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ACCESS MODIFICATION APPRAISAL REPORT

Explanation - The appraisal is to be USPAP compliant.  
IDENTIFICATION OF 

SUBJECT PROPERTY:
(Street Address)

(City, County, State) Identify Property Appropriately Using Street Address or Short Legal Description City, County, State
IDENTIFICATION OF 

PROJECT/PARCEL: 
(County/Route/Section)

(Parcel Number) (Owner)

(PID)

(SJN)

(FPN)

PREPARED FOR:
The Ohio Department of Transportation (or other Agency)

(Identification of ODOT Office/Address) (or other Agency)

(Identify The Agency and Person From The Agency Who Ordered the Report and the Address Where The Report is to Be Delivered)
PREPARED BY:
(Identification of Appraiser)

(Address of the appraiser)

(Phone number)

(Fax number)

DATE OF VALUE:
(Effective Date or “As Of” Date)

1. 
Cover Page, Form RE 25-18  ODOT - Access Modification Appraisal Report, Revised 1-2014
2. 
Form RE 25-1, Last revised 1-2014, ODOT Summary Sheet

Explanation - the Summary Sheet is page 2, but is not to be completed until the final estimate of value has been thoroughly correlated.  The summary sheet shall contain the following items if they are applicable to the appraisal report.

a.
The final value, both before and after, and the difference between the before and after value is indicated at the top of the form.

b. 
The final estimate of value, which shall be allocated to land, land improvements, and structures in the before and after situations will be the difference of value in each allocation.
3. 
RE 25-6, Last revised 1-2014, ODOT - Certificate of Appraiser

Explanation - the certificate of appraiser (RE 25-6) is required for all appraisal reports and will be the third page of the template.  The appraiser must be fully aware of the contents of the certificate before the assignment is accepted.  The appraiser must carefully note that he afforded the owner the opportunity to accompany the appraiser during the inspection of the subject.  Every effort must be made to meet this requirement, and when failure to make contact is evident, the appraiser’s report must contain documentation as to these efforts such as a certified letter to the owner of record.  A new certificate will be submitted when there is a change in date of valuation, appraised value, and when additional information to support the appraised value is provided by the appraiser.
4. 
Table of Contents

(Explanation - The Table of Contents shall follow this template’s outline and is to provide the paging for the template outline.  This is to be the fourth page of the report.)
5. 
PART 1
INTRODUCTION

6. 
Executive Summary

Location:

(Explanation - The appraiser is to provide sufficient information here so that anyone arriving in the State of Ohio for the first time will be able to find the subject property.  The description is to include distance to the nearest intersection, which side of the road the property is on and what ever else is considered pertinent.)
Property Type:

Land Areas:

Larger Parcel:

(Explanation - The appraiser is to state the area (gross and net) of the larger parcel(s) For example: The Larger Parcel contains 10.0 acres of gross area and 9.75 acres net of PRO)
The Existing Access:

(Explanation - The appraiser is to briefly describe in detail the access of the property as it currently exists as of the date of valuation)
The Modified Access:

(Explanation - The appraiser is to briefly describe the proposed access and relate how it will be different from the previous access.) 

Impact of the Access Modification to the Subject Property:

(Explanation - The appraiser must describe any impact the change in access will have on the total property.  The appraiser is to discuss why there has been an enhancement in value due to the modified access, if any)
Identification of Sources of Factual Information: 

(Explanation - Appraiser is to state what plans were provided, date of plans, version of plans, the names of the local officials or ODOT officials that provided factual information or supplied information that was relied upon, etc., so that any reader understands what the appraiser did consider in the valuation process)
7. 
Special Assumptions or Conditions 

(Explanation - Anything that is unusual needs to be itemized here and in compliance with USPAP SR 2-2(a)(viii) and 2-2(a)(xi) to include, but not limited to Extraordinary Assumptions and Hypothetical Conditions)
8. 
General Assumptions and Limiting Conditions

9. 
Certification 
(Explanation - to comply with USPAP SR 2-3)
10. 
Photographs of Subject Property

Pictures were taken by:
Date Pictures Were Taken:

(Explanation - Pictures of the subject property are to include front view, appropriate street scenes, the access area showing relevant improvements.  Side, front and rear views area required of all primary improvements and any other pictures which would illustrate features that influence value.)
11. 
Declaration of Reporting Option

(Explanation - to comply with USPAP SR 2-2(a)  ODOT requires the RE 25-18 Access Modification Appraisal Report to comply with the USPAP standards for an Appraisal Report SR 2-2(a).  A Restricted Appraisal Report is not permitted.)
12. 
Identify the Client and any Users 

(Explanation - Comply with SR 2-2(a)(i) of USPAP.  The appraiser is to use the following statement.)
The client is the Ohio Department of Transportation (ODOT) (or Name of Agency). The users of the appraisal may include ODOT (or Name of Agency), the property owner or the Ohio Attorney General’s Office, and the report is a public record.

