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Ameren Services Company 
Springfield, llllnols 

VALUATION SUMMARY 
This Valuation Summary represents a Summary Appraisal Report as set forth under Standards Rule 2-2(b) of 
the Uniform Standards of Professional Appraisal Practice ("USPAP"). The purpose of this valuation Is to 
express our opinion of the fair cash market value of the fee almple estate In the real property In Its before 
and alter condition to provide an estimate of just compensation for a proposad utlUty easement. Our opinion 
of value Is Intended to assist Ameren Services Company ("Ameren") In Its negotiations related to the River to 
Quincy Trensmlsslon Une Project. 

CLIENT (lntanded User): Ameren Services Company PARCEL NAME (OWner): Arthur H, WJlte and LuAnn 
Wilm 

INTENDED USE: In conlynctlon with the ar.au!s!t!on of PARCEL NO.: A ILRp RO AQ 056 
easements for the gboye referenced 1raMfDlglgn 
Hoe prolect. 

PROJECT NO.: 32359 IJV!npls R!y!usl 

Owner's Name and Address: Arthur H Wrtte and L1tAnn Witte 93§ N 453" I ane Payson IL 62360 

PrOPflrly ldenllflcallon: (PIN) 2().()-191Q-OOO-OO 

Address (Location): Northeast GOfDer of State Highway 57 ands 24th street 

City, State Zip: Quincy. IL 62306 

Legal Description: 51,87;1 acres out of Section 36 lgwnshlp 2 Soyth. Rgnge 9 West. Adams Coyntv. ll!lno!s 

Summary of Site: The 1ublect cnn11sti qt a mixture of qrop!AtJd and wpoded acreage. The property has mlllng 
to sl®!og terrain with sgme leytl amaa. Iha area !1 rural to sgeculatlye in nature. 

Summal)' of Improvements: The propartv Is being appraised as affectively yacant land with no lmprmments. 
Thert la a truck 1cal1 gn tlut prqpgrty Which BQQU1$ tp ht .situated Just Q!rtsfde the OJ'OQQIOd owment. The 
client has Indicated to cgmplata the app[8lpl under tho ft'811mptlgn that the truck gle qan ramaln ayan If It 
Is happens to be situated within the propoaed CM@!llent Ara:;grdlnglv this appmlsal h8$ been compfeted 
under the wumQ1!on that the truck pie wlll not be Impacted by the proposed nument. 

Inspection Date (Effective Dare of the Appraisal}: 6/11/2013 Dare of Report: 10{212013 

Real Property Rights Appraised: fee Shnple Estate and Easement 

Present Use of Whole: Effectiye!y vacant Land - Agr!cultu@l/Racreatlonal 
Use Reflected In Appraisal: Land Only - AgrlcuUyraf/ReqeetlQnal wftb poglble lndtJstrfal use algng highway 
Present Use of Easement Area: Vacant L@nd - Arqlcyltural/Wpnded 

Zoning: .!!LA 

Highest and Best Use: (Before) AgdcultumffBacreat1onat wfth posslbfe industrial use along highway 
(After) Agrlcy!tyra!/Reqeat1gnal with QO&&lhle lndystrla! use algng highway 

Land Area of Whole Property Including Easement (Before): 51.ill acres Area of Easement: 3.&92 acres 
Land Area of Whole Property Excluding Easement (After}: ~acres 
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DefJnltloM: 

'- -· Fair cash marker value Is defined as "'the price which • wllllng buyer would pay In cash end a wllllng seller 
would accept, when the buyer Is not compelled to buy and the seller ls not compelled to sett• (llL Pattem 
Jury Instr. - CIY. IPI 300.81) 

Just compensaUon Is defined as "the fair cash market value of the property at Its highest and best use.• (Ill. 
Pattern Jury Instr. - Clv. IPI 300.80) 

Easement Is defined as "the right to use the property of another tor a particular purpose." (Ill. Pattern Jury 
Instr. - Clv. IPI 300.87) 

Scope of the Appralsal: This appraisal assignment is Intended to comply with USPAP and the eminent domain laws of 
llllnols. At the request of the dlent, the subject site Inspection has been limited to a viewing of the property from the 
publlc right-of-way and an analysis of focal publlc records and avallable aerial and topographic mapping. As a result. the 
appraiser h•s had no contact or Interview with the property owner. nor has an on-site Inspection been performed. 
Therefore, this valuation Is subject to the •eJttraordlnary assumption" that all Improvements and site conditions 
associated with the subject property are as reported In the publlc record and are vlslble from the_ publlc right-of-way. 
Extraordinary assumption Is defined by USPAP as "an assumption, directly related to a specHlc assignment, which, If 
found to be false, could alter the appraiser's opinions or conduslons. •Other pertinent Information regarding the subject 
property has been gathered such as soil and flood maps. We have not considered any restrictions that may ellst 
prohibiting agrtcultural use, such as CRP contracts. As pmylpully mentioned this gppmlsat ban Meg cpmpfeted under 
the agumpt!gn that the tn1ck acgle w!U not be Impacted hV the gmpps@d UKJDenL 

The estimated physical effects on the subject property In the after condition were based on the scope and character of 
the proposed easement as shown In preUmlnary plans provided by the dlent and retained In the appraiser's work flle. 
The client has requested the appraiser to use the basic assumption that structures wlll be placed at 700-Coot Intervals 
and that each sb'ucture wlU have a 1o-toot diameter. We do not know the exact number, locations, or size of the 
transmlsslon towers that will be situated on the property. 

