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Digest:  

This chapter has been recoded from a 1-digit chapter to a 2-digit chapter.

11.4 - Adds criteria for consideration of a Federal project area.  

12.1 - Clarifies larger parcel determination in highest and best use analysis in paragraph 4.

12.22 - Adds consideration of physical and legal access to paragraph 9.  Adds requirement of additional expertise to comply with the Uniform Standards of Professional Appraisal Practice in oil, gas, and mineral appraisals, when applicable, in paragraph 11.  Removes paragraph 14 containing appraisal direction on appraising multiple tracts and moves it to section 14.1.

Digest--Continued:  

13.1 - Adds the requirement to include the purpose and intended use of the appraisal in the written request for appraisal services in paragraph 1, and adds a reference to FSM 5410.3, paragraph 2.  Replaces “Statement of Intent” with “Agreement to Initiate” in paragraph 4.  Adds appropriate use of a hypothetical condition in paragraph 7 and appropriate use of an extraordinary assumption in paragraph 8.  Adds direction on use of Jurisdictional Exception in paragraph 9.  Moves Exhibit 01, Request for Appraisal Services, to section 15.

13.32 - Changes Soil Conservation Service to Natural Resource Conservation Service in paragraph 1.  Adds reference to section 21 for guidance where timber production is the highest and best use of properties in paragraph 3.

13.34 - Adds guidance for appraising properties that are transitional to a higher and better use.  Adds reference to Uniform Appraisal Standards for Federal Land Acquisitions for the basis of a non-economic highest and best use as an improper basis for value estimates.

13.5 - Removes guidance for rounding final estimates of value.

14.1 - Revises discussion of multiple tracts moved from section 12.22, paragraph 14 and expounds on process.

14.2 - Adds guidance for appraising lands involved in assembled exchanges and purchases.

14.21 - Expounds on guidance for assembled land exchanges.

14.22 - Expounds on guidance for purchases.

14.3 - Adds guidance for appraising lands involved in direct conveyances.

14.4 - Adds guidance for appraising lands for phased closings.

14.5 -  Adds guidance for appraising lands involved in multiple case acquisitions.

14.6 - Adds guidance for appraising lands involved in competitive conveyances and exchanges.  Includes reference to FSH 5409.13, section 31.15.

14.7 - Adds guidance for appropriate use of approximately equal value in compliance with the Federal Land Exchange Facilitation Act of 1988 (102 stat. 1089), 36 CFR 254.42a, and 
FSM 5410.4c, para. 11 and 12.

14.8 - Adds guidance on determination of larger parcel for conveyances of Federal lands or interests in lands.

14.9 - Adds guidance on determination of larger parcel for agency fee acquisitions.

15 - Adds sample letters for requesting appraisal services for purchases, land exchanges, Small Tracts Act cases, special-use fees, and rights-of-way.
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11 - VALUATION GUIDELINES

11.1 - Federal Law Controls

Appraisers shall have a thorough understanding of Federal laws and regulations that affect the appraisal process and estimates of value (FSM 5410.3).  When there is a conflict between Federal laws and regulations and State laws and regulations, Federal laws and regulations control.  There are limited exceptions to this rule in specific environmental laws such as the Clean Water Act (62 Stat. 1165; 33 U.S.C. 1251, “et seq”) and Clean Air Act (69 Stat. 322; 42 U.S.C. 7401, “et seq”) where Congress requires federal conformity with State laws.  Consult with the Office of the General Counsel if confronted with a question of the applicability of State laws.

11.2 - Market Value is the Standard

Carefully study the elements and characteristics that influence the marketability of the property.  Adhere to the following guidelines:

1.  Estimate the market value of the property, that is, land, improvements, or interest in land, as if privately owned regardless of present ownership.

2.  Do not estimate the market value as the value to the Government unless instructed to by the assigned staff review appraiser.  Consider only those elements recognized and given value in the private market.

11.3 - Involuntary Acquisition

Do not consider or make allowance for in the appraisal any involuntary nature of the acquisition, any unwillingness of the owner to sell, or inconvenience or personal hardship caused to the owner.  Costs of moving, business interruption, and associated costs are noncompensable and are a separate matter covered by the Uniform Relocation Assistance and Land Acquisitions Policies Act of 1970 (84 Stat. 1894; 42 U.S.C. 4601).

11.4 - Enhancement and Diminution

The appraisal of the whole property should not include allowances for enhanced or diminished values attributable to or resulting from the public use or purpose for which the Government is acquiring the property or from the known intention of the Government to acquire the property or other property for a Federal project (FSM 5410.3, para. 16).  In appraising the whole property, disregard any decrease or increase in the utility of the property caused by the Federal project for which the Government is acquiring the property.
11.5 - Permits, Contracts, Licenses, and Value

Do not estimate values enhanced or diminished by permits or licenses that the Government may revoke, renew, amend, or modify, nor base value on any action by the Government.  However, do consider permits, contracts, or obligations that could legally bind the Government.

12 - PRINCIPLES AND ELEMENTS OF VALUE

12.1 - Principles of Real Property Valuation

Measure real property value by its degree of usefulness and the availability of similar lands with comparable utility.  Consider the following principles:

1.  Supply and Demand.  The relationship is usually inverse.

2.  Change.  View real property and its physical, social, and economic environment in light of its transition, not its permanence.

3.  Substitution.  A prospective buyer will not pay more for a particular property than a person would for a suitable similar property if there were no costly delay.

4.  Highest and Best Use.  That reasonable and probable legal use, or combination of reasonable and probable legal uses, which as of the date of valuation, is most likely to produce the greatest present net return.

In determining highest and best use, consider highly probable changes in use or demand based on analysis of the market.  In order to qualify for a particular highest and best use, the following factors must apply:  

a.  The property must have suitable physical characteristics or be capable of change;

b.  Demand for the particular type of use must be present; and 

c.  The contemplated use must be economically feasible and legal.

The determination of the larger parcel shall be included in each highest and best use analysis, regardless of whether the acquisition is total or partial.

5.  Conformity.  Property realizes its maximum value when it is devoted to a use that reasonably conforms with the use of adjacent lands and the existing social and economic environment.

6.  Anticipation.  Value is created by anticipated benefits to be derived in the future.  Purchasers who pay speculative prices apply this principle.

12.2 - Elements Affecting Value

To have value, a property must have utility, it must be in demand, and there must be an interested party with purchasing power.  Recognize that the value of specific real property is determined by human desires or demand as modified by economic, physical, and governmental factors.

12.21 - Economic Factors

Consider both national and local conditions that influence all properties in an area.  

1.  National Level.   The national level includes:  The economic and social status of society at the time of appraisal; the economic health and political climate of the Nation; interest rates; availability of money; leisure time; and other factors that influence human desire to own land.