13. 
State the Intended Use of the Appraisal 

(Explanation Comply with SR 2-2(a)(ii) of USPAP.  The appraiser is to use the following statement.)

The appraisal, if approved by the ODOT, may be used as a basis to establish the fair market value of the access modification.  It may be given to the property owner during the negotiation process. 

14. 
Summarize the Identity of the Real Estate Involved in the Appraisal

(Explanation - Comply with SR 2-2(a)(iii) of USPAP)
15. 
State the real property interest being appraised 

(Explanation - Comply with SR 2-2(a)(iv) of USPAP.  The appraiser is to use the following statement.)
The real property interest being appraised is the fee simple interest in the whole property with the existing access and the fee simple interest of the property after the access has been modified.

16. 
State the purpose of the appraisal 

(Explanation - Comply with SR 2-2(a)(v) of USPAP.  The appraiser is to insert the following statement.)
The purpose of the appraisal is to estimate the enhancement in value to the subject property as a result of modifying the access in the manner proposed.  To estimate enhancement, if any, the appraiser shall estimate the value of the whole property with the existing access and then estimate the value of the property after the access has been modified.  The difference between the before and after value shall be the enhancement in value due to the modification of the access.  

17. 
Definition of Market Value 

(Explanation - USPAP SR 2-2(a)(v)  The definition of market value must comply with the USPAP definition of value.)

18. 
Dates of Appraisal and Report 

(Explanation - Comply with SR 2-2(a)(vi) of USPAP)
Effective Date:

(Unless otherwise instructed, the date of value is the same as the date of inspection.)

Date of Report:
(USPAP interprets the date of the report to be the date the finished product is transmitted to the client.)
19. 
Summarize the Appraisal Problem and Scope of Work
(Explanation - Comply with SR 2-2(a)(vii) of USPAP.  In addition, the appraiser is to summarize the valuation problem due to the modification of access and the amount of research and analysis necessary to solve that problem competently.)
20. 
Exposure Time

Explanation - comply with SR 1-2(c) of USPAP.
21. 
Right of Accompaniment

(Explanation - The Department requires that the owner, or the owner’s designated representative shall be given the opportunity to accompany the appraiser during the appraiser’s inspection of the property.  It is ODOT policy that the appraiser shall make every reasonable effort to give the owner the opportunity to accompany the appraiser.  If the appraiser cannot obtain access, the appraiser is to contact the ODOT.)
Inspection by:
(Explanation - State who inspected the property.)
Date of the Inspection:

Identification of the Person Who Accompanied the Appraiser

(Explanation - ODOT requires the name of the person(s), address and telephone number)
Description of the Relationship to the Owner of the Property:

If there was no accompaniment, state how the right of accompaniment was extended to the property owner.  Include the number of telephone calls with dates, times and phone number(s) and mailings and visits to the property.

(Explanation - The appraiser may send the owner contact letter by certified mail with a self addressed stamped envelope for return to document that reasonable effort was made to extend the offer of accompaniment.)
22. 
PART 2
FACTUAL DATA BEFORE ACCESS MODIFICATION

23. 
Identification of the Larger Parcel - Before the Access Modification

(Explanation - the appraiser is to analyze and discuss the tests for the larger parcel including unity of ownership, unity of highest and best use and contiguity as it relates to highest and best use. The larger parcel may not be what is identified on the plan sheet.  It is the appraiser’s responsibility to conclude the larger parcel.  Does the frontage property have use distinct from other portions of the property?  Does the affected property constitute more than one larger parcel?  Appraisers need to pay attention to Unity of Use.  For more information relating to the larger parcel classification, the appraiser should reference Real Estate Valuation in Litigation by J.D. Eaton.)
24. 
Legal Description - Before the Access Modification

