Pre-Appraisal Conferences

| firmly believe that pre-appraisal plan-
ning is one of the most important and most
neglected phases of the overall right-of-
way effort. Pre-appraisal planning in-
cludes: Early recognition of the problems
that will be encountered in the appraisal
process, for the specific project, to permit
their timely elimination or solution; proper
consideration of the various courses of
action that can be taken to assure accu-
rate determinations of values and
damages including, among other things,
decisions concerning appraisal personnel
assignments, requirements for proper ap-
praisal of individual parcels, and legal as-
pects of the various takings; and the
assembly, interpretation and dissemina-
tion of all factual information that will as-
sist the appraisers in accomplishing their
mission in a timely and proficient manner.
The use of planned conferences be-
tween those who know and those who
need to know or, in other words, between
the appraisers and the agency personnel
who are best qualified to recognize prob-
lems, make decisions and dispense accu-
rate information is without doubt the most
effective way to assure compliance with
the essential requirements for adequate
pre-appraisal planning. Thus, the need for
those involved in the valuation process to
“confer’’ prior to the beginning of actual
appraisal work is evident and, therefore,
the term 'Pre-Appraisal Conference’’ is
injected into our right-of-way vocabulary.
| have several ideas concerning pre-ap-
praisal conferences, which, to the best of
my knowledge, have never been fully tried
and proven in the field. | honestly feel that
an exposure of these ideas through this
article will almost equal a field test. First,
let me say that | believe there is a need for
three separate conferences for each right-
of-way project before appraisal prepara-
tion. They are:
« Before approval of right-of-way
plans
» Before appraisal assignment
» After appraisal assignment and
before beginning actual ap-
praisal work
If I were to name these conferences, |
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would call the first one the *‘Critical Point
Conference,” the second, '‘Assignment
Conference,” and the third, “Appraisal
Reconnaissance.”

The first one which we will discuss is the
“Critical Point Conference,’’ which, as
you will recall, is held before approval of
right-of-way plans. The purpose of this
conference is to locate critical points
where minor changes in right-of-way lines
(or major plan changes, if conditions war-
rant) will either: Save in right-of-way costs;
improve public relations with landowners;
improve the agency’s position in condem-
nation; or eliminate unnecessary construc-
tion features that were provided for the
owner’s benefit, which cannot be justified
by a savings in right-of-way costs.

Examples of so-called *'critical points”
which | am familiar with and which led to
substantial savings in right-of-way costs
without sacrifice in design standards, are
as follows:

A right-of-way line was moved two
feet to enable a building lot to retain
its required 100 foot frontage to com-
ply with zoning laws. The savings in
right-of-way costs were approx-
imately $4,000.

The entrances to a filling station were
being reduced in width from 60 feet
to 40 feet, which seriously affected
the value of the station. Upon investi-
gation, we found that the entrances
could be extended 10 feet and re-
main 50 feet in width without in any
way affecting the design or engineer-
ing requirements for the highway.
Again, a substantial savings was re-
alized in right-of-way costs and now,
on second thought, the general con-
sensus is that the 40 foot entrances
might have actually created a traffic
hazard.

On another project, the right-of-way
limits were reduced slightly to elimi-
nate the necessity of removing a the-
atre marquee. If | remember
correctly, it extended 18 inches over
the right-of-way line and its removal
would have necessitated the expen-

diture of several thousand dollars in
rebuilding the front of the building. In
another case, the taking was re-
duced by about a foot to “‘save” a
portion of a brick building. There are
numerous additional cases where
slight changes were made, which in
no way affected the design of the
highway, to save wells, springs, valu-
able shade trees, etc.

Critical points of this type can be best
recognized by right-of-way person-
nel—those where changes in plans
can save in construction costs and
sometimes prevent red faces in the
design departments. For example, |
know of a case where the plans
called for construction of a $2,600
entrance to serve a vacant lot which
had a total value of only $2,400. In
other cases, the cost of outer road-
ways which have been built or ex-
tended to serve specific parcels
could not be offset by savings in right-
of-way costs.

