENTIFICATION OF THE CLIENT AND INTENDED USERS

     , is an agent of the client,      .  The only intended users are the client,      .

23.	INTENDED USE OF THE VALUATION

The intended use of the valuation is to assist the client in acquiring a portion of the subject property as the basis for an offer for the rights to be acquired only.  The acquired property will be used for      .

24.	TYPE AND DEFINITION OF VALUE

The purpose of this valuation is to estimate the Market Value of the portion of the subject property being acquired and the definition of market value follows:

Definition of Market Value:  The fair cash market value of a property in an eminent domain proceeding is that price which a willing buyer would pay in cash, and a willing seller would accept, when the buyer is not compelled to buy and the seller is not compelled to sell.  In the condemnation of a property for a public improvement, any appreciation or depreciation in value caused by the contemplated improvement shall be excluded from the consideration of the fair cash market value of the whole property and the value of the part taken (Illinois Pattern Jury instructions).

25.	EFFECTIVE DATE OF VALUATION/DATE OF REPORT

The effective date of the valuation is       and the date of the report is      .

26.	SCOPE OF WORK

The client requires this appraisal assignment to comply with the Uniform Act and its implementing regulation 49 CFR Part 24, the Uniform Standards of Professional Appraisal Practice (USPAP), IDOT’s Land Acquisition Policies and Procedures Manual, and any applicable state laws.  

The purpose of the valuation is to assist the client in acquiring a portion of the subject property as the basis for an offer for the rights to be acquired.  The only intended user is the client as stated above.  A copy of the appraisal is given to the property owner; however, this is based upon IDOT’s policy and the owner is not an intended user.  In order to complete my assignment, I have viewed the subject property and the proposed acquisition area.  I have researched land sales in the general area and the property interest appraised is      .  I have considered the location of the property, size and current use.  I have reviewed any zoning classification of the property by the      .  I have attached the most recent title work provided by the client and any known or observed encumbrances are listed as follows:      .  The subject property has been identified by the attached parcel plat and identified as shown on page 1.

In completing the assignment, a systematic procedure in investigating the subject property and market data is followed.  The subject property and surrounding market area were viewed on      .  The property owner or designated representative  present at the time of inspection.  If the owner or designated representative was not present an explanation is required in the certification.  The Market data relative to the market area, subject property, and highest and best use of the property was collected and verified through multiple sources, including the multiple listing service, public records, buyers and sellers, and other appropriate sources.  In this assignment, the following approach (es) to value was  (state here the explanation of which approaches were and were not applied)      .  If more than one approach to value was utilized, then a sufficient analysis and reconciliation of approaches to value used is needed to support the appraiser’s opinion of value.

In order to estimate the compensation to the owner for the proposed acquisition, I have researched sales in the general market area.  I have attached comparable sales to this appraisal.  Consideration has been given to the location of the proposed acquisition and the contributory value of any improvements in the proposed acquisition area.  A description of the remainder has been included on the following page; damages to the remainder including cost to cure, if any, have been included in this valuation.  Support for any cost to cure damages is retained in the work file.



27.	FARMLAND PRESERVATION ACT

Preservation Act (pertains to fee takings and permanent easements):	CL        	OC       	HL  	     
	PL       	FL       	FS       	RL       	OL       
28.	STATEMENT OF CONTINGENT OR LIMITING CONDITIONS:	|_| Yes  |_| No   If yes, include in report.

29.	PERSONAL PROPERTY
Any personal property within the proposed acquisition is not valued in this appraisal but is listed as follows:       

30.	HIGHEST AND BEST USE

The present use of the subject is      .  The valuation assignment is not complicated and a brief description of the analysis of the highest and best use of the subject property is as follows:      

31.	SALES AND LISTING HISTORY OF THE PROPERTY

The property  sold or been listed for sale during the five year period preceding the effective date of this report.  (If the subject had sold or been listed for sale during the above five year period, the appraiser must include an explanation and state whether consideration  been given in the analysis.)

32.	DESCRIPTION OF SUBJECT PROPERTY BEFORE ACQUISITION

The subject property is located on      , in or near      .  The site is       shaped and has a total site area of       .  The subject property is  and is currently used for      .  For purposes of this assignment, any building improvements are  in the valuation.