(Explanation - a short legal description may be inserted here.  Lengthy legals should be put in the Addenda section of the report and be referenced on this page.) 
25. 
Summarize Area, City and Neighborhood Analysis 


(Explanation - ODOT requires a short, concise analysis presented in summary format.  The Department does not desire mindless boiler plated wording which has no relevance to the property appraised.)
26. 
Sale History of the Subject Property

(Explanation - All sales history of the subject property within the last 5 years must be analyzed here.  If sales are relevant to value, they must be considered in the approaches to value.  If sales are older than 5 years, but are relevant, they must be considered in the value correlation.  For each sale of the subject property the appraiser shall fill out the following information.)
Date of Sale:

Grantor:

Grantee:
Recording: (Deed Book Volume & Page or Official Record Number)
Consideration Paid:

Motivation of Sale:
Financing:

Verification:

Name:
Relationship to Sale:
Telephone No.:
Person Who Verified Sale:
Use History:

Rental History: (If appropriate)
27. 
State the use of the real estate existing as of the date of value and the use of the real estate reflected in this appraisal:
(Explanation - Comply with SR 2-2(a)(ix) of USPAP) 
28. 
Site Plan Sketch Reflecting Property - Before the Access Modification

(Explanation - Sketch to show, to approximate scale, the entire larger parcel Before the Access Modification.  Sketch must be cleanly drawn, not cluttered and labeled with pertinent data to include access points and widths, site dimensions, placement of major structures on the site, parking, proximity of structures to the right of way, North arrow, distance to nearest intersection and anything else which is relevant to value)
29. 
Site Description - Before the Access Modification

(Explanation - In summary format discuss and consider location; accessibility; net and gross areas; shape and dimensions; topography; flood plain classification and definition of the flood zone; soil characteristics; on-site utilities; off site utilities; site improvements; easements; encroachments; restrictions; zoning and a summary explanation of the zone classification; highest and best use; comments and anything else the appraiser considers to be pertinent to the analysis.)
30. 
Building/Floor Plan Sketch - Before the Access Modification

(Explanation - All structures which are valued must be measured by the appraiser in the field and the dimensions reflected on the sketch.  The Auditor’s Tax card is not acceptable.  The building/floor plan sketch does not need to be duplicated here if it could be clearly and accurately detailed in the Site Sketch.)
31.
Building Description - Before the Access Modification

(Explanation - In Summary format discuss Building type; Construction; Foundation; Roof; Building Quality; Condition; Physical Age; Effective Age; Remaining Economic Life; Building Area Divided into Gross and Leasable; Other Features; Parking; Comments and anything else that is appropriate for the building type) 
(a)
Property is leased
Yes [   ]

No [   ]

(Explanation - If the property is leased, the appraiser is to include a short, concise explanation of the income stream.)
32. 
Legal and Political Constraints - Before the Access Modification

(a)
Zoning

(Explanation - the appraiser is to summarize pertinent information relevant to zoning including zoning classification, definition of the classification, examples of uses permitted, minimum site size, front, side, and rear yard setback restrictions, frontage requirements, etcetera.).
(b)
Does property conform to zoning code
Yes [   ]
No [   ]

(Explanation - If the property does not conform to zoning, the appraiser must discuss the relevant issues.)
(c)
Land Use Plan

(Explanation - The appraiser must consider any other government regulations controlling land use.)
(d)
Assessment and Taxes

(Explanation - Summarize the property’s assessment and the real estate taxes)
33. 
Highest and Best Use - Before the Access Modification

(Explanation - the ultimate decision of highest and best use of the property is the appraiser’s to make.  ODOT requires that the appraiser reasonably support the conclusion.  The appraiser is to address legally permissible uses and consider zoning, environmental regulations, easements and relevant land use restrictions limiting the legal use of the property.  Physically possible uses are to consider size, access, utilities and any thing else which limit the use of the property due to its physical constraints.  Financially feasible uses are to analyze the market demand for the potential use(s) and consider growth patterns, development trends and supply and demand factors.)

(The purpose of an access modification appraisal is to determine how a change in access may impact value (if any).  Therefore, the appraiser must address all access related issues for the subject property.  For example, how many access points does the subject have?  How wide is each access point?  Is there a median cut aligned with the existing access points?  Is the ingress and egress to the subject merely a right-in and right-out access?  What access can be developed to the property and at what cost?)