There are other examples but | believe
you now understand what | mean when |
say ‘‘critical points.” You may be asking
yourself why the need for this conference,
if all of the above examples were recog-
nized and corrected in time 1o provide the
savings in right-of-way cost. Let me re-
mind you that they were recognized in
time to enable us to make corrections and
eliminate unnecessary right-of-way costs,
but too Jate to avoid the necessity of ob-
taining new or adjusted appraisals which
required additional appraisal fees, a sec-
ond appraisal review, re-writing the
deeds, obtaining re-approval of plans at
various administrative levels, and a se-
rious loss in the time allotted for negotia-
tions. Such 'late date’’ discovery and
correction of this type problem also leads
to poor public relations. Why cause an
owner to get mad or upset and then later
make a change which, if made prior to
negotiations, would have avoided the "'un-
fortunate ordeal’’ in the first place. Re-
member that changes in right-of-way lines
made after negotiations have started—al-
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though fully justified—enable other prop-
erty owners who request changes which
are notjustified, and thereby denied, to cry
“favoritism.” Also, remember that if the
locating of such critical points is left to
“chance’ they may be overlooked com-
pletely or discovered too late for correc-
tion.

The entire purpose of the first con-
ference is to insure that critical points are
located, in a timely manner, so that they
can be given due consideration before the
committing of any actions, either by the
Design or Right-of-Way Departments that
would be “wasted” if changes or correc-
tions were made in the plans at a later
date.

This conference should be conducted
in two phases. The first phase is a plans in
hand field inspection by agency right-of-
way personnel followed by (second
phase) a conference room meeting with
the engineering and design personnel. In
the first phase, the right-of-way personnel
should obtain a copy of the unapproved
plans from the Design Department—as
soon after the right-of-way limits are es-
tablished as possible—and, with those
plans, inspect each parcel in the field to
determine whether or not any so-called
critical points exist and, if so, where. After
determining that there are locations that
deserve consideration, the meeting with
the engineering and design personnel will
be arranged. A list of the critical points will
be given to those present, in writing, set-
ting out the locations of such points, to-
gether with an explanation of the problem
and a recommended ‘‘cure.” If the
changes are reasonable and do not affect
the engineering features or minimum de-
sign requirements for the highway, they
should be made. If the recommended
changes are not desirable, or permissible,
from an engineering point of view, all con-
cerned and especially the negotiator, will
learn of the reasons and be in a better
position to defend the agency's position, if
the same request is made at a later date
by the landowner.

It is most important that someone with
administrative authority be present to act
as "judge,” if a difference of opinion
arises between right-of-way and design
personnel. Sometimes ''strongminded"’
right-of-way personnel hold out for
changes in plans that are really not justi-
fied because such change would cause
an unacceptable sacrifice in design stan-
dards.
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If we are to gain and retain the respect
of the engineering people, which is abso-
lutely essential if the desired results are
realized from this conference, we must
convince them that we are aware of their
problems and also be very sure that our
so-called "'critical points'* and recommen-
dations are truly worthy of consideration.

By the same token, you can expect the
same “‘quality’" of cooperation and under-
standing from them. It is not at all unusual
for designers, simply because they fail to
recognize what is at stake in right-of-way
costs and public relations, to say '‘No”
merely because they do not want to take
the time and effort to make a recom-
mended change in plans. This is partly due
to the fact that, in the past, we have not
held the critical point conference and,
therefore, waited until the plans are com-
pleted, or practically so, before asking for
the change. Not too long ago, one of our
right-of-way agents asked a designer for a
simple change in plans and explained that
considerable money would be saved fif it
were granted. The designer's reply was,
“Why that's right-of-way money—what
do | care?” If an administrator who had

authority over both departments would
have been present, | think the designer's
attitude would have been considerably
different. Let me quickly inject, at this
point, that right-of-way people should be
extremely conscientious in ‘'educating”
all engineering personnel and those in ad-
ministrative positions of authority as to
both the problems experienced in pur-
chasing right-of-way and the requirements
for accomplishing the right-of-way phase
of the road building program in an efficient
manner.

If this first conference is properly car-
ried out, | am convinced that you will real-
ize a savings in time, money, effort and
public relations, and who could ask for
anything more.

The second conference is the so-called
""Assignment Conference'’ and its pur-
pose is to determine which parcels will be
appraised, the extent of the appraisal re-
quired and which of the "available'" ap-
praisers is best qualified for the project (or
in some cases, best for specific parcels).

