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420 North 2400 East Road
Pana, IL 62557

Dear Mr, Trelz:
At your request, American Appraisal prepared the attached valuation report concerning
A_HRP _PZ_SH_207. We performed our analysis as of April 28, 2014, o assist Ameren Services

Company in its negotiations related (o the linois Rivers Transmission Line Project,

If you have any questions or if there is anything else we can do for you, contact me at 414.225.2028.

Sincerely,
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INTRODUCTION
This valuation summary represents an Appraisal Report as set forth under Standards Rule 2-2(a) of
the Uniform Standards of Professional Appraisal Practice ("USPAP"). The purpose of this valuation is
to express our opinion of the fair cash market values of the fee simple estata In the real property in its
before and after conditions to provide an estimate of just compensalion for a proposed utility
easemenl, Our opinion of value is intended to assist Ameren Services Company {“Ameren”) in ils
negotiations related to the flinois Rivers Transmission Line Project. Ameren is the sole intended user
of this reporl. Anierican Appraisal bas no duty to any other party regarding the analysis or conclusions
harein. No third party shall have the right of refiance on this report, and neither receipt nor possession
of this report by any third party shall create any express or implied third-parly beneficlary rights. The
conclusions herein are subject to the Assumptions and Limiting Conditions included as Exhibit ¢,
Details regarding the subject parcel follow:
Parcel Name (Owner) Terry Lynn Traster (per supplied deed and title
memorandum)
Project Number A_HRP_PZ_SH_207
Parcel Number {PIN) 1001-31-00-400-015
Property Address Northeast corner of US 51 and fast 2700 North
Road, Moweaqua Township, Shelby County, lltinois
Legal Description 531/ T14N / R2E in Moweaqua Township
Taxpayer iInformation
Name Terry Traster (per supplied deed and  title
memorandum}
Address 106 East 2700 North Road, Moweaqua, IHinois
62550
Present Use of Whole Property Farmiand
Present Use of Easement Area Farmiand

Valualion / Transaction Consudting / Heal Estate Advisory / Fixed Asset Managamen?
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Land Area
Whole Property {Before) 14.21 acres {per Shelby County Assessor)
Permanent Easement 3.275 acres (per SAM, Inc.. Purchase Option Exhibit
for Tract i A_ILRP_PZ _SH_207, dated April 8, 2014}
Whole Property bxcluding Easemant (After) 10.935 acres
inspection Date April 29, 2014
Effective Date of Appraisal April 29, 2014

No assets were excluded from ol appraisal,

DEFINITIONS

Defipnitions applicable to this analysis are presented as follows:

= Fair cash market value is defined as “the price which a willing buyer would pay in cash and
a willing seller would accept, when the buyer is not compelied to buy and the selier is not
compelled 1o selt” (ill. Pattern Jury instr, - Civ, Pl 300.81).

» Just compensation is defined as “the fair cash market value of the propery at its highest
and best use” Ik Patiern Jury Inste. - Civ, 1P 300.80).

«  Fasement is defined as "the right to use the property of another for a particular purpose”
{I{], Pattern ury instr. - Civ, [Pl 300.87).

*  fee simple estate (interest) is defined as an "absolute ownership unencumbered by any
other interest or estate, subiect only o the Hmilations imposed by the governmental
powers of taxation, eminent domain, police power, and eschedat” (The Appraisal of Real
Estate, 13th edition, page 114).

»  Highest and best use is defined as "the actual use of the property on {the date the
complaint was filed] or a use to which it was then adaptable and which would he
anticipated with such reasonable certainty that it would enhance the market value on that
date” (Ifl. Pattern Jury Inst, - Civ, [P 300.83).

s Extraordinary assumption s defined as "an assumption, directly related to a specific
assignment, as of the effective date of the assigniment resulls, which, if found to be false,
could aller the appraiser's opinions or conclusions” (USPAP, 2012-2013 edition,
page U-3}.

THE PROPERTY APPRAISED

The property appraised is described in the following sections.

