[bookmark: OLE_LINK1][bookmark: OLE_LINK2]APPRAISAL REPORT STANDARD DETAILED FORMAT SURPLUS PARCEL
RE1008    04/2012	Wisconsin Department of Transportation


[bookmark: Text1]Historical Project ID # (original plat acquisition project ID):      

[bookmark: Text2]County:      
[bookmark: Text3]Township:      
[bookmark: Text4]Section:      
[bookmark: Text5]Legal description:      

CERTIFICATE OF APPRAISER AND VALUE FINDING

To the best of my knowledge and belief, the statements contained within this appraisal report are true and the information upon which the opinions are based is correct, subject to the limiting conditions herein set forth:

· This appraisal has been made in conformity with appropriate Wisconsin Statutes, the Wisconsin Real Estate Program Manual (REPM) and the Uniform Standards of Professional Appraisal Practice (USPAP).

· I personally made a field inspection of both the property being appraised as well as the comparable sales being relied upon to make this report.

· The reported analysis, opinions and conclusions are limited only by the reported assumptions and limiting conditions, and is my personal, unbiased professional analyses, opinions and conclusions.

· The report is being prepared for the sole purpose of establishing a value for surplus land (s) being disposed of, and owned, by the Wisconsin Department of Transportation.

· I have no present or prospective interest in the property being appraised 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.

· 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.

· No one provided significant professional assistance to the person signing this appraisal, except as otherwise noted within the scope section of the report.

· The findings of this report and opinions therein have not been revealed to anyone other than the client.

· The appraiser has the knowledge and experience to competently express this opinion of value.

[bookmark: Text6]It is my personal opinion and conclusion that as of the effective date of      , the:

[bookmark: Text8]SEPARATE ENTITY VALUE OF SUBJECT PROPERTY is: $       (enter N/A, if not applicable)

[bookmark: Text9]ENHANCEMENT VALUE OF SUBJECT PROPERTY is: $       (enter N/A, if not applicable)

[bookmark: Text10]ASSEMBLAGE VALUE OF SUBJECT PROPERTY is: $       (enter N/A, if not applicable)

[bookmark: Text11]The SUBJECT PROPERTY HAS BEEN APPRAISED for its       VALUE.
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ASSUMPTIONS AND LIMITING CONDITIONS

1. The property description provided to the appraiser is assumed to be correct;
2. The appraiser is not a surveyor.  Any maps or illustrations are provided to familiarize the reader with the property.  Property dimensions are approximate;
3. No responsibility is assumed for matters of a legal nature affecting title to the property, nor is any opinion of title rendered.  Property title is assumed to be good and merchantable unless otherwise stated;
4. Information furnished by others is believed to be true, correct and reliable.  However, no responsibility for its accuracy is assumed by the appraiser;
5. All mortgages, liens, encumbrances, leases and servitudes have been disregarded unless so specified within the report.  The property is assumed to be under responsible, financially sound ownership and competent management;
6. It is assumed that there are no hidden or unapparent conditions within the property, subsoil, or structures which would render the property more or less valuable.  No responsibility is assumed for such conditions or for arranging for engineering studies which may be required to discover them;
7. The appraiser is not qualified to detect hazardous materials within the property.  Hazardous materials including, but not limited to, asbestos, solvents and other materials may affect the overall value of the property.  The value conclusions in this report are predicated on the assumption that the property is clean.  The appraiser reserves the right to amend this report if hazardous materials are discovered within the property.  Buyers with concern of hazardous materials should procure a report from a qualified consultant prior to purchase;
8. Unless otherwise stated in the report, no environmental impact studies were either requested or made in conjunction with this report.  The appraiser reserves the right to alter, amend, revise, or rescind any opinions of value based upon any subsequent environmental impact studies, research, or investigation;
9. It is assumed that there is full compliance with all applicable federal, state and local environmental regulations and laws unless noncompliance is specified, defined and considered in this report;
10. It is assumed that all applicable zoning and use regulations and restrictions have been complied with, unless non-conformity has been specified, defined and considered in this report;
11. The appraiser is not required to give testimony or appear in court because of having made this report unless previous arrangements or contractual obligations require same;
12. Possession of this report or a copy hereof does not carry with it the right of publication.  It may not be used for any purpose by any person other than the client without the written consent of the appraiser, and in any event, only with properly written qualification and only in its entirety;
13. Neither all nor any part of the contents of this report or a copy thereof shall be conveyed to the public through advertising, public relations, news, sales or any other media without the express written consent and approval of the appraiser.  Nor shall the appraiser, client, firm, license or professional organization of which the appraiser is a member be identified without consent of the appraiser.
14. The liability of the appraiser, employees and subcontractors is limited to the client only.  There is no accountability, obligation or liability to a third party.  If this report is placed in the hands of anyone other than the client, the client shall make such party aware of all limiting conditions and assumptions of the assignment and related discussions.  The appraiser is in no way responsible for any costs incurred to discover or correct any deficiencies of the property;
15. Acceptance and/or use of this report constitutes acceptance of the foregoing assumptions and limiting conditions.