(a) 
The same as present use [   ]
or,
Is different from present use [   ]

(b) 
Present use of the property:

(c)
Definition

(Explanation - Cite definition and source)
(d)
The Highest and Best Use As Vacant

(Explanation - Summarize legal, physical and financially feasible uses and conclude the maximally productive use “As Vacant”  USPAP SR 1-3)
(Explanation - If the appraiser concludes a re-zone of the property, the probability of the re-zone must be investigated, analyzed and discussed.  If the appraiser’s conclusions require other forms of government approval, the probability of obtaining those approvals must be investigated, analyzed and discussed.  The analysis may include the likelihood of zoning change based on growth patterns and changes in the character of the neighborhood such as re-zones within the area of the subject, sales of parcels sold under similar circumstances as the subject, current attitudes and actions of zoning authorities and any other relevant factors.)
(e)
The Highest and Best Use As Improved

(Explanation - USPAP SR 1-3(b) states in part “The appraiser must recognize that land is appraised as though vacant and available for development to its highest and best use, and that the appraisal of improvements is based on their actual contribution to the site”. The appraiser is to summarize legal, physical and financially feasible uses and conclude the maximally productive use “As Improved”.
34. 
PART 3
VALUATION BEFORE THE ACCESS MODIFICATION

(The purpose of the access modification is to estimate any enhancement caused by the right to modify an access.  As such, the appraiser is to consider the interrelationship of access and highest and best use.  Therefore, the appraiser is required to discuss the access of each comparable sale or rental property.)
35. 
Estimate of Land Value - Before the Access Modification

(Explanation - The sales comparison approach is the most common approach for valuing land and the primary approach accepted by the Department.  The appraiser must notify the Department before employing any other approach.)

(Explanation - The Department requires the appraiser to:

1. 
Explain in summary fashion the sales comparison approach

2. 
Insert sale data sheets that are compliant with ODOT policy and procedure

3. 
Insert sales location map

4. 
Insert sales adjustment grid.  A separate page must be devoted to the adjustment grid.  The subject property must be listed on the grid

5. 
Adjustments must be reasonably supported and adequately explained 

6. 
Reconcile and Estimate the Value of the Land)
36. 
Cost Approach - Before the Access Modification

(Explanation - The appraisal must discuss why any of the three approaches to value were not utilized.) 
(Explanation - If this approach is used, the Department requires the appraiser to:

1. Explain in summary fashion, the cost approach.

2. Estimate replacement or reproduction cost new

a.
The cost estimate is to be supported with an appropriate source such as Marshall Valuation or local contractor cost estimates.  The source is to be duplicated and included in the appraisal report.  The appraiser is to show all calculations.
3. 
Estimate the appropriate depreciation

a. 
Adequately explain the process and show how depreciation was estimated
4. 
Estimate the contributory value of the site improvements and summarize the support for the value estimate.
5. 
Discuss if entrepreneurial profit is appropriate or not.

6. 
Estimate the value and show a summary of the cost approach.)
37. 
Sales Comparison Approach - Before the Access Modification

(Explanation - The sales comparison approach is the primary approach accepted by the Department for access modification appraisals.  The appraiser must notify the Department before submitting an appraisal that does not utilize the sales comparison approach to value.  The appraisal must discuss why any of the three approaches to value were not utilized.)

(Explanation - the Department requires the appraiser to:

1.
 Explain in summary fashion the sales comparison approach

2. 
Insert sale data sheets that are compliant with ODOT policy and procedure

3. 
Insert sales location map

4. 
Insert sales adjustment grid.  A separate page must be devoted to the adjustment grid. The subject property must be listed on the grid

5. 
Adjustments must be reasonably supported and adequately explained 

6. 
Reconcile and Estimate the Value of the subject property)
38. 
Income Capitalization Approach - Before the Access Modification

(Explanation - The appraisal must discuss why any of the three approaches to value were not utilized.) 
(Explanation - If this approach is utilized, the Department requires:

1. 
In summary fashion, explain the income approach

2. 
Estimate the potential gross income

a. 
Adequately support the estimate and interrelate the conclusion with the existing income stream produced by the subject

b. 
Insert data sheets which illustrate the comparable rental property

c. 
Insert a comparable rental location map

d. 
Analyze and reconcile the rental properties

3. 
Estimate vacancy and collection loss.  Give reasonable support and analysis.

4. 
Estimate effective gross income

5. 
Estimate operating expenses

a. 
Itemize the expenses and reasonably support the estimated dollar amount of expenses.

