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PROPERTY DESCRIPTION (OVERALL) CONTAINING 708,721 SQUARE FEET OR 16.27 ACRES ALL THAT PART OF THE SOUTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SECTION 26, TOWNSHIP 49 NORTH, RANGE 30 WEST OF THE FIFTH PRINCIPAL MERIDIAN, IN THE CITY OF GRAIN VALLEY, JACKSON COUNTY, MISSOURI, DESCRIBED AS FOLLOWS: COMMENCING AT THE NORTHEAST CORNER OF THE SOUTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SAID SECTION 26; THENCE N88°50'31”W, ALONG W, ALONG THE NORTH LINE OF THE SOUTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SAID SECTION 26, A DISTANCE OF 40.59 FEET TO THE POINT OF BEGINNING OF THE TRACT OF LAND TO BE HEREIN DESCRIBED; THENCE S01°22'11”W, A DISTANCE OF 612.59 FEET TO A POINT ON THE NORTH LINE OF W, A DISTANCE OF 612.59 FEET TO A POINT ON THE NORTH LINE OF CREEKSIDE VILLAGE, A SUBDIVISION OF LAND IN THE CITY OF GRAIN VALLEY, MISSOURI; THENCE N88°39'43”W, ALONG THE NORTH LINE OF SAID CREEKSIDE VILLAGE, A DISTANCE OF 219.23 FEET; W, ALONG THE NORTH LINE OF SAID CREEKSIDE VILLAGE, A DISTANCE OF 219.23 FEET; THENCE N01°22'11”E, ALONG SAID LINE, A DISTANCE OF 32.00 FEET; THENCE N88°39'43”W, ALONG SAID E, ALONG SAID LINE, A DISTANCE OF 32.00 FEET; THENCE N88°39'43”W, ALONG SAID W, ALONG SAID LINE, A DISTANCE OF 190.00 FEET; THENCE S01°22'11”W, ALONG SAID LINE, A DISTANCE OF 190.00 FEET; W, ALONG SAID LINE, A DISTANCE OF 190.00 FEET; THENCE S88°39'43”E, ALONG SAID LINE, A DISTANCE OF 21.72 FEET; THENCE S01°22'11”W, ALONG SAID E, ALONG SAID LINE, A DISTANCE OF 21.72 FEET; THENCE S01°22'11”W, ALONG SAID W, ALONG SAID LINE, A DISTANCE OF 89.88 FEET; THENCE N88°38'47”W, ALONG SAID LINE, A DISTANCE OF 560.21 FEET W, ALONG SAID LINE, A DISTANCE OF 560.21 FEET TO THE NORTHWEST CORNER OF SAID CREEKSIDE VILLAGE; THENCE N01°18'16”E, A DISTANCE OF 857.35 E, A DISTANCE OF 857.35 FEET TO A POINT ON THE NORTH LINE OF THE SOUTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SAID SECTION 26; THENCE S88°50'31”E, ALONG THE NORTH LINE OF THE SOUTHWEST QUARTER OF THE E, ALONG THE NORTH LINE OF THE SOUTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SAID SECTION 26, A DISTANCE OF 948.70 FEET TO THE POINT OF BEGINNING.
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FINAL DEVELOPMENT PLAN  CREEKSIDE VILLAGE - 4TH PLAT  A SUBDIVISION IN PART OF THE SOUTHWEST  QUARTER OF THE SOUTHEAST QUARTER OF SECTION 26, TOWNSHIP 49 NORTH, RANGE 30 WEST GRAIN VALLEY, JACKSON COUNTY, MISSOURI
