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24.103 - Criteria for appraisals. 

  (a) Appraisal requirements. This section sets forth the requirements for real property acquisition 

appraisals for Federal and federally-assisted programs. Appraisals are to be prepared according 

to these requirements, which are intended to be consistent with the Uniform Standards of 

Professional Appraisal Practice (USPAP). 1 (See appendix A, 24.103(a).) The Agency may have 

appraisal requirements that supplement these requirements, including, to the extent appropriate, 

the Uniform Appraisal Standards for Federal Land Acquisition (UASFLA). 2 (1) The Agency 

acquiring real property has a legitimate role in contributing to the appraisal process, especially in 

developing the scope of work and defining the appraisal problem. The scope of work and 

development of an appraisal under these requirements depends on the complexity of the 

appraisal problem. 

 

1 Uniform Standards of Professional Appraisal Practice (USPAP). 

 

Published by The Appraisal Foundation, a nonprofit educational organization. Copies may be 

ordered from The Appraisal Foundation at the following URL: 

http://www.appraisalfoundation.org/htm/USPAP2004/toc.htm. 

 

2 The Uniform Appraisal Standards for Federal Land Acquisitions is published by the 

Interagency Land Acquisition Conference. It is a compendium of Federal eminent domain 

appraisal law, both case and statute, regulations and practices. It is available at 

http://www.usdoj.gov/enrd/land-ack/toc.htm or in soft cover format from the Appraisal Institute 

at http://www.appraisalinstitute.org/econom/publications/Default.asp and select 

Legal/Regulatory or call 8885704545. 

 

  (2) The Agency has the responsibility to assure that the appraisals it obtains are relevant to its 

program needs, reflect established and commonly accepted Federal and federally-assisted 

program appraisal practice, and as a minimum, complies with the definition of appraisal in 

24.2(a)(3) and the five following requirements: (See appendix A, 24.103 and 24.103(a).)  

 

(i) An adequate description of the physical characteristics of the property being appraised (and, 

in the case of a partial acquisition, an adequate description of the remaining property), including 

items identified as personal property, a statement of the known and observed encumbrances, if 

any, title information, location, zoning, present use, an analysis of highest and best use, and at 

least a 5-year sales history of the property. (See appendix A, 24.103(a)(1).)  

 

(ii) All relevant and reliable approaches to value consistent with established Federal and 

federally-assisted program appraisal practices. 

If the appraiser uses more than one approach, there shall be an analysis and reconciliation of 

approaches to value used that is sufficient to support the appraiser's opinion of value. (See 

appendix A, 24.103(a).)  
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(iii) A description of comparable sales, including a description of all relevant physical, legal, and 

economic factors such as parties to the transaction, source and method of financing, and 

verification by a party involved in the transaction. 

 

  (iv) A statement of the value of the real property to be acquired and, for a partial acquisition, a 

statement of the value of the damages and benefits, if any, to the remaining real property, where 

appropriate. 

 

  (v) The effective date of valuation, date of appraisal, signature, and certification of the 

appraiser. 

 

  (b) Influence of the project on just compensation. The appraiser shall disregard any decrease or 

increase in the fair market value of the real property caused by the project for which the property 

is to be acquired, or by the likelihood that the property would be acquired for the project, other 

than that due to physical deterioration within the reasonable control of the owner. (See appendix 

A, 24.103(b).)  

(c) Owner retention of improvements. If the owner of a real property improvement is permitted 

to retain it for removal from the project site, the amount to be offered for the interest in the real 

property to be acquired shall be not less than the difference between the amount determined to be 

just compensation for the owner's entire interest in the real property and the salvage value 

(defined at 24.2(a)(24)) of the retained improvement. 

 

  (d) Qualifications of appraisers and review appraisers. (1) The Agency shall establish criteria 

for determining the minimum qualifications and competency of appraisers and review appraisers. 

Qualifications shall be consistent with the scope of work for the assignment. The Agency shall 

review the experience, education, training, certification/licensing, designation(s) and other 

qualifications of appraisers, and review appraisers, and use only those determined by the Agency 

to be qualified. 

 

(See appendix A, 24.103(d)(1).) (2) If the Agency uses a contract (fee) appraiser to perform the 

appraisal, such appraiser shall be State licensed or certified in accordance with title XI of the 

Financial Institutions Reform, Recovery, and Enforcement Act of 1989 (FIRREA) (12 U.S.C. 

3331 et seq.). 