2.  Local Level.  The second, or local level, more definitely and recognizably affects the property's value and its potential for sale.  Local factors include availability of funds, interest rates, population growth, and tax structures.  The local level is influenced by the national factors, but local conditions tend to modify the impact of specific items that are national in scope.

12.22 - Physical Characteristics

The physical suitability of a particular property for a specific use is the major influence on value.

Several basic elements influence a property's value.  The relative importance of each item varies depending on the market area and the estimated highest and best use.

1.  Land.  Estimate the land's contribution to total value based on its relationship to the highest and best use of the whole property.

2.  Improvements.  Value improvements only to the extent that they enhance the value of the whole property.  In valuing improvements, first consider whether they contribute to the highest and best use.  Second, consider whether they represent an under improvement or an over improvement.  Apply the principle of substitution.  Usually, the contribution an improvement makes to a property's value cannot exceed the cost new (replacement), less depreciation.  Reproduction cost and replacement cost are the same only if improvements are new or, at most, only a very few years old.  A Forest Service appraiser rarely deals with reproduction costs.  Unless specifically instructed otherwise, appraise improvements on a replacement cost basis.

3.  Land Improvements.  To enhance value, a land improvement must contribute to the highest and best use and be reasonable in cost.  Occasionally, land improvements may contribute more to value than their original cost.  For example, a stock tank that always has water in an area where the supply is unpredictable may be worth more than the construction cost of a similar structure.

4.  Separate Resource Values.  Measure only the contributory value, not the value of the product as a separate element.

5.  Location.  Consider proximity to be a major element affecting value in the area.  Two similar properties with the same highest and best use may have significant differences in value due to location within the market area.

6.  Water.  Recognize that the quantity, quality, availability, and the cost to purchase, develop, or control water may either enhance or detract from value.

7.  Utilities.  Do not expect utilities to automatically enhance property value.  Whether utilities add value depends upon the property's highest and best use.

8.  Tract Size and Shape.  Remember that size and shape relate directly to the highest and best use and, hence, value.  Normally, the larger the size, the lower the unit value.

9.  Access.  Because the market value of property may be affected by both physical and legal access, describe (a) access to the property and (b) access across it (or interior access).  Consider access in accordance with what the market accepts.  For example, distance or type of surfacing involved might not affect value as long as access is available.  Lack of access can affect the highest and best use.  The appraiser shall consider both physical and legal access.

10.  Vegetation.  Consider how vegetative cover affects value.

11.  Oil, Gas, and Minerals.  Determine whether oil, gas, minerals, or mineral products, such as gravel, only contribute to the value of a property or if they are the primary element of value.  Premiums may be paid for land based on the mere speculation or assumptions of the presence of valuable minerals.  Additional expertise in valuing the contribution of oil, gas, minerals, or other mineral products may be needed to comply with the Competency Rule of the Uniform Standards of Professional Appraisal Practice (USPAP).

12.  Recreation Potential.  Recognize that each market presents a different set of conditions and different recreation value criteria.  To have value in the private market, the property must satisfy a particular recreation need or be capable of producing an effective income.  Sales of properties in the area demonstrate the needs and demand.  Identify the specific type of recreation attraction and use intended for the property.

13.  Special Attributes.  Due to their uniqueness or high values, expect properties with special characteristics to attract a relatively small number of purchasers.  In appraising such properties, avoid being overly influenced by personal inclinations or scarcity of similar tracts.

12.23 - Governmental Controls

Laws, zoning, and restrictive covenants that limit full use of a property may affect its value.  Consider both legal and illegal occupancy and use.

12.24 - Other Factors

Consider factors outside of the property that influence the highest and best use and value.

13 - THE APPRAISAL PROCESS

13.1 - Define the Appraisal Problem

Complete each of the following steps to define the appraisal problem.

1.  Describe the Purpose and Intended Use of the Appraisal.  Normally, the purpose of the appraisal is to estimate the market value of the property.  In partial interest appraisals, the purpose of the appraisal is to estimate the market value of the property before and after the acquisition to provide an estimate of the compensation due the landowner.

The purpose of an appraisal for many land use authorization fee determinations is to estimate the market value of the authorized use.

If the value estimate is to be based on a specific set or alternative set of circumstances, state those assumptions or conditions in the Assumptions and Limiting Conditions section of the appraisal report.

The purpose and intended use of the appraisal shall be specified in the authorized officer's written request for appraisal services (FSM 5410.3, para. 2).  Sample request letters are included as exhibits 01 through 05 in section 15.

2.  Describe the Property.  Describe the property by its legal description or by reference to plats, deeds, surveys, and so forth.

The appraisal report must describe or identify the entire property.  In a partial acquisition, the report should identify or describe the larger parcel and the estate remaining after imposition of the easement.

3.  Identify Real Property Rights.  Clearly define the interest being appraised.  The interest or right may vary from full fee to only a fractional interest.

The appraised interest must be the interest that will be described in the land purchase option, land exchange agreement, declaration of taking, deed, and other conveyance documents.   
Ascertain the title status to a reasonable degree of accuracy and consider all reservations, outstanding rights, and other factors that limit or restrict full use of the property.  Obtain a copy of the preliminary title report for the non-Federal land or statement of interest (land status report) for the Federal land and include copies in the addenda of the appraisal report.

4.  Determine the Date of the Value Estimate.  Normally, the valuation date is the date the appraiser last inspects the property.  In condemnation cases, if a declaration of taking is used, the date of filing must be the valuation date.  If there is no declaration of taking, the valuation date must be the date title vests in the Government, or the date the Government takes possession, whichever is earlier.  For land exchanges, the valuation date may be an agreed date with the exchange party as identified in the Agreement to Initiate.

Review appraisers should ensure that the estimated value and valuation date are current.

5.  Define the Value To Be Appraised.  In the majority of appraisal assignments, estimate market value as described in Uniform Appraisal Standards for Federal Land Acquisitions.

6.  Identify Limiting Conditions.  A limiting condition is an event or circumstance that must occur or be present before the valuation applies.  If the condition is not present or does not occur, the appraisal is void.  State the limiting conditions in the introductory section of the appraisal report.  When appraising a property with conditions that might not represent the actual present situation, carefully phrase and use an appropriate limiting condition.

7.  Explain Hypothetical Conditions.  A hypothetical condition is contrary to what exists but is considered for the purpose of analysis.  A hypothetical condition may only be used in an appraisal assignment if all of the following conditions are met:

a.  Use of the hypothetical condition is clearly required for legal purposes, for purposes of reasonable analysis, or for purposes of comparison.

b.  Use of the hypothetical condition results in a credible analysis.

c.  The appraiser complies with the disclosure requirements set forth in the Uniform Standards of Professional Appraisal Practice (USPAP) for hypothetical conditions.

8.  Explain Extraordinary Assumptions.  State extraordinary assumptions in the introduction of the report.  Show the validity and justification for such assumptions.