The conference will be attended by the
right-of-way administrator and Reviewing
Appraiser. It will require a field inspection
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and a discussion of the various choices in
personnel and possible courses of action
available. The type of project will dictate
the extent of this conference. Urban proj-
ects with various types of properties and
takings will require considerable inspec-
tion, thought and discussion, while rural
projects may require only a minimum.

During this conference, an effort should
be made to locate any parcel needing
“specialist” type appraisals, and to spot
any other "uncommon” appraisal prob-
lems that may need advance study or ap-
praisal instruction. This is an excellent
time to note the necessity for collection of
specific factual information such as zoning
laws, building restrictions, parking ordi-
nances, etc., for interpretation prior to the
beginning of actual appraisal work and to
determine in advance the possible need
for increased appraisal fees.

I think the need for this conference is
apparent, however, | will state for you a
few things that have happened which im-
pressed me with the need for it. Persons
have sometimes been assigned to ap-
praise parcels who were not qualified. The

results are sometimes disastrous. Some
appraisers are good on entire takings but
poor on partials, others are good on resi-
dential appraisals, but may not know how
to properly use the income approach for
commercial properties, etc. Believe me,
we should know “‘which is which” and
make our appraisal assignments accord-
ingly. There have been cases where real
estate appraisers have tried to appraise
specialized equipment and machinery, in
lieu of an “expert.” (Later we had to get
the expert anyway—so why lose time and
money.)

In several cases, we paid two fee ap-
praisers a substantial fee to appraise ob-
vious no damage takings and, in other
cases, we paid them to appraise a simple
temporary easement. If a conference
such as | am recommending had been
held, it would have been obvious that no
appraisals were needed or, at most, a
simple one prepared by a staff appraiser.

Without further ado, | will simply say
that the "‘assignment conference” will re-
sult in the elimination of assignment of un-
qualified appraisers, eliminate unneces-
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sary appraisals and unjustified assignment
of one or more fee appraisers to very
minor takings. A savings in time required
for appraisal work will be enjoyed, in addi-
tion to a savings in appraisal fees. The
quality of appraisals will be improved by
having the best qualified appraiser as-
signed to the parcel.

The third, last, and possibly the most
important conference is the 'Appraisal
Reconnaissance.” We often find that ap-
praisers, possibly because of our demand
for speedy completion of their assign-
ment, plunge into their work without ob-
taining the basic facts that affect or influ-
ence the values of parcels which are
assigned to them for appraisal. Without
accurate factual information, appraisers,
regardless of the individual's ability and
skill, obviously cannot arrive at reason-
able determinations of values or dam-
ages—but, I'm sorry to say, many of them
are perfectly willing to try.

It is not at all unusual to receive ap-
praisals wherein the appraisers have
stated *'| assume the 20 foot blue spruce
does not lie within the taking”” or "l as-
sume that the right-of-way line misses the
corner of the house etc. Often their as-
sumptions are not correct and we have on
our hands appraisals that must be cor-
rected, rejected or ignored. Worse vyet, if
the erroneous assumptions are not de-
tected, we find ourselves negotiating, or
even condemning, on the basis of incor-
rect values and damages. It is not unusual
for a parcel to be condemned on one
premise and later when ready for trial, we
find that our entire appraisal approach
must be changed because of improper
""assumptions’’ concerning legal aspects
of the taking. Had the correct legal inter-
pretation been applied in the first place, it
is quite probable that condemnation could
have been avoided.

This conference, as you can guess by
now, is being recommended to provide
appraisers and reviewers with all of the
facts that will influence the value of the
parcel, both before and after the taking.
The chief appraiser should review, with
the appraisers, the agency's requirements
and instructions concerning appraisal
work in general, instructions concerning
specific parcels and, also, the expected
conduct of appraisers. Explain, for exam-
ple, what functions they can and cannot
carry out together, what they should and
should not discuss with landowners, etc.
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At this conference, the agency represen-
tative should distribute plans, plats and all
other information which is available, to
help the appraisers accomplish their mis-
sion.

Those present—which include ap-
praisers, review appraisers and negotia-
tors—should make notes of all questions,
answers and interpretations provided dur-
ing the conference for future reference.