6. 
Estimate net operating income

7. 
Estimate and reasonably support the appropriate overall capitalization rate for the subject property.  Capitalization rates must be supported by market data and cannot be selected on the basis of the appraiser’s judgement and experience alone.  The most easily understood method of rate selection at which net income should be capitalized is direct sales comparison in which the ratio of net income to sale price is considered.  Appraisers who choose other methods to develop rates such as the mortgage-equity analysis or the underwriter’s method must understand the construction of the rates and the constants used and be able to support and explain the derivation of the component parts within the appraisal.  The Department desires the appraiser to keep it as simple as possible within the parameters of existing market data and market realities.

8. 
Estimate the value and include a summary of the income approach.)
39. 
Correlation and Value Conclusion - Before the Access Modification

(Explanation - Correlate the value estimates summarizing the strengths and weaknesses of each approach, which approach accurately reflects the value of the whole property Before the Access Modification.  In estimating value, the appraiser is to consider USPAP SR 1-2(c))

(Explanation - allocate the value into land, land improvements and structures.)
40. 
PART 4
ANALYSIS OF THE ACCESS MODIFICATION

41. 
Partial Take
[   ]
Total Take
[   ]

42. 
Description of the Access Modification

(Explanation - The appraiser must explain in summary fashion the Access Modification to include the shape and dimensions of the modified access(es).  USPAP SR 2-2(a)(iii))
43. 
Effect of the Access Modification on the Property

(Explanation - The appraiser is to summarize the differences between the property with the existing access and after the modification of the access.  Consideration needs to be given to any change in Highest and Best Use and the effect the modification has had on the development potential of the property.  The appraiser needs to state why the change affects the property.)
(In an access modification, the Department only grants the owner the right to modify the access.  It is the owner’s responsibility to create the modified access.  The cost to create the new access could involve new turn lanes, deceleration lanes, acceleration lanes, median cuts and the costs of creating the wider drives.  The appraiser must be aware of what those potential costs are and factor those costs into the final value estimate.  The appraiser may be able to get those costs from the ODOT District office.  The appraiser must remember that what they are to value is the right to create the access and not assume that the access has already been created.)
44. 
Sketch of Property Detailing the Modified Access

(Explanation - The sketch is to be a sketch of the larger parcel with the modified access detailed onto the larger parcel.  This is done to visually aid the reader to understand the impact of the access modification to the property.) 
45. 
PART 5
FACTUAL DATA AFTER THE ACCESS MODIFICATION

46. 
Appraisal of the Property After the Access Has Been Modified

(Explanation - the following must be inserted)
The purpose for appraising the property assuming the access has been modified is to estimate the market value of the fee simple interest of the property as modified and completed according to the Districts instructions in order to estimate enhancement, if any, to the subject property.  Enhancement is the difference in value, if any, between the value of the property before the access modification and the value of the property after the access modification.  

(Explanation - The Department requires a separate analysis and valuation of the subject property as modified based on its highest and best use as impacted by the access modification so that any enhancement in value can be estimated.)
47. 
Property Rights Appraised - After the Access Modification


Explanation - the appraiser shall value the fee simple interest of the residue property.
48. 
Identification of the Larger Parcel - After the Access Modification

(Explanation - The appraiser must identify the larger parcel which may be significantly different than what existed before the taking.)
49.
Site Plan Illustrating Property - After the Access Modification

(Explanation - The sketch is to reflect the residue property only.  The purpose of this sketch is to allow the reader to understand the full impact of the Access Modification to the residue property.)
50. 
Site Description of the Property - After the Access Modification

(Explanation - The appraiser is to summarize the residue site and focus on those items which are different from the site Before the Access Modification.  Greater detail is required for those differences which cause a diminished value to the residue.  See No. 29 for an outline of what the Department requires to be considered)
51. 
Building/Floor Plan Sketch of the Property - After the Access Modification