An extraordinary assumption is related to a specific assignment, which, if found to be false, could alter the appraiser’s opinions or conclusions.  An extraordinary assumption may be used in an appraisal assignment if all of the following conditions are met:

a.  It is required to properly develop credible opinions and conclusions.

b.  The appraiser has a reasonable basis for the extraordinary assumption.

c.  The use of the extraordinary assumption results in a credible analysis.

d.  The appraiser complies with the disclosure requirements set forth in the USPAP for extraordinary assumptions.

9.  Considering Jurisdictional Exception.  A jurisdictional exception to USPAP may only be used when one or more portions of USPAP are contrary to public law or policy of a jurisdiction.  The appraisal report must identify the part(s) of USPAP that are not in effect for the particular assignment and cite the legal authority justifying this action.

13.2 - Develop the Appraisal Plan

1.  Determine What Data are Needed.  Prepare an outline of the proposed contents, indicating the main divisions or sections of the report and the data and processes pertinent to each.

2.  Identify Data Sources.  Consider county records as a major source of information on file.  Also, in some areas, private industry publishes and sells information on sales, transfers, leases, and assessed values.
In preparing a specific appraisal report, the appraiser usually should augment personal data files compiled during prior appraisals by current research.  The appraiser may extend investigations to include other appraisers, real estate brokers active in a particular market, mortgage lenders, data banks, or similar services, all in addition to public and private record sources noted.

13.3 - Collect and Analyze Data

Data must pertain to the appraisal problem and directly influence the value of the appraised property.

13.31 - General Data

Appraisers must recognize and study economic trends and must have a thorough knowledge of existing and proposed land-use regulations and plans, zoning ordinances, subdivision ordinances, and other pertinent market factors.  Evaluate the effects on land use of such Governmental controls such as soil and environmental protection acts.

13.32 - Specific Data

Thoroughly investigate and analyze factors and conditions specific to the property being appraised.  Consider easements, zoning, deed, or other restrictions, and physical features such as size, shape, access, topography, location, vegetation, resources, utilities, and improvement information including condition, construction, and design.

Carefully investigate specific data on comparable properties and analyze those pertaining to the appraised property.  Specifically consider:  title status, location, access, utilities, physical characteristics, sale conditions, and zoning to the same extent as to the appraised property.

Inventory both the economic and physical factors affecting the subject and comparable transactions.

1.  Soil and Topography.  Highest and best use determines the intensity of the soil examination needed.  When examining lands suitable for resource production, a detailed analysis may be necessary.  Collect data on soil classes, depth, fertility, structure, drainage, and other characteristics from sources such as the Natural Resources Conservation Service, agricultural colleges, or counties.  Many counties have published inventories, including photographic maps.  Photographic maps may be used to show characteristics of both the subject and comparables in an appraisal report.  Also, consider using United States Geological Survey maps.

2.  Improvements.  Determine the size, actual age, type of construction, materials, condition, deterioration (curable and incurable), obsolescence, and remaining economic life of improvements.

3.  Vegetation.  If merchantable timber volumes are present, determine volume by species, grade, and so forth, to the intensity commonly performed by private purchasers.  For properties where timber production is a highest and best use, see FSH 5409.12, section 21.

4.  Grazing.  Consider forage production and range condition (type of vegetation, ground cover, and vigor in comparison to site potential); topography and suitability for grazing; class and kind of livestock that are to graze the area (cows with calves, yearling cattle, sheep, horses, and so forth); season of use; availability of water; soil stability; current and potential productivity; adequacy of fencing or other improvement; cost to manage; demand for grazing land; and accessibility.

5.  Access.  Ascertain the legality of exterior access rights, the limits on use, access roads, and so forth.

6.  Utilities.  Note the presence, absence, or availability of utilities, the kind and type of utilities, and ascertain if utility lines may be tapped and whether capacity is adequate to serve the property.

7.  Oil, Gas, and Minerals.  If minerals are the predominant value, or are given separate value, examine them carefully to the extent that private industry would examine them.

8.  Recreation Potential.  Examine topography, aspect, soils (development costs depend on soil conditions), waterfront quality and quantity, tree cover, and proximity to recreation attractions.

9.  Occupancy and Use.  Determine legal occupancy and use from title evidence or a search of county records and discussions with the owner.  Ascertain unauthorized or undocumented use by interviews or by on-the-ground examination.

13.33 - Analyze the Market

Study and analyze conditions that affect competitive supply, demand, and prices for particular types of properties.  Also, investigate the rate of turnover of comparable sale properties.  Analyze sale prices to determine which units of comparison most realistically measure value.  Remember that although price per acre often is appropriate, price per square foot, price per animal unit, or price per developable unit may more clearly measure value.

13.34 - Determine the Highest and Best Use

In determining the highest and best use, the appraiser must consider the uses of similar properties being purchased in the market area.  The appraiser must also consider factors which buyers recognize when purchasing property.

To qualify as the highest and best, the use must:  (1) be legal, (2) be probable, not speculative, (3) be in demand, (4) be profitable, and, (5) yield the highest present net return.

Do not assign more than one highest and best use unless the market shows that individual areas on the appraised tract could be sold separately for those different uses.  An exception applies where the highest and best uses are compatible and can be managed or developed together.  However, market conditions must reflect that a combination highest and best use is acceptable in that particular market area.

Research zoning ordinances to see how they relate to the highest and best use and ascertain their effect on the value for the property.

If a property is said to be adaptable to a use other than the present use, the appraiser must show a demand for the use and provide evidence showing a reasonable probability of a zoning change in the near future.  Seek present value (what the property is worth now as restricted, but considering potential and probability of change), not what the property may be worth after a future zoning change.

The appraisal of properties that are transitional to a higher and better use that is more intense in character should consider sales of properties that are in a similar state of transition.  These types of appraisal assignments require verified market evidence that such a change has in fact happened to other similar privately owned properties under the same or similar zoning authorities.  Documentation of a pending request and speculation as to possible outcome by a local zoning authority is not adequate in and of itself to support a change in the highest and best use.  In essence, all conclusions of value must be fully supported by verified market transaction evidence or fully documented market analysis supporting the conclusion(s) of value.

In those areas where Federal lands have been zoned by the local government, consider the restriction only if the history of the controlling agencies shows maintenance of such zoning on private lands.  Determine how the property would have been zoned if it were in private ownership.

A non-economic highest and best use is not a proper basis for the estimate of market value.  Therefore, a highest and best use based on conservation, preservation, or other uses that require the property to be withheld from economic production in perpetuity, is not a valid use upon which to estimate market value and not in conformance with the Uniform Appraisal Standards for Federal Land Acquisitions.

13.4 - Apply Appraisal Approaches

Consider all three approaches to value.  For:

1.  All properties, develop the sales comparison approach, except where it is clearly impractical to do so because of a complete lack of comparable sales.

