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PARCEL DESCRIPTION
	Property owner(s):      
	Owner phone #:      

	Property address:      
	City:      
	State: WI  Zip:      

	Contact name:      
	Contact phone #:      

	Contact address:      
	City:      
	State:        Zip:      

	Plat page:      ; Amendment #:      
	|_| Plat date:      ; |_| Approved date:      ; |_| Recorded date:      

	~ Property Tax Assessment (PTA) ~
	PTA year:      
	~ Fair Market Value (FMV) ~

	Assessor's parcel #:
     
	PTA land value: $      
	Assessed FMV – land: $      

	
	PTA improvements value: $      
	Assessed FMV – improvements: $      

	Assessor's PTA ratio (%):      
	PTA total value: $      
	Total assessed FMV: $      

	SALES
HISTORY
	Was property sold/transferred in past 5 yrs?  |_| Yes  |_| No (if “yes,” was transaction at ‘arms length'? |_| Yes  |_|No). If transferred, indicate date:      ; sale price: $      ; previous sale information source:      ; and, briefly analyze transaction:      

	Current zoning:      
	Before acquisition, property: |_| Does  |_| Does not conform to zoning

	
	After acquisition, property: |_| Does  |_| Does not conform to zoning

	Neighborhood land use changes: |_| Unlikely  |_| Likely  |_| Taking place

	Brief neighborhood description:      

	Brief property description including identification of larger parcel:      

	Highest & best use of property as vacant: |_| Existing  |_| Other, describe:      

	Highest & best use of property as improved: |_| Existing  |_| Other, describe:      

	Present use:      
	Interests appraised: Fee Simple

	Brief legal description:      


DESCRIPTION OF PROPOSED ACQUISITION
	~ Rights Being Acquired ~
	~ Acquired Area ~

	Access rights: |_| Yes  |_| No

	|_| Fee Simple
	     
	|_| acre / |_| sq ft

	|_| Permanent Limited Easement (PLE)
	     
	|_| acre / |_| sq ft

	|_| Temporary Limited Easement (TLE)
	     
	|_| acre / |_| sq ft

	|_| Highway Easement (HE)
	     
	|_| acre / |_| sq ft

	|_| Existing right of way (not compensable)
	     
	|_| acre / |_| sq ft



	Land Size Before
	Acquired Land Area
	Land Size After

	      |_| acres / |_| sq ft
	–	      |_| acres / |_| sq ft
	=	      |_| acres / |_| sq ft



	Brief description of landscaping being acquired:      

	Brief description and value opinion of other compensable items being acquired:      

	Other:      







Certificate of Appraisal
1. To the best of my knowledge and belief, the statements contained in the appraisal report are true and the information upon which the opinions expressed herein are based are correct, subject to the limiting conditions herein set forth.
2. This appraisal has been made in conformity with appropriate Wisconsin statutes, regulations, policies and procedures applicable to the appraisal of right of way. To the best of my knowledge, no portion of the value assigned to this property consists of items that are non-compensable under Wisconsin laws.
3. The reported analysis, opinions, and conclusions are limited only by the reported assumptions and limiting conditions, and are my personal, unbiased professional analyses, opinions and conclusions.
4. I have performed |_| no (|_| the following specified      ) 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.
5. I have no present or prospective interest in the property that is the subject of this report, and I have no personal interest or bias with respect to the property that is the subject of this report or to the parties involved with this assignment.
6. Neither my compensation nor my employment are contingent upon the 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 the appraisal.
7. Any decrease or increase in the market value of the real property prior to the date of valuation caused by the public improvement for which this property is to be acquired, or by the likelihood that this property would be acquired for such improvement, other than that due to physical deterioration within the reasonable control of the owner, was disregarded in determining compensation for this property.
8. My analyses, opinions and conclusions were developed, and this report has been prepared, in conformity with the "Relocation Assistance and Real Property Acquisition Policy Act of 1970, as amended" and is intended to be consistent with the Uniform Standards of Professional Appraisal Practice (USPAP) by use of the Supplemental Standards Rule and the Jurisdictional Exception Rule of USPAP, where applicable.
9. |_| No one |_| (name and extent of assistance      ) provided significant real property appraisal assistance to me in making this report.
10. I have not revealed the findings and results of this appraisal to anyone other than the proper officials of the acquiring agency or the Federal Highway Administration and I will not do so until authorized by said officials, or until I am required to do so by due process of law, or until I am released from this obligation by having publicly testified as to such findings.
11. I have not given consideration to nor included in this appraisal any relocation assistance benefits.