Land

The land is briefly described as follows;

Leading / Thinking / Pedorming 2




1CC Docket No. 14-0535¢
Traster-ATXI 1.02 Attach

CONFIDENTFIAL - CONTAINS TERMS OF NEGOTIATIONS Page 6 of 20
Appraisal Report
American
Appraisal
Land Area 14.21 acres
Frontage About 1,340 fect along the cast side of US 51 and
ahoul 1,040 feet along the north side of East
2700 Narth Road
Shape lrregulae
Topography Generally fevel
Soil Series Drainage Class Appeared adequate; retention pond located at
southwest corner of proparty
Apparent Existing Easements, None indicated per SAM, Inc., Purchase Option
Encroachments, or Restrictions Exhibit for Tract 10 A_RP_PZ_SH_207, dated
April 8, 2014, or supplied titte memorandum
Woeighted Productivity Index 127 {based on Bulletin 81.0)
Percent Tillable 37.5%
Utilities Overhead electrical service nearby
Zoning AG, Agriculture
Flood Zone The Federal Emergency Management Agency

Flood Insurance Rate Map Community Panel
17021C0325D, effective  July 16, 2011,
identifies the subject property as Zohe X, an arca
outside the 0.2% chance annual flood.

Neighborhood Description

The surrounding neighborhood comprises a mixture of agricultural and rural residential land uses.
Agricultural land uses border the subject groperty on all sides. Rural residential lands uses typically
consist of single-family residences, farm outbuildings, and minimat land improvements. The subject is
situated about 1 mile south of Moweagua, Hliingis, and about 18 miles northwest of Shelbyville, the
Shelby County seal. The subject property is surrounded by similar agrictdtural uses with mostly level
to sloping lopography and has frontage along the sast side of US 51 and north side of East 2700 North
Road, providing easy access to the proposed easement, Due to Shelby County's high quality of soils
and favorabie growing conditions for corn and soybeans, the area has demonsiraied longterm use as
cropfand, No new developments were noted upon inspection of the subject property. Considering
current agricultural demand and rising farmiand values, the subject and surrounding areas will remain
cropland.

Highest and Best Use

The highest and best use of the subject real property before imposition of the easement is agricultural
use. The highest and best use of the subject real property after imiposition of the easement is
agricultucal use,

teading / Thinking / Performing 3
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Sales History

According to USPAP Standards Rute 1-5(b), an appraiser must consider and analyze any sales of the
appraised real property that have occurred within the prior three vears., Ownership of the appraised
real estate has not transferred within the prior three years.

ScopPt OF WORK AND VALUATION

This appraisal assignmenlis intended to comply with USPAP and the eminent domain laws of lllinois,
At the request of the client the appraiser has had no contact or interview with the property owner and
the subject site inspection has been limited to a viewing of the propedy from the public righi-of-way
and an analysis of local public records and availabie aerial and topographic reapping. Therefore, no
on-site inspection has been performed. As such, we could not confiem the presence of any obscured
belowground improvements such as drain tile or brigation piping. Therefore, this valuation is subject
to the extraordinary assumption that all improvements and site conditions assoclated with the subject
property are as reported in the public records and are visible from the public right-of-way.

Per the request of the client, for the purpase of this valualion and the intended use of this reporl, we
have estimated the land area and location of the proposed utilily easement on the subject site based
on the supplied Purchase Option Exhibi dated Aprit 8, 2014, as provided In Exhibit A, and the legal
description of the proposed utiity easemend, as provided in Exhibit B. [t was understood that as of the
effeclive date of valuation, a final survey plat of easement and legal description for the groposed
easement were unavaitable, Ag such, we reserve the right o revise our valuation, if it is delermined
that the preliminary land area and/or location of the proposed easemeant stated herein are materially
different from those exhibited within the easement’s final plat and legal description,

In addition, the specific location and number of transmission line structures on the proposed
easement have yei to be determined. Thus, for the purpose of this valuation, we have estimated a
land area and corresponding reasonable monetaiy alfowance as jusl compensation for the fair cash
market value of a portion of the proposed easement that is anticipated o be cccupied by transmission
Hine structures, Qur estimation of just compensation assumes that pole foundations will be 10 feet in
diameter and constructed 700 {eet apart. This appraisal afso assumes that at least one pole structure
will be located on the property i the length of the easement is greater than 300 feet. if the length of
the easement is less than 300 feet, we have assumed that there will be no pole structures on the
property unless there is definitive proof (o the conlfrary, Accordingly. this valuation is subject to the
extraordinary assumption that the estimated land areas and locations of the proposed easement and
transmission line struclres are reasonable compared with the final plat of easement and legal
description when made available by Ameren.