2.  Improved properties, develop the cost approach if necessary.

3.  Income-producing properties, develop the income approach.

For vacant land, often only the sales comparison approach is necessary.  However, if accurate, relevant land rental information is available, the income approach is viable for vacant land. 

In analyzing sales data, first adjust terms to cash equivalence; then, as appropriate, adjust by time trend analysis; and then adjust for any other considerations in the order of their importance.

13.5 - Reconcile Appraisal Approaches

Never estimate value merely by taking an average of the value indications.  Examine and analyze the spread between the value indications and put most emphasis on the most reliable approach and use judgment to modify the value indicated by that approach.  Place the appropriate degree of reliance on other approaches used considering the type of property appraised.  For example, the sales comparison approach is usually the best indicator of value on undeveloped properties.  But on other properties, or in the absence of conclusive market data, one of the other approaches may be more reliable.

The final estimate of value may not be the value indicated by any one approach, but may fall between the two approaches considered most reliable; however, usually it tends toward the approach considered most reliable.

Be sure the reconciliation is concise yet enables the reader to understand the appraisal problem and the factual data and to follow the appraiser's reasoning from the factual data to the value conclusion.

If only the sales comparison approach is used, reconcile the indications of value from the various comparable sales.  Identify the sale or sales given most weight and explain why the sale(s) appears to be the most reliable and most comparable to the appraised property.

Unless otherwise instructed the final estimate of value is to be a total property value.  However, there are situations where it is necessary to identify the unit value.

Round the final estimate to an amount typical of sale prices observed in the market.

14 - UNIQUE VALUATION ASSIGNMENTS

14.1- Multiple Tracts

Caution should be taken when appraising properties composed of scattered tracts, especially when the highest and best use varies from tract to tract.  Use sales with a similar configuration and highest and best use to determine value in these situations.  It is usually not appropriate to appraise each individual tract and then total each tract value for an overall value.  If there are few similar sales, the appraiser shall consider whether an adjustment based on size and configuration is applicable in the market area.

In exchange cases, treat both sides of the proposal the same.  In certain exchange cases special instructions to the appraiser may apply when the exchange involves the assembly of multiple ownerships for exchange to the Government.  These instructions shall be listed in the Assumptions and Limiting Conditions section of the appraisal.  Multiple-parcel Federal lands involved in assembled exchanges shall be subjected to the same valuation techniques as the non-Federal lands.

In all other appraisals of multiple, scattered tracts, address the situation and explain how total value is influenced.

14.2 - Assembled Exchanges and Purchases

14.21 - Exchanges

In certain exchange cases involving the assembly of multiple ownerships for exchange to the United States, special instructions to the appraiser may apply.  These instructions shall be listed in the Assumptions and Limiting Conditions section of the appraisal.

An assembled exchange is a configuration that must be authorized in the Agreement to Initiate (ATI) where the non-Federal party is requested or authorized to assemble two or more non-Federal ownerships into a single entity for conveyance to the United States in exchange for equal value Federal lands.  An ownership is a property under beneficial control by the same party(ies).  
A parcel or tract is a property having no common boundary with another parcel or tract under common ownership.  The appraisal instructions in sections 14.21a and 14.21b apply only when an ATI authorizes an assembled exchange.

14.21a - Non-Federal Ownership

Non-Federal ownerships being assembled for exchange shall be valued based upon the sum of the values of the separate ownerships as though they were being conveyed in individual transactions.  If an ownership is comprised of two or more parcels, it may not be valued based upon the sum of the individual parcel values as separate transactions, but as they contribute to the total value of the ownership.  The appraiser must clearly prepare individual appraisals of each ownership that will be assembled into the non-Federal side for the exchange.  Those individual appraisals may be included in a single appraisal report if authorized by the assigned staff review appraiser.  The sum of the individual non-Federal ownership market values shall be the value of the non-Federal property.
14.21b - Federal Lands

Federal lands shall be appraised in a similar manner.  If the Federal lands are comprised of two or more non-contiguous parcels, the parcels shall be appraised in market groupings similar to the non-Federal ownerships, where practical.  The Federal land market groupings shall be determined by the assigned appraiser based on current market research and the configuration must be approved by the Regional Appraiser prior to completion of the appraisal.  The approval of the configuration may be redelegated to the assigned review appraiser, if appropriate.  The sum of the market grouping values is the value of the Federal lands.

14.22 - Purchases

An assembled purchase is a configuration that must be identified by the authorized officer in the Request for Appraisal Services when the non-Federal party is requested or authorized to assemble two or more non-Federal ownerships into a single entity for conveyance to the United States by purchase.  An ownership is a property under beneficial control by the same party(ies).  A parcel or tract is a property having no common boundary with another parcel or tract under common ownership.
In certain cases involving the assembly of multiple ownerships for purchase by the United States, special instructions to the appraiser may apply.  These instructions shall be listed in the Assumptions and Limiting conditions section of the appraisal.

14.22a - Appraisal Instructions

Non-Federal ownerships being assembled for purchase shall be valued based upon the sum of the values of the separate ownerships as though they were being conveyed in individual transactions.  If an ownership is comprised of two or more parcels, it shall not be valued based upon the sum of the individual parcel values as separate transactions, but as they contribute to the total value of the ownership.  The appraiser shall prepare individual appraisals of each ownership that will be assembled for purchase by the United States.  Each individual appraisal may be included in a single appraisal report if authorized by the assigned staff review appraiser.  The sum of the individual non-Federal ownership market values shall be the value of the non-Federal property.

14.3 - Direct Conveyances

If Federal lands will be conveyed into private ownership using separate conveyance documents (patents or deeds), the property described in each conveyance shall be valued independently.  The sum of the independent Federal parcel values shall be the value of the Federal lands for the exchange.  Such summed independent parcel values may not represent the market value of the whole Federal property.

14.4 - Phased Closings

Phased closings occur when the entire transaction cannot be closed in a single action.  Phased closings may be used in either assembled exchanges, exchanges that are not assembled, or purchases.  A Land Exchange Agreement, Option to Purchase, or other appropriate document must be used in cases where phased closings will occur and should accommodate phased closings by specifying the legal descriptions of property to be conveyed or acquired in each phase and by ensuring that values are equalized in each phase for exchanges.  The staff review appraiser assigned to the case shall determine the allocation of approved values for each phase.  No appraisal updates will be necessary for later phases since values will be contractually established in the Land Exchange Agreement, Option to Purchase, or other appropriate document.

14.5 - Multiple Case Acquisitions

In some situations it may be necessary to use more than one case to acquire a large property and may involve one or more land exchanges in combination with purchase and/or Small Tracts Act cases.  The maximum timeframe for multiple case acquisition projects should not exceed 4 years, with shorter timeframes preferred.  It is inappropriate to include any provision in the Exchange Agreement, Option to Purchase, or other appropriate document, to pay interest in these cases.