EXECUTIVE SUMMARY/SUMMARY OF SALIENT FACTS


SIZE AND TYPE OF PROPERTY

     

PROPERTY RIGHTS APPRAISED

Unless otherwise specified, the property rights being appraised constitute fee simple.

EFFECTIVE DATE OF VALUE

The effective date of value opinion is specified on Page 1 of this report.

APPRAISAL TYPE

This appraisal report is a Summary Report in accordance with Standards Rule 2-2© of the Uniform Standards of Professional Appraisal Practice (USPAP).  The intended use of the appraisal is for the client (WisDOT) to establish a market driven sale price for the subject surplus property.

APPRAISAL SCOPE

The scope of this assignment begins with the inspection of the property in cooperation with the WisDOT property manager.  Appropriate mapping or survey of the site provides indication as to the legal use(s) of the subject.  The highest and best use of the property is established in the context of the subject’s Separate Entity Value, Enhancement Value or Assemblage Value.  Appraisals of real property are typically based upon the highest and best of the property assuming a willing buyer and willing seller.  The disposition of surplus property can be appraised under different concepts such as the three discussed above and defined below.  The market approach is utilized to value the property unless otherwise specified and the most recent comparable sales are field reviewed and verified by the buyer, seller or broker/agent to the transaction.  Comparable Sales sheets are provided with complete sale transaction data as well as a street view photo of the comparable properties.

MARKET VALUE DEFINED

Market Value is typically defined as the amount in cash, which a well informed buyer, willing but not obliged to buy the property would pay, and for which a well informed seller, willing but not obligated to sell, would accept.  This concept is only true when the value being achieved is Separate Entity Value.  Enhancement and Assemblage Values typically don’t meet the test for Market Value.

SEPARATE ENTITY VALUE

A surplus land parcel can qualify as a Separate Entity if it meets the highest and best use requirements to stand alone and be marketed as an economic unit of its own merit it would have to meet the tests of legal permissibility, physical possibility, financial feasibility and maximum profitability.

ENHANCEMENT VALUE

A surplus land parcel can qualify as Enhancement Value.  The test is to hypothetically assemble the surplus parcel with an abutter and measure the difference in value on a “before and after” basis it is the reverse of appraising a partial taking to a property.  Enhancement value is particularly notable when it changes the highest and best use of the properties being assembled.

ASSEMBLAGE VALUE

A surplus land parcel can qualify as Assemblage value if it fails to meet the test of the two prior valuation principles.  Assemblage value is commonly referred to as “across the fence” value.  Typically, the surplus land when assembled to an abutter would have no greater unit value than that of the abutter.

HYPOTHETICAL CONDITIONS

If the surplus land parcel is landlocked, and Assemblage Value is the highest and best use of the property, the surplus land is assumed to have legal access if the abutting land has legal access.  If landlocked value is to be obtained, it should be so noted in the scope section of the report.

EXTRAORDINARY ASSUMPTIONS

     

SUBJECT PROPERTY PHOTOS

     

SUBJECT PROPERTY PLOT PLAN

     

SUBJECT AND COMPARABLE SALE AREA MAPPING

     

[bookmark: Text14]Physical Description of Subject Property (including area):      

[bookmark: Text15]Present Use of Property:      

[bookmark: Text16]Zoning of Surplus Land:      .  (If the land is not zoned, what is the likely zoning of the property?  Confer with local zoning officials.  If the surplus land is suited for enhancement or assemblage, provide details and allowable uses for the abutting property to which the surplus land will be assembled.)