33.	DESCRIPTION OF PART TO BE ACQUIRED

The part to be acquired is       shaped and has a total site area of        and is valued according to its contributory value to the whole property.  A description of the part to be acquired is as follows:       

The following improvements located in the part to be acquired, if any, are described as follows:       .

34.	DESCRIPTION OF SUBJECT PROPERTY (REMAINDER) AFTER ACQUISITION

The subject property remainder has a highest and best use of       and is similar to the highest and best use of the subject prior to the acquisition.  The site is       shaped and has a total remainder site area of       .  The subject remainder is  and is currently used for      .  For purposes of this assignment, any building improvements are  in the valuation of the remainder.  Damages to the remainder, if any, are described as follows:       

(Add the following paragraph when necessary)
35.	DESCRIPTION OF THE PERMANENT EASEMENT 

A permanent easement is proposed for the property.  The shape of the permanent easement is       and the total land area is       sq. ft.  The land area in the permanent easement consists of      .  The proposed purpose and a brief description of the permanent easement are as follows:         

(Add the following paragraph when necessary)
36.	DESCRIPTION OF THE TEMPORARY EASEMENT 

A temporary easement for a term of       years is proposed for the property.  The temporary easement is a strip of land located along      .  The depth of the temporary easement is       and the total land area is       sq. ft.  The land area in the temporary easement consists of      .  Paving improvements (if any) located within the area of the easement  be replaced in kind.  The subject property is located at the       of the project.  Damages to the remainder property outside the easement area, if any, as a result of the temporary easement are described as follows:         

Photographs

Subject Property


Photographs are required on all properties being appraised.  Photographs of all principal above ground improvements or unusual features affecting the value of the property to be taken or damaged must also be included.  Please use the format below for identifying the photographs.

	Date of Photograph:
	     

	Photograph By:
	     

	Camera Facing:
	     




















Description:       

	Date of Photograph:
	     

	Photograph By:
	     

	Camera Facing:
	     




















Description:       




Comparable Sale Data


	
	Comparable Sale No.:
	     

	
	Seller:
	     

	
	Purchaser:
	     

	
	Sale Date:
	     

	
	County:
	     
	
	

	
	Deed 
Type:
	Select Dropdown	Document Number:
	     

	
	Verified Sale Price:
	     

	
	Unit Price (if applicable):
	     
	Select Dropdown
	
	Zoning:
	      

	
	Highest and Best Use:
	     

	
	Property Rights Conveyed:	
	Select Dropdown
	
	Financing:	
	Select Dropdown
	
	Conditions of Sale:	
	Select Dropdown
	Name of party to the transaction with whom this sale was verified: 
	      (i.e., John Doe, Agent or Jane Doe, Buyer)

	Name of appraiser(s) who verified this sale (date sale was verified):  
	      (     )

	Name of appraiser(s) who inspected this sale (date of inspection):  
	      (     )

	Secondary data sources used to verify this sale:
	      (i.e., PTAX-203, deed, MLS, MRED, public records, etc.)

	Additional comments on verification process (if applicable):
	     

	Address:  	
	     

	PIN(s): 		
	     

	Location Description: 
	     

	Legal Description:
	     

	Description of the Land
	Description of the Improvements (if applicable)

	Area (Acres):
	      
	Area (SF):
	     
	

	
	

	Describe relevant site details below:
	Describe relevant building improvement details below:

	     
	     

	
	

	
	

	
	

	
	Describe relevant site improvement details below:

	
	     

	The following utilities and services are available to this site:
	

	Electricity
	|_|
	Water
	|_|
	

	Gas
	|_|
	Sanitary Sewer
	|_|
	

	Comments:
	     
	

	
	

	Allocation of Value (if applicable):	
	Allocation of Value (if applicable):

	Value Allocated to Land
	     
	Value Allocated to Improvements
	     

	Unit Value of Land		
	     
	Select Dropdown	

	Use the space below to provide additional explanation of relevant details (use an additional page if necessary):  

	     

	

	

	









APPRAISER CERTIFICATION

In accordance with USPAP, I certify that, to the best of my knowledge and belief: 
	