In multiple case acquisitions, the non-Federal property shall be appraised as a whole in one ownership.  The appraiser shall determine the contributory value of every acre (or other unit of measure) to the whole property value.  There may be several classes of contributory values whose sum equals the approved appraised value of the whole property.  The contributory values, as well as the whole property value, must be approved by the assigned staff review appraiser in the initial appraisal review report before these values can be used.

For each individual case used to acquire a portion of the non-Federal property, the assigned staff review appraiser shall prepare a supplemental review report that references the original review that approved the contributory values to the whole.  The staff review appraiser shall apply the appropriate contributory unit values to the portion of the non-Federal property being acquired in each individual case as those cases become ready for value determination.

The original appraisal is valid for the timeframe specified in the original review report.  However, the appraisal of the whole property may be updated, as appropriate, to reflect market changes.  The estate appraised in the original appraisal cannot be changed in updates of that appraisal.

Regardless of how much of the whole property may have been acquired (or values fixed for individual cases), any update or reappraisal must estimate the value of the original whole property and again assign contributory values for all components of the whole property.  This procedure eliminates any price/size effects of acquiring the whole property in multiple transactions or the effects of an artificial subdivision of the whole.

A Land Exchange Agreement, Option to Purchase, or other appropriate document may fix individual case values approved in supplemental reviews.

14.6 - Competitive Conveyances and Exchanges

When a public determination is made to offer a property for conveyance by exchange or sale under Forest Service conveyance authorities, it may be appropriate to offer the Federal property competitively.  The process for conveyance by exchange is described in FSH 5409.13, section 31.15.  Valuation advice for competitive conveyances, including exchanges, may be documented in an appraisal consulting report or an appraisal report.  An appraisal report prepared for the Federal lands considered for conveyance through a competitive process shall be evaluated by the assigned staff review appraiser.  However, no technical appraisal review report should be prepared at that time.

The assigned staff review appraiser shall consult with the authorized officer to determine the threshold price of the Federal land considered for conveyance competitively, if a threshold price is necessary for marketing purposes.  If determined, a threshold price may not represent market value.  The Regional Appraiser shall analyze the offers in the context of the valuation advice provided and make a written recommendation to the authorized officer to either accept or reject the offer.  If a decision is made to convert a competitive conveyance to a direct sale without exposure to the market place and solicitation of bids, normal Forest Service appraisal procedures must be used.

14.7 - Approximately Equal Value

Section 3(h)(1) of the Federal Land Exchange Facilitation Act (FLEFA) of 1988 (102 stat. 1089), provides for approximately equal value land exchanges without formal appraisals of the Federal and non-Federal lands.  To use this provision for a land exchange, the value of the Federal lands cannot be more than $150,000 and the authorized officer must determine that the exchange is in the public interest and that utilizing this provision will expedite closing of the transaction.  In addition, the Small Tracts Act provides for no appraisal of either the Federal or non-Federal land is needed in a Small Tracts Act proposal when the conditions cited at Title 36, Code of Federal Regulations, section 254.42(a) (36 CFR 254.42(a)) are met.  Statements of Approximately Equal Value do not contain values for the Federal and non-Federal lands but document that certain physical attributes of the Federal and non-Federal lands are similar in nature and if an opinion of value was concluded they would be approximately equal in value.

State-certified appraisers cannot sign Statements of Approximately Equal Value since these documents do not comply with the Uniform Standards of Professional Appraisal Practice (USPAP).  Consequently, Statements of Approximately Equal Value are authorized for FLEFA exchanges using these criteria.  The Statement of Approximately Equal Value must be completed by delegated qualified individuals under the supervision and authorization of the Regional Appraiser.  However, State-certified appraisers may be utilized to assist the authorized officer in making the approximately equal value determination for qualifying land exchanges.

14.8 - Larger Parcel Determination for Agency Conveyances

Generally, a larger parcel determination is required in an appraisal assignment.  However, economic larger parcel determinations for National Forest System (NFS) lands within a National Forest that are contiguous with another National Forest would be time-consuming and expensive to determine relative to the value of the interest being granted.  Therefore, the larger parcel determination for purposes of valuation shall be considered to be the area encumbered by the interest proposed for conveyance by the United States, consistent with the Uniform Appraisal Standards for Federal Land Acquisitions (UASFLA), recognizing that a larger parcel determination is not always practical or feasible.

The larger parcel determination for purposes of partial interest and fee conveyances by the United States is analogous to the determination made for land exchanges.  The UASFLA provides that in land exchanges, if the Federal property identified by the Agreement to Initiate (ATI) is part of a larger contiguous ownership, the lands outside of the property described in the ATI should not be considered by the appraiser in either a larger parcel determination or in reaching a conclusion of highest and best use.

14.9 - Larger Parcel Determination for Agency Fee Acquisitions

Appraisals of non-Federal fee ownership for voluntary sale to the United States, specifically purchased by the United States Department of Agriculture (USDA) Forest Service, requires a larger parcel determination.  As noted in paragraph 1 of this section, the Uniform Appraisal Standards for Federal Land Acquisitions (UASFLA) serves as the basis for the determination that the appraiser should not consider lands outside the property described in the proposed conveyance instrument (as with property described in an ATI for potential exchange) for either larger parcel determination or in reaching a conclusion of highest and best use for exchanges and conveyances by the Forest Service.

Similarly, in the context of UASFLA, fee ownerships considered for purchase by the Forest Service are considered “total acquisitions.”  The appraiser should consider market evidence from the open and competitive market as to how a typical private sector seller and buyer would evaluate the larger parcel for a specific fee acquisition by the Forest Service.  The UASFLA provides a client agency the discretion to determine that a before and after appraisal is not necessary.  Therefore, before and after appraisal methodology is inappropriate for voluntary fee acquisitions by the Forest Service.

15 - EXHIBITS - REQUESTS FOR APPRAISAL SERVICES

1.  Exhibit 01.  Exhibit 01 is a sample letter requesting appraisal service for purchase cases.

2.  Exhibit 02.  Exhibit 02 is a sample letter requesting appraisal service for a land exchange.

3.  Exhibit 03.  Exhibit 03 is a sample letter requesting appraisal service for a Small Tracts Act case.

4.  Exhibit 04.  Exhibit 04 is a sample letter requesting appraisal service for a special use fee.

5.  Exhibit 05.  Exhibit 05 is a sample letter requesting appraisal service for a right-of-way.

15 - Exhibit 01

Sample Letter Requesting Appraisal Service for Purchase Cases

	File Code:
	5410/5420
	Date:
	 FORMDROPDOWN 
  FORMDROPDOWN 


	Route To:
	

	
	

	Subject:
	Request for Appraisal Services for Land Purchase 

	
	

	To:
	Regional Appraiser


I would like to request appraisals in compliance with Forest Service Manual 5410.3, paragraph 2.  This case will hereafter be referred to under file designation 5420 and identified by the following official case name:        Land Purchase.

