CGL 2018-3 Sample General Scope of Work Statement
	

	The property to be appraised is roughly X acres of land located at ________________________.  Attached are the legal description and a copy of the plat of the property (and, if applicable, a copy of the proposed lease).  The sponsor currently owns (or had owned or leased) this property in fee and the real property will be conveyed or leased subject to the identified retained real property rights and encumbrances (see Assumptions and Limiting Conditions). 

	

	This appraisal of the property is subject to the following scope of work, intended use, intended user, definition of market value, certifications and statement of assumptions, and limiting conditions.  The appraiser may expand the scope of work to include any additional research or analysis determined necessary for a credible appraisal of the fair market value of the subject property and to meet the identified standards and requirements.

	

	SCOPE OF WORK: The appraiser will provide an appraisal and appraisal report in accordance with Uniform Standards of Professional Appraisal Practice (USPAP) and FAA requirements.  The appraiser must at a minimum: 

	· Inspect the neighborhood and local area noting utility and transportation infrastructure to the extent required for the highest and best use of the property.

	· Adequately describe the physical characteristics of the property being appraised including known and observed encumbrances, title information, location, zoning (current, proposed, and probability of rezoning), present use, stage of development, concurrency with local and regional land use plans, an analysis and supported determination of highest and best use, and adequate sales history of the property (e.g., when acquired and amount paid).

	· Adequately describe and analyze all relevant market data and activity as of the date of value. 

	· Inspect research, analyze, and verify comparable sales with public sources and with a party to the transaction, buyer, seller or broker, or attorney.

	· Appraise the current fair market value of the property, as defined below.  If the property is to be appraised based on a date in the past, the “retrospective appraisal” specification must be met by the appraiser (see Assumptions and Limiting Conditions). 

	· Analyze current or proposed leases, if any, and prepare an estimate of the leased fee value of the property.  Explain any variance between the leased fee and the fee simple market value of the property. 

	· Report the appraiser’s analysis, opinions, and conclusions in the appraisal report.  The appraisal report must include the plat or a sketch of the property and provide the location and dimensions of any improvements. The appraisal report must include adequate photographs of the subject property and of the comparable sales and provide location maps of the property and comparable sales.

Exhibit 2:  Sample General Scope of Work Statement continued

	· [bookmark: _GoBack]The land must be appraised at an economic highest and best use as described in the Uniform Appraisal Standards for Federal Land Acquisitions at section 4.3.2.3, Highest and Best Use, Economic Use (see https://www.justice.gov/file/408306/download).  As applicable, the appraiser in estimating the market value of the airport land shall consider the development potential of airport land parcels considering the location of airport land and any potential plottage (for combining it) with adjoining development land.

	INTENDED USE:  The intended use of this appraisal is to provide an appraised current fair market value (or as of the date of value specified for a retrospective appraised fair market value) of the fee simple and leased fee interest, as is applicable.  

	INTENDED USER: The intended user of this appraisal report is the sponsor and the FAA.  The sponsor and FAA will rely on the appraisal and appraisal report to document the current fair market value of the real property. 

	DEFINITION OF MARKET VALUE:  The market value is the most probable price which a property should bring in a competitive and open market under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming the price is not affected by undue stimulus.  Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to buyer under these conditions: 

	· Buyer and seller are typically motivated, 

	· Both parties are well informed or well advised, and each acting in what he or she considers his or her own best interest, 

	· A reasonable time is allowed for exposure in the open market, 

	· Payment is made in terms of cash in U. S. dollars or in terms of comparable financial arrangements.

	· The price represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions granted by anyone associated with the sale. 




	


	Exhibit 2:  Sample General Scope of Work Statement continued
CERTIFICATION:  The appraiser must provide a certification consistent with USPAP requirements.   Changes to the certifications are not permitted.  However, additional certifications that do not constitute material alterations to this appraisal report, such as those required by law or those related to the appraiser’s continuing education or membership in an appraisal organization are permitted.

	ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser must state all relevant assumptions and limiting conditions necessary.  In addition, the sponsor may provide other assumptions and conditions that may be required for the particular appraisal assignment, such as:

	· The data search requirements and parameters that may be required for the assignment.

	· The (sponsor) will advise and provide the appraiser the legal description of the airports retained property rights (recorded or to be recorded), e.g., easements, deed restrictions, or other restrictions and encumbrances on the property to protect and enhance airport operations and to acknowledge and protect overflight of the property.  The appraiser must appraise the market value of the property subject to the airport retention of the described property rights.  

	· Identification of the technology requirements, including approaches to value to be used to analyze the data.

	· Needed soil studies, potential zoning changes, etc. 

	· As applicable, any information on property contamination to be provided and considered by the appraiser in making the appraisal. 
· Retrospective Appraisal Requirements:  If a value for a date or event in the past is required (e.g., as of past lease date or disposal date) the following specification must be inserted into the scope of work:  The date of value for this appraisal is (specific date in the past).   In conformance to USPAP,[footnoteRef:1] market data subsequent to this effective date may be considered in developing a retrospective value as a confirmation of trends that would reasonably be considered by a buyer or seller as of the date of value.  For this retrospective appraisal, the appraiser will determine a logical cut-off date after which market data cannot be used to reflect the relevant market as of the date of value.   [1:  Statement of Appraisal Standards #3, Retrospective Value Opinions, Uniform Standards of Appraisal Practice, Appraisal Foundation] 