[bookmark: Text17]Neighborhood Description:      .  (Discuss the area and neighborhood as well as the economic factors affecting supply and demand on the local real estate market.)

[bookmark: Text18]Highest and Best Use:      .  (Highest and best use is defined as the use of land which will result in its highest value.  In appraisal this cannot be merely theoretical, but must be realistic in that the use must be legal, physically achievable and financially feasible.  (IRWA 8th ed. Real Estate Dictionary.)  Discuss in detail how the highest and best use of the subject surplus land was concluded in the context of Separate Entity Value, Enhancement Value and Assemblage Value.  The appraiser may be asked to provide evidence of valuation utilizing more than one of the methods if the reviewer isn’t convinced of the appraiser’s choice of highest and best use.)

Note: If access rights are being valued for sale, then the Enhancement Method of valuation must be utilized.

VALUATION

Based upon the concluded highest and best use of the property, the value of the subject surplus property will be estimated.

APPROACHES TO VALUE

There are three basic approaches to value as summarized below:

1. Sales Comparison Approach:  Recent market sales similar to the subject are used in this approach.  The appraiser then verifies sales price, 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 market 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 for 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 income a property will earn and the future value of that property.  The appraiser uses the anticipated net income and processes it into a value for the subject.  This process uses a capitalization rate, including such factors as risk, time and interest on capital investment and recapture of the depreciated asset.

The Market Approach will be utilized to value the subject surplus property.

ADJUSTMENT GRID

	To arrive at an estimated value for subject property, the following comparisons between subject and recent sales were used.  In this grid, sales are compared to subject, singularly or as a larger parcel.  If subject is superior to sale in a given area, a plus (+) adjustment is used in grid; conversely, if subject is inferior to sale in a given area, a minus (-) adjustment is used.  Enter an “N/A,” delete and/or add lines where appropriate.

	
	SUBJECT
	SALE #
	SALE #
	SALE #

	Address
	     
	     
	     
	     

	Adjustment items
	     
	     
	     
	     

	Sale price
	     
	     
	     
	     

	Sale date
	     
	     
	     
	     
	     
	     
	     

	Terms and conditions
	     
	     
	     
	     
	     
	     
	     

	Property rights
	     
	     
	     
	     
	     
	     
	     

	Financing terms
	     
	     
	     
	     
	     
	     
	     

	Conditions of sale
	     
	     
	     
	     
	     
	     
	     

	Expenditures immediately after sale
	     
	     
	     
	     
	     
	     
	     

	Time
	     
	     
	     
	     
	     
	     
	     

	Adjusted per unit value
	     
	     
	     
	     
	     
	     
	     

	Location
	     
	     
	     
	     
	     
	     
	     

	Topography
	     
	     
	     
	     
	     
	     
	     

	Size
	     
	     
	     
	     
	     
	     
	     

	Utilities
	     
	     
	     
	     
	     
	     
	     

	Access
	     
	     
	     
	     
	     
	     
	     

	Shape
	     
	     
	     
	     
	     
	     
	     

	Other (describe)
	     
	     
	     
	     
	     
	     
	     

	Other (describe)
	     
	     
	     
	     
	     
	     
	     

	Other (describe)
	     
	     
	     
	     
	     
	     
	     

	Other (describe)
	     
	     
	     
	     
	     
	     
	     

	Other (describe)
	     
	     
	     
	     
	     
	     
	     

	Other (describe)
	     
	     
	     
	     
	     
	     
	     

	Total/Adjustments (+/-)
	     
	     
	     
	     
	     
	     
	     

	Adjusted sale price
	     
	     
	     
	     
	     
	     
	     

	Indicated per unit value
	     
	     
	     
	     
	     
	     
	     




NARRATIVE

Narrative discussion of adjustments:      

RECONCILIATION AND FINAL CONCLUSION

[bookmark: Text19]Reconciliation and final conclusion:      
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