For purposes of this valuation we have made the extraordinary assumplion that Ameren will be

responsible for making any and/or alf pecessary repairs to the pubbic infrastructural improvements of
US 51 resulting from the use of the easement within the public right-of-way, We have nat considered

Leading / Thinking / Parforming Pl
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nor estimated any compensation for damages to the public right-of-way improvements as part of this
assignment,

The estimated physical effects on the subject property in the after condition were hased on the scope
and character of the proposed easement as shown in the Purchase Option Exhibit provided by the
client and presented in Exhibit A, The valuation methodology employed was generally limited to the
sales comparison approach due (o the inapplicability of the income and cost approaches. Data was
compiled from various sources, including, but not limited to, the Shelby Counly Assessor, local real
estate professionals, and published sales data sources.

The following is a summary of the land sales considered in the valuation analysis for this property:
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in estimating a value for lhe subject properly in ils entirety and lotal just compensation due to
imposition of the easement, we considered the following:

«  The size, shape. zoning, available wtiliies. and other physical altributes of the subject
property compared to properties within the marketplace

= The sail productivity, soil drainage class, and tillable acreage of the subject property

* The subject property’s frontage along the east side of US 51 and north side of East 2700
North Road, and the existing access to the subject property

» The fact that a portion of the proposed easement will overlap and be adjacent to certain
existing easements as established for the provision of public streets and utilities along the
east side of US 51

+ The location of the proposed easement and transmission line structures on the subject
property’s western boundary and east right-of-way line of US 51

s The impact the proposed sasement may have on the surface, subsurface, and air rights of
the underlying property owner

«  The potentiat impact the propesed easement may have on the fair cash market value and
utitization of the subject property

= Recent trends in agricudtural land values

Leading { Thinking / Perferming

(%}




ICC Dacket No. 14-0351
Traster-ATXI1 1,82 Attach
CONFIDENTIAL - CONTAINS TERMS OF NEGOTIATIONS Page 9 of 20

Appraisal Report

American
Appraisal

CONCLUSION

Based on the analysis aullingd in this report, a unit value of _ o acre s concluded as
reasonabile for the subject preperty in its entirety before imposition of the easement. The concluded

fair cash market values and total just compensation for the proposed cascemont are oullined as
follows:
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No investigalion was made of the tille to or any liabilities against the subject property,

Respectfully submitted,

e Apint

American Appraisal

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

(078830
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Exhibit B

LLegal Description of Proposed Ultility Easement
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Assumptions and Limiting Conditions
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ASSUMPTIONS AND LIMITING CONDITIONS

Unless otherwise slated in the report, the following assumptions and limiting conditions agply (o the
service performed: ‘

» Information Relied Upon from Others

To the best of our knowledge, all information, including historical and projected financial
data, estimates, and market data relied on in developing the opinions and conelusions in
this report, was gathered from reliable sources and is Grue and accurate. However, no
guarantee is made of, nor labilily assumed for, the accuracy of information provided by
others.

= Valid Title

Mo investigation was made of the title to or any Habilities against the property identified in
the report. We assumed that all property rights are valid and marketable and that oo
encumbrances cxist that cannot be cleared through normial processes.

* Report Purpose and Use
This report and the associated opinions or conclusions are only for the gpecific purposs
and use stated in the report. and they are invalid for any other purpose and use,

»  Effective Date
The opinions or conclusions stated in this report are based on the status of the market

and the purchasing power of the currency as of the specific effective date stated in this
report and are valid only as of that date.