The valuation methodology employed was generaUy limited to the sales comparison approach due to the relaUve 
lnappllcablllty of the cost and Income approaches. The •before and after" technique has been used In order to estimate 
compensation. This technique Involves a hypOthetical condition In both the before and after scenarios. When appraising 
the whole property, the impact of the project Is Ignored. When appraising the remainder after the acquisition, a forecast 
Is being made. These hypothetlcal conditions are accepted appraisal procedures when valuing eminent domain 
situations. lhe us" of extraordinary assumptions and hypothetical conditions might have affected the assignment 
results. Data was compiled from varJous sources, lndudlng. but not Dmlted to, the County Assessor, multiple listing 
services, and local real estate professlonalL At the cllent's request, we have not confirmed the details regarding any 
1Ble1 of sub)ect properties along the proposed Ameren transmission line route with the buyer or seller Involved. We have 
relled on the Information avallable In the publlc records regarding these sales. 

Additional Scope of Work Comments: 

The subject Is vacant land or Js being appraised as effectively vacant land with no Improvements. If there are 
Improvements, an analysis of the project Impact on the Improvements will be examlned. If the Improvements are not 
adversely affected by the proposed partial acquisition, then there ls no need to esUmate the Improvements' contributory 
value. In thJs case, If there are Improvements, they are not Impacted by the project and have not been appraised. 

We were not provided with detaPed lnformaUon regarding any exlatJng easements that may be located on the subject 
whole property. In the event there are existing pipeline, transmission llne, or other easements located on the subject, no 
discount haa been applied In the before scenario for the existence of easements. We have not Included any crop or 
pasture 1eplacement costs as these Items wlll be addressed by the cuent If necessary. lhls 11ppralsal does not lndude or 
consider any mlneral Interests. 

n Is assumed that any minor Improvements, such as fencing, roads, or personal property Items that are Impacted by the 
proposed acquisition wlll be restored or replaced to equal or better condition as before, Accordingly we have not Included 
any compensation tor their replacement. 

Ownership Information: We wam not proylded with a tit!• qrt!Hqito from the client lbn suryey W!lhlt deed gt recgrd 
pmyided by the c!!ent pod the Adpmn County t11 recQfd• Indicate the QWDI![! of the nuhhu;t property are Arthyr H WJtte 
and L11Ann Witte We bgye bated the owqcushlp pf the sublect prPRartv po tha fnforrnaffpn ahoye. 



Source Area calculations: The size and 1hape of the partial amuJalllnn arg halfld gn tb@..auryey oxhlbtt proylded by tho 
client The size and shape of the 1ublec;t whgle property are hegd the Adami Cgunty tgx reoorda god the Adams Cpunty 
G!S website Which lndlcate1 a size pt 61.HZ;L •mt!, 

According to USPAP Standards Rule 1~5(b). an appraiser must consider and analyze any sales of the appraised real 
property that have occurred within the prior three years. On April 23 2012 James R. Inghram Cbaptgr 7 
Bankruntcy Trustee In Case Ng. :11.-7M86 conveyed the sublact propcutv to Arthur H. Witte and LuAnn Witte M 
recgrded under dpcyment nymber 201.28-042:15 of thg Adgma County Req!rder'I Off!c:g The pie& price fqr the 
transaction wg $223 04;1 C$4 300 per ecrel. This property was spld dug tg bankruptcy and does not appelr tp be 
a market traMactlon. 

The following Is a summary of the sales and listings considered In the analysis for this property. 

Comparable County Sale Date ........ 511411 Price .......... Unit Price 

"""'"" rs1 '"""'' 
.. ,_, 

13110 Adams 12/30/2010 South of Bitter Road, west of SltterCoun $184,252 23.842 $7,728 N/A 

12938 Adams 5/3/'1Dll 
West line of Maas Road, 1outh of Church Hills Road, 

SSS0.000 88.560 $6.549 N/A 
north of White Oak Road 

13028 Adami 7/1/2011 Northeast line of Frericks Road, east of MIM Road $98.000 20.020 $4,195 N/A 

13032 Adams ll/1/lOll East lln.e of Mam Road, south of Own:h Hiiis Road 5195.000 29.696 $6.567 N/A 

13058 ..... 4/4/'l012 
Southeast end of lhe cul·de-sac of Bitter Court, 

S9J.OOO 10.990 $5,462 N/A south of State Hl•t.wav 96 

13118 ...... r;/21/2012 East line of South 30th Streit at Mavtalr Road SI00.000 12.600 SS.254 N/A 

13047 ....... r;/29/'HJll 
~uth and west lines of Frertdcs Road, east of Maas 

$130.000 43.300 $2.998 N/A .. ... 
UOIS Adams ll/6{2012 West of S 24th Streel, north of Kellar Lani $124.<'0l 15.974 $7,763 N/A 

In estimating a unit value for the subject property In Its entirely. we considered the followlng: 

The size. shape. zoning, and other physical characteristics, or the subject property In relation to 
the comparable market data Other factors regarding the market data have been considered 
Including location, market conditions, conditions of sale. and other characteristics among other 
things. 