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PROPERTY DESCRIPTION CONTAINING 84,441 SQUARE FEET OR 1.94 ACRES ALL THAT PART OF THE SOUTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SECTION 26, TOWNSHIP 49 NORTH, RANGE 30 WEST IN THE CITY OF GRAIN VALLEY, JACKSON COUNTY, MISSOURI BEING DESCRIBED AS FOLLOWS: BEGINNING AT THE NORTHWEST CORNER OF CREEKSIDE VILLAGE, A SUBDIVISION OF LAND IN THE CITY OF GRAIN VALLEY, JACKSON COUNTY, MISSOURI, BEING A POINT 20.00 FEET WEST OF THE NORTHWEST CORNER OF LOT 7 OF SAID CREEKSIDE VILLAGE; THENCE N01°18’16”E, A DISTANCE OF 186.50 FEET; THENCE S88°38’47”E, A DISTANCE OF 151.32 FEET; 16”E, A DISTANCE OF 186.50 FEET; THENCE S88°38’47”E, A DISTANCE OF 151.32 FEET; E, A DISTANCE OF 186.50 FEET; THENCE S88°38’47”E, A DISTANCE OF 151.32 FEET; 47”E, A DISTANCE OF 151.32 FEET; E, A DISTANCE OF 151.32 FEET; THENCE S01°20’17”W, A DISTANCE OF 31.45 FEET; THENCE SOUTHEASTERLY ALONG A CURVE TO THE LEFT BEING TANGENT TO THE LAST 17”W, A DISTANCE OF 31.45 FEET; THENCE SOUTHEASTERLY ALONG A CURVE TO THE LEFT BEING TANGENT TO THE LAST W, A DISTANCE OF 31.45 FEET; THENCE SOUTHEASTERLY ALONG A CURVE TO THE LEFT BEING TANGENT TO THE LAST DESCRIBED COURSE HAVING A RADIUS OF 15.00 FEET, AN ARC DISTANCE OF 23.56 FEET; THENCE S88°39’43”E, A DISTANCE OF 372.36 FEET TO A 43”E, A DISTANCE OF 372.36 FEET TO A E, A DISTANCE OF 372.36 FEET TO A POINT ON THE WEST RIGHT OF WAY LINE OF NE. CLEAR CREEK ROAD, ALSO BEING A POINT ON THE NORTHERLY LINE OF SAID CREEK SIDE VILLAGE; THENCE S01°22’11”W, ALONG THE WEST RIGHT OF WAY LINE OF SAID NE. CLEAR CREEK ROAD, AND THE NORTHERLY LINE OF SAID 11”W, ALONG THE WEST RIGHT OF WAY LINE OF SAID NE. CLEAR CREEK ROAD, AND THE NORTHERLY LINE OF SAID W, ALONG THE WEST RIGHT OF WAY LINE OF SAID NE. CLEAR CREEK ROAD, AND THE NORTHERLY LINE OF SAID CREEKSIDE VILLAGE, A DISTANCE OF 50.00 FEET TO A POINT ON THE SOUTHERLY RIGHT OF WAY LINE OF NE. WOLF CREEK ROAD; THENCE S88°39’43”E, ALONG THE SOUTHERLY RIGHT OF WAY LINE OF SAID NE. WOLF CREEK ROAD AND THE NORTHELRY LINE OF SAID CREEKSIDE VILLAGE, 43”E, ALONG THE SOUTHERLY RIGHT OF WAY LINE OF SAID NE. WOLF CREEK ROAD AND THE NORTHELRY LINE OF SAID CREEKSIDE VILLAGE, E, ALONG THE SOUTHERLY RIGHT OF WAY LINE OF SAID NE. WOLF CREEK ROAD AND THE NORTHELRY LINE OF SAID CREEKSIDE VILLAGE, A DISTANCE OF 21.72 FEET TO THE NORTHWEST CORNER OF LOT 38 OF SAID CREEKSIDE VILLAGE; THENCE S01°22’11”W, ALONG THE WEST LINE OF 11”W, ALONG THE WEST LINE OF W, ALONG THE WEST LINE OF SAID LOT 38, A DISTANCE OF 90.00 FEET; THENCE N88°39’43”W, ALONG THE NORTHERLY LINE OF SAID CREEKSIDE VILLAGE, A DISTANCE OF 560.21 43”W, ALONG THE NORTHERLY LINE OF SAID CREEKSIDE VILLAGE, A DISTANCE OF 560.21 W, ALONG THE NORTHERLY LINE OF SAID CREEKSIDE VILLAGE, A DISTANCE OF 560.21 FEET TO THE POINT OF BEGINNING.
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May 9, 2023 
 