· The statements of fact contained in this report are true and correct.  
· The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are my personal, impartial, and unbiased professional analyses, opinions, and conclusions.
· I have no present or prospective interest in the property that is the subject of this report and no personal interest with respect to the parties involved.  
· I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the three-year period immediately preceding acceptance of this assignment.  
2016-2017 USPAP FAQ #19: According to the Conduct section of the ETHICS RULE, each prior service must be disclosed to the client and included in the report certification. This disclosure is similar to when an appraiser has any current or prospective interest in the subject property or the parties involved, which requires that each interest be specified. Therefore, each service must be disclosed to the client and appear in the certification.
· I have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment.  
· My engagement in this assignment was not contingent upon developing or reporting predetermined results. 
· My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction in value that favors the cause of the Client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this appraisal.  
· My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice.  
· I have made a personal inspection of the property that is the subject of this report.  
No one provided significant real property appraisal assistance to the person signing this certification.

As required by the Client, I further certify that:

· I have afforded the property owner(s) or their designated representative the opportunity to accompany me at the time of inspection.  
· I have made a personal field inspection of the comparable sales relied upon in this appraisal report.  
· The subject and comparable sales relied upon in preparing this appraisal were as represented by the photographs contained within the report.  
· My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970, as amended (Uniform Act) and its implementing regulation 49 CFR Part 24, as well as the Illinois Department of Transportation’s Land Acquisition Policies and Procedures Manual.   
· I understand this report may be used in connection with the acquisition of right of way for a highway to be constructed by the State of Illinois with its funds and/or with the assistance of Federal-aid highway funds, or other Federal funds.
· I have prepared this appraisal in accordance with the appropriate state laws, regulations and policies and procedures applicable to appraisal of right of way for such purposes; and that to the best of my knowledge no portion of the value assigned to such property consists of items which are non-compensable under the established laws of Illinois.  
· I have not given consideration to, or included in my appraisal, any allowance for relocation assistance benefits.
· Any decrease or increase in the fair market value of real property prior to the date of valuation caused by the public improvement for which such property is acquired, or by the likelihood that the property would be acquired for such improvement, other than that due to physical deterioration within the reasonable control of the owner, was disregarded in opining on the value of the property before the taking.  Any decrease or increase in value caused by the actual acquisition of a part of the property was considered in opining on the value of the remainder after the taking.   This statement is in compliance with 49 CFR 24.103(b) as well as IDOT’s Land Acquisition Policies and Procedures Manual.  
· I have not revealed the findings of this appraisal to anyone other than the Client, and that I will not do so until authorized by the Client or until I am required to do so by law, or until I am released from this obligation by having publicly testified to these findings.
· The comments by the licensed real estate appraiser contained within this appraisal report on the condition of the property do not address "standards of practice" as defined in the Home Inspector License Act [225 ILCS 441] and 68 Ill. Adm. Code 1410 and are not to be considered a home inspection or home inspection report.
· My opinion of the fair market value of the part taken and net damage to the remainder, if any, as of the effective date of this appraisal is $      based upon my independent appraisal and the exercise of my professional judgment.

Statements supplemental to this certification required by membership or candidacy in a professional appraisal organization, are described on an addendum to this certificate and, by reference, are made a part hereof.

	
	
	

	Appraiser Name:
	     
	Appraiser Signature

	License Type:
	(SELECT DROPDOWN)
	IL License #
	     
	Expires:
	     



If another appraiser is cosigning this certification (i.e., a trainee appraiser), copy the two lines above and paste at the bottom of this page



STATE OF ILLINOIS
DEPARTMENT OF TRANSPORTATION
BUREAU OF LAND ACQUISITION

VALUATION FINDING APPRAISAL (LA 33D TEMPLATE) INSTRUCTIONS

See Chapter 3 of the Land Acquisition Policies and Procedures Manual for further information and when to use this form.

PAGE 1

Complete the route designation (such as FAI 57, FA 6, SBI 2, FAS 105), construction section number, federal project number (if any), job number, county and the parcel number(s).  Mark the appropriate box to indicate whether the valuation finding appraisal is an original valuation or a supplemental valuation in the upper right.  Indicate the supplemental valuation number (example 1, 2, 3, etc.).

Line 1	Enter the names of the principal owners as shown on the right of way plat or in the title evidence when provided, and enter the address and telephone number of the owners, when available.

