Natural Resources Conservation Service
Areawide Market Analysis (AWMA) 

Statement of Work and Specifications for the 
Agricultural Land Easement Component of the 

Agricultural Conservation Easement Program (ACEP-ALE)
A.   Background Information
1. [Eligible Entity Name] is considering purchasing agricultural land easements on eligible land.  Agricultural Land Easements are conservation easements on eligible land conveyed for the purpose of protecting natural resources and the agricultural nature of the land and that permits the landowner the right to continue agricultural production and related uses subject to an agricultural land easement plan, as approved by NRCS.
2. The United States of America, acting through the U.S. Department of Agriculture’s Natural Resources Conservation Service (NRCS) is considering providing cost-share assistance (Federal share) to eligible entities purchasing agricultural land easements. These lands may be placed under conservation easements through the Agricultural Land Easement component of the Agricultural Conservation Easement Program (ACEP-ALE), 16 U.S.C. Section 3865 et seq., 7 CFR Part 1468. 
3. All areawide market analyses (AWMAs) completed for ACEP-ALE must comply with ACEP-ALE requirements including, but not limited to this statement of work and specifications.
4. Eligible entities are solely responsible for obtaining an AWMA that complies with ACEP-ALE requirements including, but not limited to, this statement of work and specifications. 
5. Market areas are determined by [Eligible Entity Name] and identified in exhibit 1.
6. Property types are determined by [Eligible Entity Name] and identified in exhibit 2.
7. The Agricultural Land Easement deed to be used by [Eligible Entity Name] for conservation easements acquired based on values derived by this AWMA is provided in exhibit 3.
8. Before the AWMA is ordered, the [Eligible Entity Name]’s must receive approval from NRCS to use an AWMA, which must comply with ACEP-ALE requirements including this statement of work and specifications.
9. The AWMA must be reviewed by the NRCS national appraiser and approved by the NRCS Easement Programs Division director. 
10. The NRCS national appraiser resolves questions that arise from this statement of work and specifications. Contact information may be obtained through the NRCS State office.
11. NRCS must be identified as an intended user of the AWMA.
12. The fair market value for an agricultural land easement as determined in an approved AWMA may be used by NRCS in determining the Federal share it will provide to [Eligible Entity Name] for the purchase of a conservation easement on a particular parcel.
13. A landowner is not a client for the ACEP-ALE AWMA. A landowner must not be an intended user. Landowner is defined as either the current owner or the party identified on a contract to sell a conservation easement to the eligible entity.
B. Qualifications of Vendor
1. The vendor is the party responsible for producing the AWMA.

2. The vendor must be a State-certified general real property appraiser or obtain a temporary practice permit equal to a State-certified general real property appraiser in compliance with title XI of the Financial Institution’s Reform, Recovery and Enforcement Act of 1989 (FIRREA) in the State or States where the AWMA is conducted.
3. The vendor must be in good standing with the licensing authority where the general real property appraisal credential was issued.

4. The vendor must not have received any disciplinary action within the past 5 years from the licensing authority.

5. The vendor must have demonstrated competency in compliance with Uniform Standards of Professional Appraisal Practice (USPAP) in conducting AWMAs of rural and agricultural properties of the requested type.

6. The vendor must have demonstrated competency in compliance with USPAP in conducting appraisals of rural and agricultural properties with conservation easements of the requested type. The vendor must provide documentation of completion of a valuation of conservation easements appraisal course. 
7. Documentation of the vendor’s experience and education must be included in the AWMA.

8. An AWMA may only be accepted and approved by NRCS if these qualifications are met and documentation provided in the AWMA.

C.   Purpose of the Areawide Market Analysis

1. The purpose of the AWMA is to provide the per acre fair market value of an agricultural land easement (i.e., the difference between the fair market value of lands unencumbered and the fair market value of the lands as encumbered by the terms of the agricultural land easement deed provided by [Eligible Entity Name] for the property types in the market areas identified by [Eligible Entity Name]).
2. The purpose of the AWMA must be stated in the AWMA report.

D.  Information Provided by [Eligible Entity Name] to the Vendor
1. State map showing the market areas to be analyzed
a. Regions or counties with similar property types
b. Boundaries of each market area
2. Property types within each market area requiring opinion of typical agricultural land easement value
a. Identify the property types in the market area typically enrolled in agricultural land easements.
b. Define what is included in the typical property types, for example, land use, landscape position, land unit size, zoning, development potential, water rights, legal access, or other homogenous features within the market area.   

c. Be as descriptive as possible to adequately define the property type to be analyzed.
3. Agricultural Land Easement deed showing the terms of the agricultural land easement to be valued.

a. If this eligible entity has not been certified by NRCS, then the Agricultural Land Easement deed must be approved by NRCS before the AWMA is ordered by the eligible entity.
E. Market Area

1. The market area to be considered must be specified by [Eligible Entity Name] and provided to the qualified vendor. (Exhibit 1) 
2. If the market analysis indicates the market areas provided are inconsistent with the data, contact the [Eligible Entity Name] and suggest modifications to the market areas.

3. The market area must contain sufficiently similar properties that represent the property types that may be enrolled in ACEP-ALE. (Exhibit 2)

4. The market area must contain sufficient sales of similar properties to arrive at the as is market value of the property types that may be enrolled in ACEP-ALE.
5. The market area must contain sufficient sales of conservation easement encumbered properties with similar conservation easements as the ACEP-ALE in order to arrive at a typical agricultural easement value.