On      , I invited       (|_| verbally |_| in writing) to accompany me on an inspection of the property. My invitation was |_| accepted |_| declined. On      , I made a personal inspection of the property. I have made a field inspection of and verified the sales relied upon in making this appraisal. The subject and sales relied upon in making this appraisal are as represented in this appraisal. It is my opinion that as of      , the total damages from the property herein described are: $      .



	
Appraiser's signature
     		     	
Appraiser's name	Date of report



SCOPE OF WORK
The purpose of this report is to estimate fair market value and determine damages as a result of the acquisition of the interests described herein for a state highway improvement project. Because the proposed acquisition is: 1) a minor partial acquisition with no apparent damages to the remaining improvements; 2) the highest and best use of the remaining property will remain the same before and after the acquisition; and, 3) potential damages are considered to be nominal which can be measured by either the cost-to-cure method or by reasoning explained herein - this report was considered to be an appropriate format.

A Project Data Book has been prepared for this project which includes detailed information on neighborhood zoning and land use restrictions, an analysis of neighborhood market trends, and recent confirmed sales of properties similar to those affected by the project. The sales used to arrive at the unit value for the subject property are attached to this report. These sales were confirmed by the preparer of the project data book and are deemed reliable, and therefore no further verification or confirmation was made by the preparer of this report, unless otherwise indicated in the certification.

The scope of work for this assignment included a personal inspection of the subject property, a review of public information concerning the subject and other properties in the immediate neighborhood, a review of and reliance on the Project Data Book prepared for the relevant project, and a review of WisDOT R/W maps and construction plans associated with the proposed highway project. The appraiser |_| has / |_| has not field inspected the comparable sales associated with this report.      

Allowance(s) for improvements being acquired/effected are based on the 'observed' depreciated replacement cost obtained from Marshall & Swift Valuation Service as well as information obtained from local builders and/or home supply dealers. Landscaping allowances are typically based on a percentage of the estimated 'contributory' value of the landscaping to the overall market value of the whole property.

Wisconsin Statute 32.09(6) indicates that in a partial acquisition appraisal, the appraiser must consider the value of the part taken as a separate entity. The damages are the greater of the value produced by the before and after analysis or the value of the parcel as a separate entity. I have considered the property evaluated in this appraisal, both from the before and after, as well as the part taken. I have concluded as of result of this comparison, that the value of the part taken does not exceed the value attained by the before and after approach. The acquisition will not result in any type of separate entity.

Intended Use / Intended Users:  This report is being prepared for the Wisconsin Department of Transportation (WisDOT), the intended user, for the purpose of estimating fair market value to be used in the determination of just compensation for the acquisition of real property interests as part of a road project.

A copy of the written report will be given to the property owner as a consequence of disclosure requirements in Wisconsin Statute 32.05. The owner also has the option of obtaining their own appraisal to determine the effect(s) of this project on their property.

This appraisal was developed in accordance with the provisions of Wisconsin Statute 32.09 which states that compensation will be based on Market Value. This appraisal should not be utilized or relied upon by any other party without written consent of the client.

Type of Value: Fair Market Value.

Definition of Value:  Fair market value is defined as the most probable price which a property would bring in a competitive and open market under all conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgably, and assuming the price is not affected by undue stimulus. Implicit in this definition are the consummation of a sale as of a specified date and the passing of title from seller to buyer under the following conditions:

1. Buyer and seller are typically motivated.
2. Both parties are well informed or well advised, and are acting in what they consider their best interest.
3. A reasonable time is allowed for exposure in the open market.
4. Payment is made in terms of cash in United States dollars or in terms of financial arrangements comparable there to; and,
5. The price represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions granted by anyone associated with the sale. 12 CFR 563.17

[bookmark: _Toc414881252]

Exposure Time (from USPAP definitions):  Estimated length of time that the property interest being appraised would have been offered on the market prior to the hypothetical consummation of a sale at market value on the effective date of the appraisal. Comment: Exposure time is a retrospective opinion based on an analysis of past events assuming a competitive and open market.