(Explanation - All structures which are valued must be measured by the appraiser in the field and the dimensions reflected on the sketch.  The Auditor’s Tax card is not acceptable.  The building/floor plan sketch does not need to be duplicated here if it could be clearly and accurately detailed in the Site Sketch.)
52. 
Building Description of the Property - After the Access Modification

(Explanation - same comments as No. 50.  See No. 31 for an outline of what the Department requires to be considered.)
53. 
Legal and Political Constraints of the Property - After the Access Modification

(Explanation - In summary fashion, the appraiser is to address the differences in legal uses or constraints imposed on the subject as a result of the access modification including public and/or private restrictions, or, non conformance issues, or anything else that is pertinent to the value of the subject property.  The appraiser and the agency cannot assume legal and political constraints are automatically waived by local governments.  The appraiser does need to discuss the subject’s compliance to zoning code to include conformance to minimum lot size, setbacks, parking, building area coverage and whatever else is pertinent.)
54. 
Assessment and Taxes of the Property - After the Access Modification

(Explanation - The estimated assessment and taxes to the residue are to be summarized)
55. 
Highest and Best Use of the Property - After the Access Modification

(Explanation - if the subject is enhanced, the highest and best use must summarize the reasons for enhancement.  Enhancement is an increase in value to the subject after the access modification, and strict proof of the increase in market value to the subject property is obligatory.  Enhancement is not based on speculation or conjecture, but is based on available market evidence of comparable sales before and after the access modification.  Highest and best use is to represent that the Department has conveyed the right to modify the access and the market value only assumes this factor.  The appraiser is not to assume that the access has been created as this is the owner’s responsibility.  

The Department shall consider any reasonable and supportive estimate of value)
(a) 
The same as present use [   ]
Is different from present use [   ]

(b) 
Present use of the property:

(c) 
Highest and Best “As Vacant”

(Explanation - Summarize legal, physical and financially feasible uses and conclude the maximally productive use “As Vacant” for the subject site.  This is a separate analysis of the property and the appraiser cannot short cut this analysis.  All pertinent issues must be identified and discussed.  Relevant changes from what the property was before the access modification is to be identified and the impact to value must be analyzed.)

(Explanation - If the appraiser concludes a re-zone of the property, the probability of the re-zone must be investigated, analyzed and discussed.  If the appraiser’s conclusions require other forms of government approval, the probability of obtaining those approvals must be investigated, analyzed and discussed.  The analysis may include the likelihood of zoning change based on growth patterns and changes in the character of the neighborhood such as re-zones within the area of the subject, sales of parcels sold under similar circumstances as the subject, current attitudes and actions of zoning authorities and any other relevant factors.

(d) 
Highest and Best Use “As Improved”

(Explanation - The appraiser is to summarize legal, physical and financially feasible uses and conclude the maximally productive use “As Improved” for the residue.  This is a separate analysis of the property and the appraiser cannot short cut this analysis.  All pertinent issues must be identified and discussed.  Relevant changes from what the property was before the take need to be identified and the impact to value must be analyzed.)

56. 
PART 6 
VALUATION OF THE PROPERTY - AFTER THE ACCESS MODIFICATION

(The purpose of the access modification is to estimate any enhancement caused by the right to modify an access.  As such, the appraiser is to consider the interrelationship of access and highest and best use.  Therefore, the appraiser is required to discuss the access of each comparable sale or rental property.)
57. 
Estimate of Land Value - After the Access Modification

(Explanation - The comparable sales need to reflect the same utility and intensity of highest and best use as the modified site.  Appraisers are not to merely duplicate the same sales utilized in the valuation of the property before the taking without proper justification.  A separate page must be devoted to an adjustment grid.)
(Explanation - The sales comparison approach is the most common approach for valuing land and the primary approach accepted by the Department.  The appraiser must notify the Department before employing any other approach.)

(Explanation - The Department requires the appraiser to:

1. 
Insert sale data sheets that are compliant with ODOT policy and procedure

2. 
Insert sales location map

3. 
Insert sales adjustment grid.  A separate page must be devoted to the adjustment grid.  The subject property must be listed on the grid

4. 
Adjustments must be reasonably supported and adequately explained 

5. 
Reconcile and Estimate the Value of the Land)
58. 
Cost Approach - After the Access Modification

(Explanation - The appraisal must discuss why any of the three approaches to value were not utilized.) 
(Explanation - If this approach is used, the Department requires the appraiser to:

1. 
Estimate reproduction cost new

a. 
The cost estimate is to be supported with an appropriate source such as Marshall Valuation or local contractor cost estimates.  The source is to be duplicated and included in the appraisal report.  The appraiser is to show all calculations.
2. 
Estimate the appropriate depreciation

a. 
Adequately explain the process and show how depreciation was estimated
3. 
Estimate the contributory value of the site improvements and summarize the support for the value estimate.
4. 
Discuss if entrepreneurial profit is appropriate or not.