 FORMCHECKBOX 
  The   FORMDROPDOWN 
 will pay  FORMCHECKBOX 
 all or  FORMDROPDOWN 
% of the cost of the appraisal.  The job code is       and the override code is      .  If  more than one party is involved, be sure to list the parties and their percentages.

LANDOWNER’S NAME(S), ADDRESS(ES), AND TELEPHONE NUMBER(S): 

     
     
     
     
ENCLOSED DOCUMENTS CHECKLIST:  The following documents must be enclosed.  If a document is not applicable in this case, state why. 

 FORMCHECKBOX 
  A copy of the informal offer letter signed by the landowner containing:

 FORMCHECKBOX 
  The full legal description of the non-Federal land.

 FORMCHECKBOX 
  Permission for the appraiser to enter upon and appraise the property.

 FORMCHECKBOX 
  The landowner should indicate if they do/do not wish to accompany the appraiser.


 FORMCHECKBOX 
  The full legal name of the landowner(s) and, if married, that of the spouse(s).



 FORMCHECKBOX 
  Any outstanding rights, not of record, of which the landowner has knowledge.  List 

      grazing leases or permits, mineral leases, timber sale contracts, and so forth.


 FORMCHECKBOX 
  Any reservations proposed by the landowner.
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 FORMCHECKBOX 
  Improvements located on the property to be appraised.   List buildings, sewer systems,                                          utilities, and so forth.  Describe their disposition if the proposed transaction occurs.  Note any trespasses.  Include recent photos of the improvements along with dimensions, age, and condition of each structure.  Do they go with the offer?  Are they owned by the landowner?  Are they occupied by the owner or tenant?
 FORMCHECKBOX 
  A Preliminary Title Commitment for the non-Federal property, with a copy of all applicable encumbrance documents listed on Schedule B of the Commitment.  The Preliminary Title Commitment should be no older than 6 months prior to the date of the appraisal request letter.  Also, include written plans to mitigate the encumbrances that may hinder conveyance.
 FORMCHECKBOX 
  Statement of mineral and water rights and proposed disposition or use of both. 

 FORMCHECKBOX 
  Two original colored Forest maps showing the property to be appraised, the landownership in the neighborhood, and the nearest community.  Include a legend with each map.  The legend shall contain the forest name; case name; township, range, and section(s); north arrow; scale; name or initials of preparer; and date prepared.  Do not include acreage on the map.
 FORMCHECKBOX 
  Two original secondary base series maps (1 to 24,000 Quad maps or topographic maps), outlining the property to be appraised.  Include a legend with each map containing all of the information mentioned above, including the Quad name.
 FORMCHECKBOX 
  Legal Description Verification Form, Non-Federal Land, FS-5400-40.
 FORMCHECKBOX 
  Certificate of Possession, Form FS-5400-37.  List all of the physical evidence of actual use and occupancy on the non-Federal land. 

 FORMCHECKBOX 
  Worksheet 2 of the Land Transaction Screening Process.  All other worksheets should be provided to the review appraiser as soon as possible.
 FORMCHECKBOX 
  Case background and controversies expected.  Include a brief history of case negotiations including third-party involvement.  Inform the appraiser if there are any controversies to be aware of.  Will the appraiser have any trouble accessing the land?  Could there be trouble while inspecting the property or doing research?  Note any public and political opinions regarding the case.

 FORMCHECKBOX 
  Property Information.  Include directions on how to get to the property, as well as, the physical condition of the access, that is, type of road, trail, or no improved access.  Describe the legal access from a public road. 

 FORMCHECKBOX 
  Intended Users.  Identify all intended users of the appraisal report.
15 - Exhibit 01--Continued

I understand that the Regional Appraiser will assign this appraisal need based on the requirements in FSM 5410.42c, 5410.6, and 5411.  This assignment, when completed by a Forest Service staff appraiser, falls within the scope of that appraiser’s official duties as a Federal employee.  I request that this appraisal be completed and approved no later than:       .  Should you need additional information, please contact       of       at      . 

(Name)                                       

Forest Supervisor

Enclosures
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Sample Letter Requesting Appraisal Service for Land Exchanges
	File Code:
	5410/5430
	Date:
	 FORMDROPDOWN 


	Route To:
	     

	
	

	Subject:
	Request for Appraisal Services for Land Exchange 

	
	

	To:
	Regional Appraiser


I would like to request  FORMCHECKBOX 
 appraisal or  FORMCHECKBOX 
 valuation consultation in compliance with Forest Service Manual 5410.3, paragraph 2.  This case will hereafter be referred to under file designation 5430 and identified by the following official case name:        Land Exchange.

 FORMCHECKBOX 
 The   FORMDROPDOWN 
 will pay  FORMCHECKBOX 
 all or  FORMDROPDOWN 
% of the cost of the appraisal.  The job code is       and the override code is      .

 FORMCHECKBOX 
 A Collection Agreement has been set up so that the proponent will pay   FORMDROPDOWN 
 % of the appraisal fee.  The job code is       and the override code is      .

PROPONENT’S NAME(S), ADDRESS(ES), AND TELEPHONE NUMBER(S):

     
     
     
     
ENCLOSED DOCUMENTS CHECKLIST:  The following documents must be enclosed.  If a document is not applicable in this case, state why.

 FORMCHECKBOX 
  Feasibility Analysis Report.  A Feasibility Analysis Report shall be included if this request is for an appraisal.  A Request for valuation consultation prior to completion of the Feasibility Analysis may also be submitted with this form.
 FORMCHECKBOX 

Water Rights Analysis Report.  If water rights are to be acquired or disposed of,  include a Water Rights Analysis Report.  Include all documents pertaining to any water rights being deeded.
 FORMCHECKBOX 

Preliminary Title Commitment for non-Federal property, with a copy of all applicable encumbrance documents as listed on Schedule B of the Commitment.  The Preliminary Title Commitment should be no older than 6 months prior to the date of the appraisal request letter.  Also, include plans to mitigate the encumbrances that may hinder conveyance.
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 FORMCHECKBOX 
  Legal Description Verification Forms, Non-Federal Land, FS-5400-40 and Federal Land, FS-5400-41.
 FORMCHECKBOX 
  Land Status Report for both the Federal and non-Federal lands.  Include copies of  encumbrances.  Encumbrances include but are not limited to: special use permits, other easements, mining claims, withdrawals, grazing obligations, occupancy trespass, FERC permits, or licenses requiring a “waiver.”  