The appraiser has developed an opinion of exposure time for the subject property. Following an analysis of market conditions and discussions with knowledgeable real estate professionals, the appraiser estimates the exposure time for the subject property to be      .

Extraordinary Assumption (definition):  An assumption, directly related to a specific assignment, which if found to be false, could alter the appraiser’s opinions, conclusions or hypothesis. Extraordinary Assumptions presume as fact otherwise uncertain information about physical, legal and economic characteristics of the subject property; or about conditions external to the property, such as market conditions or trends; or about the integrity of data used in the analysis.

|_| As the roadway construction project will not affect the highest and best use or utility of the building improvements, there are no damages to the building improvements. It is an extraordinary assumption of the appraisal that the improvements’ tax fair market value is equivalent to the market value of the improvements. The appraiser reserves the right to amend the appraisal to value the improvements, if necessary. The use of this extraordinary assumption may have altered the appraisal results.

|_| Generally, a contractor is unlikely to know the exact timing when the subject property will be utilized for its specific purpose under the TLE. Because of this uncertainty of timing, the determination of the time period during which the TLE will actually require physical possession of the property is estimated by the engineer who gives this information to the appraiser. The appraiser employs this as an extraordinary assumption within the appraisal report. The use of this extraordinary assumption may have altered the appraisal results.

Hypothetical Condition (definition):  That which is contrary to what exists but is supposed for the purpose of analysis. Hypothetical Conditions assume conditions contrary to known facts about physical, legal, or economic characteristics of the subject property; or about conditions external to the property, such as market conditions or trends; or about the integrity of data used in the analysis.

In the before acquisition valuation, 49 CFR Part 24 requires the appraiser to disregard any decrease or increase in the market value of the property that has been caused directly by the project. 49 CFR 24.103(b) states, “The appraiser shall disregard any decrease or increase in the fair market value of the real property caused by the project for which the property is to be acquired, or by the likelihood that the property would be acquired for the project, other than that due to physical deterioration within the reasonable control of the owner. (See appendix A, §24.103(b).)” This appraisal uses the hypothetical condition (in the “before acquisition value”) that the proposed public improvements do not exist, and have not been proposed. The proposed public improvement project is a condition external to the subject property, and as the before value does not recognize the existence of this proposed project, contrary to known fact, this hypothetical condition is required. The use of this hypothetical condition may have altered the appraisal results.

In accordance with Wisconsin Statute 32.09, the subject is appraised in the “after condition” under the hypothetical condition that construction for the proposed public project is complete as of the effective date of this appraisal. The use of this hypothetical condition may have altered the appraisal results.




RECONCILIATION
The three basic approaches to value for real property were considered and include the following: the Sales Comparison Approach, Cost Approach and Income Approach. The Sales Comparison Approach was relied upon in that it considered to be the most reliable approach for the valuation of vacant land in this market. The Cost Approach was not used as it is not applicable to vacant land. The Income Approach was not used as it is not typically applied to vacant land in this market. The omission of the Cost Approach and Income Approach is not considered misleading or inappropriate.

1. Sales Comparison Approach. Recent market sales similar to the subject are used in this approach. The Appraiser then verifies sales prices, terms and conditions of the sale with a party to the transaction. After Analysis and adjustments, these sales are used to arrive at an estimated market value for the subject property. When market sales are available, the Sales Comparison Approach is considered to be the most reliable indicator of value.
2. Cost Approach. The value of the land as if vacant and readily available for development in its highest and best use is first established. Current costs of reproduction or replacement of improvements are established. Depreciation is applied to this value to arrive at an in-place value of the subject’s improvements. The two values are combined to conclude a value for the entire property.
3. Income Approach. This approach assumes there is a relationship between the amount of real estate rental income a property will earn and a future value of the property. The appraiser uses the anticipated net real estate rental income and processes it into a value for the subject. This process uses a capitalization rate, including such factors such as risk, time and interest on capital investment and recapture of the depreciated asset.