5. 
Estimate the value and show a summary of the cost approach.)
59. 
Sales Comparison Approach - After the Access Modification

(Explanation - The comparable sales need to reflect the same utility and intensity of highest and best use as the modified property.  Appraisers are not to merely duplicate the same sales utilized in the valuation of the property before the taking without proper justification.  A separate page must be devoted to an adjustment grid.)
(Explanation - The sales comparison approach is the primary approach accepted by the Department for access modification appraisals.  The appraiser must notify the Department before submitting an appraisal that does not utilize the sales comparison approach to value.  The appraisal must discuss why any of the three approaches to value were not utilized.)
(Explanation - the Department requires the appraiser to:

1. 
Insert sale data sheets that are compliant with ODOT policy and procedure

2. 
Insert sales location map

3. 
Insert sales adjustment grid.  A separate page must be devoted to the adjustment grid.  The subject property must be listed on the grid

4. 
Adjustments must be reasonably supported and adequately explained 

5. 
Reconcile and Estimate the Value of the Property)
60. 
Income Capitalization Approach - After the Access Modification

(Explanation - The appraisal must discuss why any of the three approaches to value were not utilized.)

(Explanation - If this approach is utilized, the Department requires:

1. 
Estimate the potential gross income

a. 
Adequately support the estimate and interrelate the conclusion with the existing income stream produced by the subject

b. 
Insert data sheets which illustrate the comparable rental property

c. 
Insert a comparable rental location map

d. 
Analyze and reconcile the rental properties

2. 
Estimate vacancy and collection loss.  Give reasonable support and analysis.

3. 
Estimate effective gross income

4. 
Estimate operating expenses

a. 
Itemize the expenses and reasonable support the estimated dollar amount of expenses.

5. 
Estimate net operating income

6. 
Estimate and reasonably support the appropriate overall capitalization rate for the subject property.  Capitalization rates must be supported by market data and cannot be selected on the basis of the appraiser’s judgement and experience alone.  

The most easily understood method of rate selection is the ration of net income to sale price.  Appraisers who choose other methods to develop rates such as the mortgage-equity analysis or the underwriter’s method must understand the construction of the rates and the constants used and be able to support and explain the derivation of the component parts within the appraisal.  The Department desires the appraiser to keep it as simple as possible within the parameters of existing market data and market realities.

7. 
Estimate the value and include a summary of the income approach)
61. 
Correlation and Value Conclusion - After the Access Modification

(Explanation - Correlate the value estimates summarizing the strengths and weaknesses of each approach, and which approach accurately reflects the value of the modified property.  In estimating value, the appraiser is to consider USPAP SR 1-2(c))

(Explanation - allocate the value into land, land improvements and structures.)


62. 
PART 7
ACCESS MODIFICATION ANALYSIS

63. 
Summary of the Before and After Values

	
	Value of the Property Before the Access Modification:
	
	

	( - )
	Value of the Property After the Access Modification
	
	

	
	The Difference Between the Before and After:
	
	


64. 
The Amount Due State of Ohio _______________________

65. 
PART 8
ADDENDA AND EXHIBITS

(Explanation - this part of the appraisal is to include:

1. 
Any written instructions to the appraiser by the Department or its legal counsel

2. 
Letters to the property owner proving the right of accompaniment has been offered

3. 
Any special studies which were utilized in developing the appraisal (these studies may also be placed within the main body of the appraisal)

4. 
Maps

5. 
Title reports

6. 
Pertinent exhibits 
7. 
Qualifications of appraiser

8. 
Legal descriptions

9. 
Zoning and land use regulations

10. 
Appraiser Disclosure Statement as required by Division of Real Estate, Ohio Department of Commerce

11. 
And anything else the appraiser determines is appropriate to support the value 
conclusions presented within this appraisal report
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