 

[70 FR 611, Jan. 4, 2005, as amended at 70 FR 22611, May 2, 2005] 

 

§ 24.104 Review of appraisals. 

http://cfr.vlex.com/vid/24-104-review-appraisals-19940459 

 

 

The Agency shall have an appraisal review process and, at a minimum: 

 

(a) A qualified review appraiser (see §24.103(d)(1) and appendix A, §24.104) shall examine the 

presentation and analysis of market information in all appraisals to assure that they meet the 

definition of appraisal found in 49 CFR 24.2(a)(3), appraisal requirements found in 49 CFR 

24.103 and other applicable requirements, including, to the extent appropriate, the UASFLA, and 

support the appraiser's opinion of value. The level of review analysis depends on the complexity 

of the appraisal problem. As needed, the review appraiser shall, prior to acceptance, seek 

necessary corrections or revisions. The review appraiser shall identify each appraisal report as 

recommended (as the basis for the establishment of the amount believed to be just 

compensation), accepted (meets all requirements, but not selected as recommended or approved), 

or not accepted. If authorized by the Agency to do so, the staff review appraiser shall also 
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approve the appraisal (as the basis for the establishment of the amount believed to be just 

compensation), and, if also authorized to do so, develop and report the amount believed to be just 

compensation. (See appendix A, §24.104(a).) 

 

(b) If the review appraiser is unable to recommend (or approve) an appraisal as an adequate basis 

for the establishment of the offer of just compensation, and it is determined by the acquiring 

Agency that it is not practical to obtain an additional appraisal, the review appraiser may, as part 

of the review, present and analyze market information in conformance with §24.103 to support a 

recommended (or approved) value. (See appendix A, §24.104(b).) 

 

(c) The review appraiser shall prepare a written report that identifies the appraisal reports 

reviewed and documents the findings and conclusions arrived at during the review of the 

appraisal(s). Any damages or benefits to any remaining property shall be identified in the review 

appraiser's report. The review appraiser shall also prepare a signed certification that states the 

parameters of the review. The certification shall state the approved value, and, if the review 

appraiser is authorized to do so, the amount believed to be just compensation for the acquisition. 

(See appendix A, §24.104(c).) 

 

Appendix A to Part 24 - Additional Information 

 

Section 24.103(a) Appraisal requirements. The first sentence instructs readers that requirements 

for appraisals for Federal and federally-assisted programs or projects are located in 49 CFR part 

24. 

 

These are the basic appraisal requirements for Federal and federally-assisted programs or 

projects. However, Agencies may enhance and expand on them, and there may be specific 

project or program legislation that references other appraisal requirements. 

 

These appraisal requirements are necessarily designed to comply with the Uniform Act and other 

Federal eminent domain based appraisal requirements. They are also considered to be consistent 

with Standards Rules 1, 2, and 3 of the 2004 edition of the USPAP. Consistency with USPAP 

has been a feature of these appraisal requirements since the beginning of USPAP. This consistent 

relationship was more formally recognized in OMB Bulletin 9206. While these requirements are 

considered consistent with USPAP, neither can supplant the other; their provisions are neither 

identical, nor interchangeable. Appraisals performed for Federal and federally-assisted real 

property acquisition must follow the requirements in this regulation. Compliance with any other 

appraisal requirements is not the purview of this regulation. An appraiser who is committed to 

working within the bounds of USPAP should recognize that compliance with both USPAP and 

these requirements may be achieved by using the Supplemental Standards Rule and the 

Jurisdictional Exception Rule of USPAP, where applicable. 

 

The term scope of work defines the general parameters of the appraisal. 

 

It reflects the needs of the Agency and the requirements of Federal and federally-assisted 

program appraisal practice. It should be developed cooperatively by the assigned appraiser and 

an Agency official who is competent to both represent the Agency's needs and respect valid 

appraisal practice. The scope of work statement should include the purpose and/or function of 

the appraisal, a definition of the estate being appraised, and if it is fair market value, its 

applicable definition, and the assumptions and limiting conditions affecting the appraisal. It may 

include parameters for the data search and identification of the technology, including approaches 

to value, to be used to analyze the data. The scope of work should consider the specific 

requirements in 49 CFR 24.103(a)(2)(i) through (v) and address them as appropriate. 



 

Section 24.103(a)(1). The appraisal report should identify the items considered in the appraisal to 

be real property, as well as those identified as personal property. 