The location of the proposed easement along the subject property. We do not know the exact 
number. locations, or size of the transmission towers that will be situated on the property. 

The Impact of the easement on the subsurface, sulface, and air right estates for the property. 

The potential Impact the proposed easement may have on the market value and utilization of 
the subject property. 

Based on the analysis as outllned above, a unit value of91 per acre Is concluded as reasonable for the 
subject property. The concluded fair cash market values for the subject property are ouUlned as follows: 



Fair Cash Market Value 
Before Imposition of the Easement 

1) Estimated Fair Cash Market Vatue of Entire Propei:t'f 
Before Imposition of the Easement 

51.871 acres @ -.per acre $ 

2
) Estimated Falr Cash Market vaJue of the Easement Strip 

Before Imposition of the Easement 

3.892 acres@ -per acre $ 

3
) Fair Cash Market Value of the Property Outside the Easement Strip 

Before Imposition of the Easement 

47.979 acres @ -- per acre $ 

Fair Cash Market Value of the Easement Strip 
-r Imposition of the Easement 

4
) Fair Cash Market Value of the Easement Strip 

After the Imposition of the Easement 

3.892 acres @ .-per acre $ 

Diminution in Fair Cash Market Value of the Eaeement Strip 
5> After Imposition of the Eaeement (90% Reduction in the Value of the Easement Strip Land) $ 

Fair Cash Market Value of the Property Outside the Easement Strip 
_, Imposition of the Easement 

S) Fair Cash Mar1<et Value of the Propsrty Outside the Easement Strip 
After the imposition of the Easement 

47.979 acres@ --per acre 

7) Diminution in Fair Cash Markel Value Outside the Easement Strip 
Due lo the imposition of the Easement 

0.000 acres @ $0 per acre 

T otel Compensation Due to lmpo&ltlon of the Eaeement 
(Sum of Lines 5 and 7) 

$ 

$ 

$ 

0 

The above compensation Includes a 90% reduction In value of the entire easement strip. If transmission 
structures are placed on the property, an addltlonal 10% reduction In value will be added for the areas 
occupied by the physical towers (100% total). 

No third party shall have the right of reliance on this report, and neither receipt nor possession of this report 
by any third party shall create any express or lmplled third-party beneficiary rights. 

Addltlonal lnformetlon regarding the subject property and this appraisal hes been retained In the appraiser's 
workflle. 
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CERTIFICATE OF APPRAISER 
We certify that, to the best of our knowledge and belief, 

The statements of fact contained In this report are true and correct. We have not knowingly 
misrepresented any facts or information that would have an Impact on my opinions or conclusions. 

The reported analyses, opinions, and conclusions are limited only by the reported assumptions and 
limiting conditions. and represent our Impartial and unbiased prof9$&IOnal analyses, opinions, and 
conclusions. 

We personally have no present or prospective Interest In or bias with respect to the property that Is 
the subject of this report and have no personal Interest or bias With respect to the parties Involved. 

Our engagement In or compensation for this assignment Is not contingent upon the development or 
reporting of a predetermined value or direction In value, a stipulated result, or the occurrence of a 
subsequent event directly related to the Intended use of this appraisal 

The analyses, opinions, and conclusions were developed, and this report has been prepared, In 
conformity with the Uniform Standards of Professional Appraisal Practice, as promulgated by the 
Appraisal Foundation and the Code of Professional Ethics and the Standards of Professional Appraisal 
Practice of the Appraisal lnsUtute. 

We have performed appraisal services regarding the property that Is the subject of this report Within 
the three-year period Immediately preceding acceptance of this aselgnmanL This Is a revision to a 
previous report to Incorporate a new exhibit. 

Albert N. Allen, MAI, CRE, SR/WA and Csrlo S. Forni, MAI have completed a limited Inspection of the 
real property that Is the subject of this report from the public right of way. Bryan M. Giese has 
viewed the vicinity of the subject property on prior occasions, but has not completed an Inspection of 
the subject property. 

Robert Deas, Danial Hughes, Chase Gilbert, and Andrew Langford have provided significant real 
property appraisal assistance by gathering pertinent property and market data. Addltlonally, Robert 
Dees provided significant real property appraisal assistance by complllng this report. 

The use of this report Is subject to the requirements of the Appraisal Institute relating to review by 
Its duly authorized representatives. 

The total compensation as a resutt of the partial acquisition which Is the subject of this appraisal report was 
value<!, as of June 11, 2013 as follows: 

.. 
CmloS.Fam~MAI 
state Cerdlled Genoral RE Appr81lor 
Ccrttflcato No. &&S.oo1958 