6. If insufficient data is available to conclude typical values for the market area or property types, contact [Eligible Entity Name] and suggest modifications to the market area or property types.  The NRCS national appraiser may be consulted for guidance in changes to property types or market areas.

F. Quality of Work Completed by Vendor
1. The AWMA must be clear, accurate, and complete and must meet NRCS’s intent to determine the fair market value of agricultural land easements on eligible land in the market areas.  
2. The AWMA must be conducted and reported in compliance with USPAP.
3. The appraiser must select and report comparable properties that represent the property types that are typically enrolled in agricultural land easements.

4. The appraiser must select and report comparable properties of easement restricted sales similar to the proposed ACEP-ALE.

5. The appraiser must adjust value for property differences, and conduct a current analysis of the competitive market.
6. The appraiser must arrive at the agricultural land easement value for each property type in the market area.  The agricultural land easement value is reported on a per acre basis. The agricultural land easement value is the difference between the unencumbered value of the typical property types that are placed under agricultural land easements and the typical value of similar properties encumbered by an agricultural land easement similar to ACEP-ALE. 
G. Vendor Selection of Comparable Properties
1. Choose comparable sales from the entire market area being analyzed that include the property types typically enrolled in agricultural land easements.
2. Choose easement restricted comparable sales from the entire market area being analyzed that are similar to the Agricultural Land Easement deed that would be used for ACEP-ALE. Only actual easement restricted sales may be used to evaluate the value loss due to the ACEP-ALE and to arrive at the agricultural land easement value.

3. Sales restricted by encumbrances other than an agricultural or open space conservation easement are not valid sales to use in determining the effect of the ACEP-ALE.
4. Do not include sales far above or far below the average, as any divergence likely has valid reasons.
5. Use comparable sales that are reasonably current, based on sales activity in the market area being analyzed.  Use sales no older than 24 months unless the market activity is limited and a longer time period is required.  In no case may sales greater than 36 months old be used. There must be a definable market in order to arrive at the typical agricultural land easement value.
6. Use similar property types as much as possible.
7. Ensure comparable sales are in fact arm’s length transactions.
8. Provide sufficient data on the comparable sales to support the conclusions of value.

9. If insufficient easement restricted sales are identified in the market area, the appraiser must contact the [Eligible Entity Name] and advise that a typical agricultural land easement value may not be developed and supported by market data in the market area.

H. Vendor Presentation of Analysis
1. The AWMA report must comply with USPAP, and instructions issued by NRCS including this AWMA statement of work and specifications.

2. The AWMA report must be presented in a neat, easy-to-read format, free of grammatical and clerical mistakes.
3. The supporting documentation must be presented with sufficient narrative so that the market analysis may be reviewed and critiqued.
4. Provide a description of the social, physical, and economic characteristics of the specified market areas.
5. Both unencumbered and conservation easement encumbered sales data used to support conclusions of typical values must be provided in a table or spreadsheet addendum to the report. The restrictions for each sale must be discussed. Sufficient detail for each sale must be provided to show how they are comparable to the property types analyzed and comparable to the restrictions that would be placed by the agricultural land easement deed.
6. The minimum information for the sales data must include identifying name or number for the sale, county or market area, sale date, land use, and sale price per acre. Additional information may also be provided. The identifying name or number may be generated by the vendor if there is concern of confidentiality agreements with the suppliers of the sales data.

7. Provide a thorough description of each market area and property type for which a representative value is provided. 
8. Reports must contain the instructions or engagement documents provided to the appraiser.
9. NRCS is an intended user and must review and approve the AWMA. 
10. All AWMA reports submitted to NRCS become the property of the United States and may be used for any legal and proper purpose.  Therefore, a condition that limits the distribution of the report is not permitted. The AWMA report must recognize that the use by NRCS is not restricted.
I. Vendor Deliverables
1. The final AWMA report and supporting documentation are the deliverables for this assignment.
2. The final report must include a hardcopies and a digital .pdf copy.

3. The final report must include an electronic spreadsheet or table of all the sales data found in the addendum of the report, which will be used by the NRCS national appraiser in analyzing the AWMA. This file must be unlocked to allow for various electronic analysis.

4. The vendor must provide at least three originals and an electronic copy of the AWMA to [Eligible Entity Name]. Reference these instructions, including exhibits, for details on AWMA reports, forms required, required methodology and supporting documentation.

5. [Eligible Entity Name] must provide two originals and an electronic copy of the AWMA to NRCS. 
6. If there are multiple market areas or property types then the final AWMA report must include a spreadsheet showing all market areas or property types by per acre price.

a. Multiple property types may include identified economies of scale where larger tracts may have a lower per acre value that smaller tracts.

7. Documentation of “Qualifications of Vendor” identified in paragraph (B) must be included in the report.

J. Conflict of Interest
The vendor must not analyze a property for a spouse, child, partner, or business associate or have a financial interest in the property to be covered by a proposed easement.
K. Exhibits

1. Exhibit 1: Market Areas 

2. Exhibit 2: Agricultural Property Types
3. Exhibit 3: Agricultural Land Easement Deed

a. Select only one of the below, selecting none or both will cancel this order:

i. Eligible entity is certified by NRCS [_]

ii. Agricultural Land Easement deed approved by NRCS [_]