The conference should end with a
“Question and Answer’’ period, prefera-
bly after returning to a conference room,
and a summary of all information and find-
ings which were discussed during the con-

ference should be presented by the
ranking agency employee.

Examples to show the need for this con-
ference are too numerous to list in detail.
We have cases where appraisers er-
roneously “‘assumed” location of right-of-
way and construction limits, location of im-
provements, facts concerning zoning, set
back rules, and everything else imagin-
able which has caused poor public rela-
tions, loss of time, extra expense,
condemnation and about any other *bad”’
experience that can be mentioned.

Anticipated results of this conference
are that future appraisals will be based on

correct and accurate facts; that a savings
of time, effort, expense and public rela-
tions will be experienced; that all ''as-
sumptions and guess work’' concerning
the taking will be eliminated from the ap-
praisals and that values and damages will
be more accurately determined. This
being true, it is reasonable to anticipate
that successful negotiations will increase.
| sincerely hope that each of you will
give these ideas some serious thought, as
I am fully convinced that highway ap-
praisal work can never be advanced into
an efficient and business-like operation
without the use of such conferences.

Ports Ponder Pending Export Coal Capacity

Editor's Note: Reprinted with permission
from Handling & Shipping Management
December 1980 issue. Copyright 1980
Penton/IPC.

NORFOLK, VA.—Overseas coal ship-
ments and a controversy over whether or
not coal ports should get priority for
Federal funding of dredging projects were
recurring themes at the 69th American As-
sociation of Port Authorities (AAPA) an-
nual convention held in Norfolk, Virginia.

While a flotilla of more than 90 foreign-
bound coal colliers backed up in the har-
bor waiting for loads of export coal, Roger
W.A. Legassie, principal deputy assistant
secretary of energy for fossil energy,
spoke of the importance of increased ex-
port coal to the U.S. and the oil-dependent
free world. Legassie also lamented that
the U.S. government has not followed
through with policies that would encour-
age increased demand for coal.

Henry Owen, U.S. ambassador at large
and special representative of the Presi-
dent for international economic summits,
said the U.S. has been assured by foreign
coal missions that increased purchases of
U.S. coal would continue, and that the
government has a policy to simplify pro-
cedures for coal handling in ports and for
dredging permits.

In response to a statement by Senator
John Warner, (R.-Va.) that he would press
for emergency legislation to speed chan-
nel-deepening to enhance coal export,
AAPA members expressed concern that
priority in Federal funding of dredging for
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those few ports that handle coal would be
detrimental to other ports, some of which
have waited up to 10 years for dredging
projects to be approved by Congress.

“The federal government must look at
the needs of all the ports in America when
considering appropriations for dredging.
International trade is as important to the
world's economy and the U.S. national se-
curity as providing coal exports,” said
Ron Brinson, AAPA executive vice presi-
dent. "*Streamlining the process for dredg-
ing permits and funding is vital to all our
ports, and should be made without prefer-
ence to one segment of the export indus-
try."”

Also speaking on waterborne com-
merce was Luther H. Hodges, Jr., Deputy
U. 8. Secretary of Commerce, who pre-
dicted a doubling of traffic by the end of
the century. But, said Hodges, *'our rate of
productivity is actually declining and our
international trade deficit plagues us as we
iry to cope with new energy realities."

The U.S. is not necessarily, not auto-
matically "‘number one,” said Hodges.
""We are learning that choices have to be
made."' These choices include the kind of
transportation system to be developed in
the face of new energy needs, and the
nature of government regulations in the
face of declining productivity.

The convention ended with election of
officers. Don Welch, executive director of
the South Carolina Port Authority was
elected president, succeeding Clifford B.
O’Hara, director of port commerce for the
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Port Authority of New York and New
Jersey.

Other officers are Ned Reed, executive
port director and general manager, Port of
New Orleans, first vice president; Mel
Shore, port director of the Port of Sacra-
mento, second vice president; and Lloyd
Anderson, executive director, Port of Port-
land, third vice president.
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Total Contributions
To Date:
$24,348.10

Our thanks to those individual mem-
bers who have sent contributions with
their 1981 membership dues.
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