» No Publication and No Third-Party Rights

No portion of this report may be published or given to any thitd parties without the prior
written consent of American Appraisal. No third party shalt have the right of reliance on
this report, and neither receipt nor possession of this report by any third party shall create
any express ot implied third-parly beneficiary rights.

*«  Property Description
Any property areas, sizes, dimansions, or desceiptions in this repodt are included for
identification purposes only and should not be used in a conveyance or other legal
document. We did notl verify the property areas, sizes, dimeasions, or descriptions used in
this analysis. Any plat in this report is intended only as a visual aid regarding the properly
and its environment and should not be considered a survey or scaled to size.

» Regulation Compliance
We assumed that the property has been responsibly managed; alt applicable governmental
regutations, including zoning and use regulations and restrictions, have been complied
with; and all required ticenses and permits have heeh or can be oblained or renewed for
the use that is relevant o this analysis, Further, we assumed that the improvements, as

Leading ! Thinking ! Performing t
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well as the utiization of the land and improvements, are within the boundaries of the
property described and that no encroachment or trespass exists.

»  Environmental and Structural Conditions

We assumed that all applicable environmental laws have been complied with, We made
no environmental impact study, and the cpinions or conclusions conlained in this report
exclude the impact of any potentially hazardous substances such as asbestos, urea-
formaldehyde foam insulation, and environmenial contamination.

We do not opine an, and are not responsible for, the structural integrity of the property,
including conformity 1o specific code requirements, such as fire, building and safety,
Americans with Disabifities Act, earthquake, and occupancy. or aay physical défects not
readily apparent during an inspection,

We recommend the reader of this report consult a qualified structural engineer or
industrial hygienist to evaluale any possible structural or environmental defects, if the
exislence of such defects is relevant and could have a malerial impact on the results of
the analysis expressed in the report,

»  Subsurface Rights and Conditions

No soil analysis or geological studies ware ordered or made in conjunction with the servics
performed, nor were any watar, ol gas, or other subsurface mineral and use rights or
conditions investigated.
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Exhibit D

Certificate of Appraiser
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CERTIFICATE OF APPRAISER

| certify that, 1o the best of ny knowledge and belief,

The statements of fact contained in this report are traue and correct. | have not knowingly
misrepresented any facts or information that would have an impact on my opinions or
conciusions.

The reported analyses, opinions, and conclusions are timited only by the reported
assumptions and limiting conditions, and represent my bmpartial and unbiaged
professional analyses, opinions, and conclusions and those of American Appraisaf.

American Appraisal and | personally have no present or prospective interést in or blas with
respect to the property that is the subject of this repost and have no personal interest or
bias with respect 1o the parties involved.,

Neither my nor American Appraisal's engagement in of compensation for this assigniment
is 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 relaled to the
itended use of this appraisal.

| have performed a consulting ssrvice involving the property that is the subject of this report
within the three-year period immediately preceding acceptance of this assignment, We
issted a consultation letter report on March 24, 2014, which included the likely unit orice
range of the fee simple estate in the property, as if it were offered for sale in the open
market considering its likely highost and best use. This consulling service was not
considered an appraisal and was not intended 1o comply with the Uniform Standards of
Professional Appraisal Practice o the eminent domain laws of Hinois,

The analyscs, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice. the
Code of Professional Ethics and Standards of Professional Appraisal Practice of the
Aopraisal Instifute, and the Principles of Appraisal Practice and Code of Ethics of the
American Sociely of Appraisers.

The use of this report is subject to the requiremaents of the Appraisal Institute relating to
roview by its duly authorized represantalives,

[ have made a limited inspection of the real property that is the subject of this report.

Stephen M. Lechienberg {State of [llinois, Asscciate Real Estate Trainee, 557.005882)
provided significant real property appraisal assistance by gathedng pertinent property and
market datla, inspecting the subject Pana to ML Zion segment and certain saies and
offerings, and conteibuting to the report writing.
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As of the date of this report. | have completed the Standards and Ethics Education Requirement for
Candidates of the Appraisal [nstitute,

g,

77
A1 W
/af_.« /- \

t
Michael L. Kersten
State of llinals, Certified General Real Estate Appralser, 5563.002226
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