Dan Miller, P.E.  
Civil Design Group Leader  
Lamp Rynearson 
9001 State Line Road, Suite 200 
Kansas City, MO  64114 
  

Re:  Proposed Scope and Fee – Appraisal and Acquisition Services 
  Grain Valley, MO – Buckner Tarsney Trail Project 
   
Dear Mr. Miller: 
 
Based on the current information provided to us by you, there is a project in the City of Grain 
Valley that is requiring acquisitions.  The proposed project will consists of 8 properties.  Our 
proposed fee schedule included on the following page shows the fee for each assignment based 
on the number of acquisitions, the anticipated difficulty for each tract, and considering the reports 
need to be completed in accordance with the Uniform Act.  It is difficult to project the format that 
will be necessary for each tract prior to the valuation process.  However, we will use a short form 
appraisal report for any acquisitions less than $10,000 in just compensation, and an appropriate 
standard form reporting format for the acquisitions above this amount.  Also included on the 
following page are the proposed fees for the appraisals and acquisitions. 
 
Derek Shaner MAI will be the primary appraiser.  Derek is General Certified by Kansas and Missouri 
and has been with Valbridge Property Advisors/Shaner Appraisals for eighteen years.  This is the 
type of assignment that Derek specializes in, as he works almost exclusively on unimproved land, 
condemnation and land development appraisals.  Derek has been the primary appraiser in more 
than half of the Federal appraisal projects that have been completed by the firm. 
 
Allen Skeens works as an independent contractor for our firm.  Allen would complete all of the 
acquisitions for this project.  He is a licensed attorney and also holds his residential appraisal 
license.  He has completed several large acquisition projects in Johnson and Jackson Counties in 
the past three years as well as several small to mid-sized projects for the Cities of Basehor, Olathe, 
Overland Park and Independence.  
 
If a review appraiser is needed for any of the tracts, Kevin O’Brien, MAI would serve as our review 
appraiser.  Kevin has completed review work for similar projects for many years and would be very 
familiar with the requirements for this assignment. 



 
The fees for this project would be $1,350 per tract for the appraisals (a total of $10,800).  If the 
number of tracts increases, any additional tract will also have a fee of $1,350 per tract.  Allen 
Skeens would complete all of the acquisitions for this project and the acquisition fee is $800 per 
tract ($6,400).  Therefore, the total fee for the acquisitions and appraisals for all 8 tracts is $17,200 
(excluding any review appraisals that may be necessary). 
 
Thank you for the opportunity. 
 
Sincerely, 

 
Derek Shaner, MAI 
Director, Land Valuation 
Valbridge Property Advisors 
  



Qualifications of Derek Shaner, MAI 
Director – Land Valuation 
Valbridge Property Advisors | Shaner Appraisals, Inc. 
 
 
 
Independent Valuations for a Variable World 

Membership/Affiliations: 
Member:  Appraisal Institute – MAI Designation 
Member:  The International Right Of Way Association 
Member:  Kansas City Regional Association of Realtors 

Appraisal Institute and Related Courses: 
Real Estate Appraisal Principles 
Real Estate Appraisal Procedures 
Basic Income Approach  
Land Valuation 
USPAP  
Market Analysis and The Site To Do Business  
Real Estate Pre-license 
Real Estate Post-license  
Advanced Income Capitalization 
Highest and Best Use 
Report Writing and Valuation Analysis 
Advanced Sales Comparison and Cost Approaches 
Land and Site Valuation 
Subdivision Analysis 
Advanced Applications 
Business Practices and Ethics 
Commercial Land Valuation 
Introduction to Expert Witness Testimony for Appraisers 
Appraiser’s Guide to Expert Witnessing 
Uniform Appraisal Standards for Federal Land Acquisitions (Yellow  