 FORMCHECKBOX 
  Agreement to Initiate (ATI).  When requesting a valuation consultation, include a draft copy of the ATI.  When requesting an appraisal, include a signed copy of the ATI, including all exhibits.
 FORMCHECKBOX 

Two original colored Forest maps showing the property to be appraised, the landownership in the neighborhood, and the nearest community.  Include a legend with each map.  The legend shall contain the forest name; case name; and township, range, and section(s); north arrow; scale; name or initials of preparer; and date prepared.  Do not include acreage on the map.
 FORMCHECKBOX 
  Two original secondary base series maps (1 to 24,000 Quad maps or topographic maps), outlining the property to be appraised.  Include a legend with each map containing all of the information as mentioned above including the Quad name.
 FORMCHECKBOX 
  Certificate of  Possession, Form FS-5400-37.  List all of the physical evidence of actual use and occupancy on the non-Federal land. 

 FORMCHECKBOX 

Reports and/or letters of clearance concerning any resource that has significant presence on the property to be appraised.  Include all specialist reports such as Wetland(s) and Floodplain(s) Report, Minerals Report, Hazardous Materials Report(s), Biological Evaluation, T&E, Heritage Report, and any other resource reports that are likely to influence value.

 FORMCHECKBOX 
  Improvements located on the property to be appraised.  List buildings, sewer systems, utilities, and so forth.  Describe their disposition if the proposed transaction occurs.  Note any trespasses.  Include recent photos of the improvements along with the dimensions, age, and condition of each structure.
 FORMCHECKBOX 
  Case background and controversies expected.   Include a brief history of case negotiations including third-party involvement.  Inform the appraiser if there are any controversies to be aware of.  Will the appraiser have any trouble accessing the land?  Could there be trouble while inspecting the property or doing research?  Note any public and political opinions regarding the case.

 FORMCHECKBOX 
  Intended Users.   List all intended users of  the appraisal report.
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 FORMCHECKBOX 
  Worksheet 2 of the Land Transaction Screening Process.  All other worksheets should be provided to the review appraiser as soon as possible.

 FORMCHECKBOX 
  Permission to appraise.  Include a copy of the authorization, signed by the non-Federal property owner, for the appraiser to enter upon and appraise the property, if such authorization is not already included in the ATI.
 FORMCHECKBOX 
  Property Information.   Include directions on how to get to the property, as well as, the physical condition of the access, such as type of road, trail, or no improved access.  Describe the legal access from a public road.

I understand that the Regional Appraiser will assign this appraisal need based on the requirements in FSM 5410.42c, 5410.6, and 5411.  This assignment, when completed by a Forest Service staff appraiser, falls within the scope of that appraiser’s official duties as a Federal employee.  I request that this appraisal be completed and approved no later than:       .  Should you need additional information, please contact       of       at      . 

(Name)                                       

Forest Supervisor

Enclosures
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Sample Letter Requesting Appraisal Service for Small Tracts Act Cases

	File Code:
	5410/5570
	Date:
	 FORMDROPDOWN 
  FORMDROPDOWN 
                                                                     

	Route To:
	     

	
	

	Subject:
	Request for Appraisal Services for Small Tracts Act Case

	
	

	To:
	  Regional Appraiser


I would like to request appraisals in compliance with Forest Service Manual 5410.3, paragraph 2.  This case will hereafter be referred to under file designation 5570 and identified by the following official case name:        Small Tracts Act, Case #       .

 FORMCHECKBOX 
 A Collection Agreement has been established obligating the applicant to pay the appraisal fee.  The job code will be       and the override code is      .

APPLICANT’S NAME, ADDRESS, AND TELEPHONE NUMBER:


     

     

     

 FORMDROPDOWN 

ENCLOSED DOCUMENTS CHECKLIST:  The following documents must be enclosed.  If a document is not applicable in this case state why.

 FORMCHECKBOX 
  Eligibility Determination.  Include a signed copy of the Applicant Eligibility Determination and the Tract Eligibility Deterrmination.
 FORMCHECKBOX 
  Legal Description Verification Form, Federal Land, FS-5400-41.
 FORMCHECKBOX 
  Land Status Report.  Include copies of  encumbrances.  Encumbrances include but are not limited to: special use permits, other easements, mining claims, withdrawals, grazing obligations, occupancy trespass, FERC permits, or licenses requiring “waiver.”  

 FORMCHECKBOX 
  Two original colored Forest maps showing the property to be appraised, the landownership in the neighborhood, and the nearest communit.  Include a legend with each map.  The legend shall contain the forest name; case name; and township, range, and section(s); north arrow; scale; name or initials of preparer; and date prepared.  Do not include acreage on the map.
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 FORMCHECKBOX 
  Two original secondary base series maps (1 to 24,000 Quad maps or topographic maps), outlining the property to be appraised.  Include a legend with each  map containing all of the information as mentioned above including the Quad name.
 FORMCHECKBOX 
  Reports and/or letters of clearance concerning any resource that has significant presence on the property to be appraised.  Include all specialist reports, such as Wetland(s) and Floodplain(s) Report, Minerals Report, Hazardous Materials Report(s), Biological Evaluation, T&E, Heritage Report, and any other resource reports that are likely to influence value.  Provide all available information to expedite the appraisal process.

 FORMCHECKBOX 
  Improvements located on the property to be appraised.  List any improvements for example:   guzzlers, spring improvements, utilities, buildings, sewer systems, and so forth.  Describe their disposition if the proposed transaction occurs.

 FORMCHECKBOX 
  Case background and controversies expected.  Include a brief history of case negotiations including third-party involvement.  Inform the appraiser if there are any controversies to be aware of.  Will the appraiser have any trouble accessing the land?  Could there be trouble while inspecting the property or doing research?  Note any public and political opinions regarding the case.

 FORMCHECKBOX 
  Property Information.  Include directions on how to get to the property, as well as, the physical condition of the access, for example:  type of road, trail, or no improved access.  Describe the legal access from a public road.

 FORMCHECKBOX 
  Property Information.  Include directions on how to get to the property, as well as, the physical condition of the access, for example:  type of road, trail, or no improved access.  Describe the legal access from a public road.

 FORMCHECKBOX 
  Worksheet 2 of the Land Transaction Screening Process.  All other worksheets should be 
       provided to the review appraiser as soon as possible.

IF THE CASE IS AN EXCHANGE INCLUDE THE FOLLOWING:
 FORMCHECKBOX 
  Preliminary Title Commitment for non-Federal property, with a copy of all applicable 
       encumbrance documents as listed on Schedule B of the Commitment.  The Preliminary 
      Title  Commitment should be no older than 6 months prior to the date of the appraisal 
      request letter.  Also, include plans to mitigate the encumbrances that may hinder conveyance.

 FORMCHECKBOX 
  Certificate of Possession, Form FS-5400-37.  List all of the physical evidence of actual use and occupancy on the non-Federal land.

 FORMCHECKBOX 
  Intended Users.  List all intended users of the appraisal report.
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 FORMCHECKBOX 
  Authorization, signed by the non-Federal property owner, for the appraiser to enter upon and appraise the property.