Line 2	Enter the interview record with the owner/representative of record.

Line 3	Enter the tenant’s or lessee’s name, address and telephone number, when available.

Line 4	Identification of the property may be provided using the address of the subject property or the lot, block and subdivision of that portion of section, township and range.

Line 5	Enter the dates the property was inspected by the person preparing the valuation finding appraisal.

Line 6	Enter the name of the person who inspected the property.

Line 7	Enter the existing zoning.  If the property is not zoned, so state.

Line 8	Enter the highest and best use of the property.

Line 9	Areas should be entered as appropriate.

Line 10	List comparable sales utilized in the analysis of preparing the valuation finding appraisal.  Sales data must be attached.

Line 11	Enter the value of the whole property.

Line 12	Enter the value of the part taken including any acquired improvements.

Line 13	List all improvements and the types of land taken.  Do not allocate values for the land or improvements.

Line 14	Enter the value of the remainder as part of the whole before taking.

Line 15	Enter the value of the remainder after the taking as will be affected by contemplated improvements.

Line 16	Enter the amount of minor, non-complex damages to the remainder, including any cost to cure.

Line 17	Enter a brief description of the non-complex cost to cure or other damages considered.

Line 18	Enter the amount of compensation for permanent easement(s) and provide brief description of the permanent easement(s) in the “Remarks.”

Line 19	Enter the amount of compensation for temporary easement(s) and provide brief description of the temporary easement(s) in the “Remarks.”

Line 20	Enter the sum of the value of the part taken, any permanent and/or temporary easements and damages when indicated.

PAGE 2

Line 26	Scope of Work – See Section 3.6.2, Scope of Work Section of the Land Acquisition Policies and Procedures Manual for further explanation.  The owner or designated representative must be given an opportunity to accompany the appraiser on the inspection.  If the owner or designated representative was not present an explanation is required in the certification.  

Explain the approaches to value that were or were not utilized.  Sufficient analysis and reconciliation is required for the appraisal assignment and must be maintained in the work file.  If more than one approach to value was utilized, then a sufficient analysis and reconciliation of the approaches to value used is needed to support the appraiser’s opinion of value.

Line 27	Farmland Preservation Act – The Farmland Protection Act (FPA) requires the Illinois Department of Transportation to compile reports as to the number of acres of agriculture land converted to highway use.  We are required to report conversions for all agriculture areas located outside a city or village corporate limits.  When acquisitions are within the city or village limits or from non-agriculture properties, this line should be marked “not applicable.”  See Section 3.6.4 of the Land Acquisition Policies and Procedures Manual for further explanation of the FPA reporting requirements and a description of the agricultural land categories to be used.  Fee and permanent easement acquisitions must be reported separately by classification of land converted.  Breakdowns of acreage by classification must add up to the total (net) acres acquired.  Previous dedications are not to be included in this reporting.

Line 30	Highest and Best Use – Describe the analysis of the highest and best use of the subject property.

Line 32	Description of Subject Property Before Acquisition – Note whether the analysis includes any building improvements.  The use of a Hypothetical Condition will be required if the subject is improved and valued as only land.  See Section 3.6.21, Not Valuing the Whole of the Land Acquisition Policies and Procedures Manual for further explanation.  

Line 33	Description of Part to be Acquired – Include a description of the part to be acquired including a description of any improvements is required.  

Line 34	Description of Subject Property (Remainder) After Acquisition – Include a description of the subject property remainder after the acquisition and discuss any damages to the remainder to include permanent and / or cost to cure as outlined in Chapter 3 of the Land Acquisition Policies and Procedures Manual.  A description of each type of damage may be discussed separately in the report; however, only show the total amount of damages to the remainder on the appraisal form (LA33D) (i.e., $15,000 damages including cost to cure).

Line 35	Description of the Permanent Easement – Add Permanent Easement language when applicable.  See Section 3.6.13 of the manual for instructions for completing permanent easement valuations.

Line 36	Description of the Temporary Easement - Add Temporary Easement language when applicable.  See Section 3.6.13 of the manual for instructions for completing temporary easement valuations.


Page 1 of 8						LA 33D Template (Rev. 11/25/15)
image1.png
llinois Department
of Transportation