|_| In this market, land leases are not prevalent for the subject land types. In this market, this land type is not purchased for any income or rental potential. In this market, vacant land is typically purchased based on its perceived market value not on any type of income capitalization rate; therefore, the income approach does not apply. The omission of the income approach is not considered misleading or inappropriate.

|_| The subject property consists of land types that are leased in this market area. Based on a Wisconsin Supreme Court decision in Leathem Smith Lodge, Inc. vs. State of Wisconsin (1980), the Income Approach is considered inapplicable in Eminent Domain valuations (so long as sufficient market data is available). Therefore, the Income approach will not be developed in this appraisal report. The omission of the income approach is not considered misleading or inappropriate for this valuation assignment.




BEFORE VALUATION ANALYSIS
Based on the market analysis found in the Project Data Book and confirmed property sales attached hereto, it is my opinion that the following unit value for the subject property is reasonable and supportable:

     

The appraiser’s opinion of the value of subject property is:
	Unit value of land $       (|_| acre / |_| sq ft) x Land size before $       (|_| acre / |_| sq ft) = Land value before $      



Based on this land value and assessed Fair Market Value (FMV) of improvements, implied “Property Value Before” is:
	Land value before $       + Assessed improvements FMV $       = Property value before $      



EASEMENT VALUATION CALCULATION
Based on the analysis found in the Project Data Book, it is my opinion that the following easement valuation(s) is reasonable and supportable (refer to Project Data Book for further details regarding easement(s) valuation):

     

Statement/calculation and allocation of damages - direct damages
	Access rights
		=	$      
	TOTAL:
$      

	Fee area
	      |_| acre / |_| sq ft
	x	$      	=	$      
	

	PLE area
	      |_| acre / |_| sq ft
		=	$      
	

	HE area
	      |_| acre / |_| sq ft
		=	$      
	

	Existing ROW
	      |_| acre / |_| sq ft
		=	        
	

	~ Landscaping ~
	~ Fencing ~
	~ Other Items~
	

	Property value before	$      
	Linear feet of fence acquired	     
	     	$      
	

	Attributed to landscaping (%)	     
	Fencing cost / linear foot	$      
	     	$      
	

	Est. value of landscaping	$      
	% Effective life remaining	     
	     	$      
	

	Landscaping acquired (%)	     
	Fencing damages	$      
	     	$      
	

	Landscaping damages	$      
	
	     	$      
	



Statement/calculation and allocation of damages - other compensable damages
	TLE area
	      |_| acre / |_| sq ft
		=	$      
	TOTAL:
$      

	Cost to cure
	     
		=	$      
	

	Other
	     
		=	$      
	



AFTER VALUATION ANALYSIS
There is no change of highest and best use resulting from the acquisition. Therefore, it has been determined that a separate “after” value analysis is not necessary. Since the subject’s site is the same or slightly smaller in the after condition, there is no market evidence to support a land value per unit change after acquisition, and since the comparables used above remain the best available, it is my opinion that a separate analysis of the “after” condition is not warranted for this property acquisition. Therefore, the same per unit value used for the “before” valuation is used to determine the “after value.”

	Property value before $       – Direct damages $       = Property value after $      




|_| The impact to the property is only a temporary limited easement (TLE). After the project is complete, the property owner will retain full fee ownership of the TLE area. Therefore, the market value of the property is generally not impacted. The property will have the same value both before and after the project. The damages are temporary in nature.

Therefore, based on my analysis and subject to assumptions and limiting conditions contained herein, it is my opinion that the:

	Property value before $       – Property value after $       = Direct damages	$      

	Other compensable damages	$      

	TOTAL DAMAGES	$      
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SITE MAPS

	

	Aerial Photo

	

	Parcel or Plat Map

	

	Contour/topographical Map

	

	Zoning Map

	

	Wetland Map

	

	Soil Map

	

	Floodplain Map

	

	      Map

	

	      Map






PARCEL SKETCH

From plan and profile or other client given material

	






TRANSPORTATION PROJECT PLAT or RIGHT OF WAY PLAT

	







COMPARABLE SALES MAP

	







SALES DATA SHEETS or COMPARABLE SALES SHEETS
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