 

Section 24.103(a)(2). All relevant and reliable approaches to value are to be used. However, 

where an Agency determines that the sales comparison approach will be adequate by itself and 

yield credible appraisal results because of the type of property being appraised and the 

availability of sales data, it may limit the appraisal assignment to the sales comparison approach. 

This should be reflected in the scope of work. 

 

Section 24.103(b) Influence of the project on just compensation. As used in this section, the term 

project means an undertaking which is planned, designed, and intended to operate as a unit. 

 

When the public is aware of the proposed project, project area property values may be affected. 

Therefore, property owners should not be penalized because of a decrease in value caused by the 

proposed project nor reap a windfall at public expense because of increased value created by the 

proposed project. 

 

Section 24.103(d)(1). The appraiser and review appraiser must each be qualified and competent 

to perform the appraisal and appraisal review assignments, respectively. Among other 

qualifications, State licensing or certification and professional society designations can help 

provide an indication of an appraiser's abilities. 

 

Section 24.104 Review of appraisals. The term review appraiser is used rather than reviewing 

appraiser, to emphasize that review appraiser is a separate specialty and not just an appraiser 

who happens to be reviewing an appraisal. Federal Agencies have long held the perspective that 

appraisal review is a unique skill that, while it certainly builds on appraisal skills, requires more. 

The review appraiser should possess both appraisal technical abilities and the ability to be the 

two-way bridge between the Agency's real property valuation needs and the appraiser. 

 

Agency review appraisers typically perform a role greater than technical appraisal review. They 

are often involved in early project development. 

 

Later they may be involved in devising the scope of work statements and participate in making 

appraisal assignments to fee and/or staff appraisers. They are also mentors and technical 

advisors, especially on Agency policy and requirements, to appraisers, both staff and fee. 

 

Additionally, review appraisers are frequently technical advisors to other Agency officials. 

 

Section 24.104(a). This paragraph states that the review appraiser is to review the appraiser's 

presentation and analysis of market information and that it is to be reviewed against 24.103 and 

other applicable requirements, including, to the extent appropriate, the Uniform Appraisal 

Standards for Federal Land Acquisition. The appraisal review is to be a technical review by an 

appropriately qualified review appraiser. The qualifications of the review appraiser and the level 

of explanation of the basis for the review appraiser's recommended (or approved) value depend 

on the complexity of the appraisal problem. If the initial appraisal submitted for review is not 

acceptable, the review appraiser is to communicate and work with the appraiser to the greatest 

extent possible to facilitate the appraiser's development of an acceptable appraisal. 

 

In doing this, the review appraiser is to remain in an advisory role, not directing the appraisal, 

and retaining objectivity and options for the appraisal review itself. 

 



If the Agency intends that the staff review appraiser approve the appraisal (as the basis for the 

establishment of the amount believed to be just compensation), or establish the amount the 

Agency believes is just compensation, she/he must be specifically authorized by the Agency to 

do so. If the review appraiser is not specifically authorized to approve the appraisal (as the basis 

for the establishment of the amount believed to be just compensation), or establish the amount 

believed to be just compensation, that authority remains with another Agency official. 

 

Section 24.104(b). In developing an independent approved or recommended value, the review 

appraiser may reference any acceptable resource, including acceptable parts of any appraisal, 

including an otherwise unacceptable appraisal. When a review appraiser develops an 

independent value, while retaining the appraisal review, that independent value also becomes the 

approved appraisal of the fair market value for Uniform Act Section 301(3) purposes. It is within 

Agency discretion to decide whether a second review is needed if the first review appraiser 

establishes a value different from that in the appraisal report or reports on the property. 

 

Section 24.104(c). Before acceptance of an appraisal, the review appraiser must determine that 

the appraiser's documentation, including valuation data and analysis of that data, demonstrates 

the soundness of the appraiser's opinion of value. For the purposes of this part, an acceptable 

appraisal is any appraisal that, on its own, meets the requirements of 24.103. An approved 

appraisal is the one acceptable appraisal that is determined to best fulfill the requirement to be 

the basis for the amount believed to be just compensation. Recognizing that appraisal is not an 

exact science, there may be more than one acceptable appraisal of a property, but for the 

purposes of this part, there can be only one approved appraisal. 

 

At the Agency's discretion, for a low value property requiring only a simple appraisal process, 

the review appraiser's recommendation (or approval), endorsing the appraiser's report, may be 

determined to satisfy the requirement for the review appraiser's signed report and certification. 
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