I understand that the Regional Appraiser will assign this appraisal need based on the requirements in FSM 5410.42c, 5410.6, and 5411.  This assignment, when completed by a Forest Service staff appraiser, falls within the scope of that appraiser’s official duties as a Federal employee.  I request that this appraisal be completed and approved by:       .  Should you need additional information, please contact       of       at      . 

(Name)                                           

Forest Supervisor

Enclosures
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Sample Letter Requesting Appraisal Service for Special Use Fees

	File Code:
	5410/2710
	Date:
	 FORMDROPDOWN 
 

	Route To:
	     

	
	

	Subject:
	Request for Appraisal Services for Special-Use Fees 

	
	

	To:
	Regional Appraiser


I would like to request appraisals in compliance with Forest Service Manual  5410.3, paragraph 2.  This case will hereafter be referred to under file designation 2710 and identified by the following official case name:       .

The   FORMDROPDOWN 
 will pay  FORMCHECKBOX 
 all, or  FORMDROPDOWN 
 % of the cost of the appraisal.  The job code is       and the override code is      .

PERMITEE’S NAME, ADDRESS, AND TELEPHONE NUMBER: 


     

     

     

     
ENCLOSED DOCUMENTS CHECKLIST.  The following documents must be enclosed.  If a document is not applicable in this case state why. 

 FORMCHECKBOX 
  A current plat or map (of a size adequate to show detail) showing all appurtenant features authorized within the permitted area.

 FORMCHECKBOX 
  A statement of whether the permitted area is designated or correctly identified on the
 
 ground.
 FORMCHECKBOX 
  The size of the permitted area.

 FORMCHECKBOX 
  Two  original colored Forest maps showing the property to be appraised, the landownership in the neighborhood, and the nearest community.   Include a legend with each map.  The legend shall contain the forest name; case name; and township, range, and section(s); north arrow; scale; name or initials of preparer; and date prepared.  Do not include acreage on the map.

 FORMCHECKBOX 
  Worksheet 2 of the Land Transaction Screening Process.
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 FORMCHECKBOX 
  Two  original secondary base series maps (1 to 24,000 Quad maps or topographic maps), outlining the property to be appraised.  Include a legend with each map containing all of the information as mentioned above including the Quad name.

 FORMCHECKBOX 
  Intended Users.  List all intended users of the appraisal report.

 FORMCHECKBOX 
  When requested, an aerial photograph with areas plotted on an overlay.

 FORMCHECKBOX 
  Road ownership and maintenance, where pertinent, as follows:



 FORMCHECKBOX 
  Who provided the road to the authorized use?



 FORMCHECKBOX 
  Who maintains the road(s)?

  FORMCHECKBOX 
  Are the road(s) on the Forest transportation system?   Include a sketch or map  
        showing which roads are maintained by the Forest Service, which by the county, 
        and which by the permit holder(s).
 FORMCHECKBOX 
  List other utilities present (electric power and telephone lines).  Who provided the line(s)?  
 Who owns the utilities?

 FORMCHECKBOX 
  A copy of the special-use permit, if not previously provided.
I understand that the Regional Appraiser will assign this appraisal need based on the requirements in FSM 5410.42c, 5410.6, and 5411.  This assignment, when completed by a Forest Service staff appraiser, falls within the scope of that appraiser’s official duties as a Federal employee.  I request that this appraisal be completed and approved by:       .  Should you need additional information, please contact       of       at      . 

(Name)

Forest Supervisor

Enclosures
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Sample Letter Requesting Appraisal Service for Rights-of-Way

	File Code:
	5410/5460
	Date:
	 FORMDROPDOWN 
 

	Route To:
	     

	
	

	Subject:
	Request for Appraisal Services for Rights-of-Way 

	
	

	To:
	Regional Appraiser


I would like to request appraisals in compliance with Forest Service Manual 5410.3, paragraph 2.  This case will hereafter be referred to under file designation 5460 and identified by the following official case name:        Right-of-Way.

The   FORMDROPDOWN 
 will pay  FORMCHECKBOX 
 all or  FORMDROPDOWN 
% of the cost of the appraisal.  The job code is        and the override code is      .

LANDOWNER’S NAME(S), ADDRESS, AND TELEPHONE NUMBER: 

     
     
     
     
ENCLOSED DOCUMENTS CHECKLIST:  The following documents must be enclosed.  If a document is not applicable in this case state why.

 FORMCHECKBOX 
  Current title commitment covering the total contiguous ownership.

 FORMCHECKBOX 
  Legal size survey plats in 3 legible copies.  The location of existing structures (fences, irrigation ditches, culverts, cattleguards, bridges, utilities, buildings, and so forth) must be shown.

 FORMCHECKBOX 
  Authorization, signed by the property owner, for the appraiser to enter and appraise the property.
 FORMCHECKBOX 
  Two original colored Forest maps showing the property to be appraised, the 
       landownership in the neighborhood, and the nearest community.  Include a legend 

 with each map.  The legend shall contain the forest name; case name; and township, 

 range, and section(s); north arrow; scale; name or initials of preparer; and date prepared.

 Do not include acreage on the map.
 FORMCHECKBOX 
  Intended Users.  List all intended users of the appraisal report.
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 FORMCHECKBOX 
 Two original secondary base series maps (1 to 24,000 Quad maps or topographic maps), 
      outlining the property to be appraised.  Include a legend with each map containing all of
      the information as mentioned above including the Quad name.
 FORMCHECKBOX 
 Worksheet 2 of the Land Transaction Screening Process.
 FORMCHECKBOX 
 An original and two copies of information about existing roads or trails that show:
 FORMCHECKBOX 
 Construction standard.  Is it paved, gravel, or earth?  Is it graded and drained?  
      What is the average travelway width?  What is the design speed (for roads)?  
      What are the maximum cut and fill widths?  Are there any appurtenant improvements 
      outside the normal right-of-way width?
 FORMCHECKBOX 
 Who built the road, owns the road, and maintains the road?
 FORMCHECKBOX 
 Other easements within the right-of-way and other persons with an interest in the 
      road.

 FORMCHECKBOX 
  Describe any improvement plans for the road/trail and furnish three copies of the road construction, betterment, alignment, or reconstruction plans.

 FORMCHECKBOX 
  Draft easement deed(s).

 FORMCHECKBOX 
  Any known reservations, easements, and so forth, proposed by the landowner.

I understand that the Regional Appraiser will assign this appraisal need based on the requirements in FSM 5410.42c, 5410.6, and 5411.  This assignment, when completed by a Forest Service staff appraiser, falls within the scope of that appraiser’s official duties as a Federal employee.  I request that this appraisal be completed and approved no later than:       .  Should you need additional information, please contact       of       at      . 

(Name)

Forest Supervisor

Enclosures
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