Book) 

Experience: 
Director – Land Valuation 
Valbridge Property Advisors | Shaner Appraisals, Inc. (2003-Present) 
 
Real Estate Agent 
Coldwell Banker (2002-2003) 
Reece Nichols (2018-Present) 
 
Appraisal/valuation and consulting assignments include: estimates of just 
compensation; acquisition services, office buildings; all types of vacant 
land; restaurants; business parks; apartments; land leases; subsurface 
rights; market studies; commercial properties; residential and commercial 
subdivisions; special use properties; auto dealerships and industrial 
buildings. Assignments also include: new loans; ad valorem tax issues; 
estate planning and settlements; acquisitions; eminent domain, highest 

State Certifications 
 
State of Kansas 
State of Missouri 
State of Arizona 

 

Education 
 
BGS University of Kansas 

 
 
Contact Details 
 
Valbridge Property Advisors | 
Shaner Appraisals, Inc. 
10990 Quivira Road, Ste. 100 
Overland Park, KS 66210 
(O) 913-451-1451 
(D) 913-647-4981 
 
www.valbridge.com 
dshaner@valbridge.com 

http://www.valbridge.com/


and best use studies; proposed construction; financing decisions; rent 
studies; condemnation and class action lawsuits. 

  



Project Approach/ Procedure – Acquisitions – Allen Skeens 
Allen Skeens has worked on both federally funded and municipally funded projects and is familiar 
with the compliance requirements, laws, rules, and regulation as they relate to the land acquisition 
process. 
 
Allen Skeens would do all acquisitions. Allen is a licensed attorney and has his residential appraisal 
license. He has done three large acquisition projects in multiple Counties in Kansas and Missouri 
in the past few years and several small to mid-sized projects for the City of Olathe, Overland Park, 
Basehor, and others. Allen worked on the Switzer Road: 159th – 167th project for the City of 
Overland Park. He worked with our firm on the 91st Street Bike Pedestrian Trail Improvements, 
and both recent Switzer Road projects. He also did acquisitions for Affinis Corp on Overland Park’s 
community improvement project that was located east of Antioch and south of 87th Street. Allen 
did approximately 85 acquisitions on this project. The other project was the Grant Street 
improvement project that Valbridge did for the city. He acquired approximately 60 easements for 
this project.  These are just a few examples of projects Mr. Skeens has worked on with Valbridge 
Property Advisors. 
 
His general goal regarding acquisition work is to be involved in the process as early as possible.  
Before he contacts the landowner, he wants to be well informed as to all aspects of the proposed 
taking, not only as it relates to the specific tract, but also as it relates to the project. Mr. Skeens 
typically prefers to view the property on site with the project engineer to get a clear understanding 
of what is to take place and go over the construction drawings. The next step taken is to review 
the appraisal and become familiar with the comparable data utilized in that process. Lastly, he 
puts together all the appropriate documentation, including easements, purchase contracts and 
submits the formal offer letter.  He will meet with the landowners as many times as necessary to 
finalize the agreement.   
 
It is expected that the condemning authority will provide construction drawings, title work, 
appraisals and all necessary legal documents and exhibits (including individual tract maps and 
legal descriptions) required to convey the property rights required for the construction project.   
 
The acquisition process is a very delicate situation and needs to be approached carefully.  Every 
landowner has specific issues and needs to be treated as an individual. Mr. Skeen’s undergraduate 
degrees in psychology and sociology, mediation training and the life skills acquired during years 
of negotiation provide him with necessary experience and tools to accurately assess each situation 
and determine the approach which will best lead to an amiable settlement. Although he is very 
careful in what is said as it relates to the area of condemnation, his legal background and 
experience as an attorney in eminent domain matters provides him a very solid understanding of 
the practical and legal consequences of each acquisition. 
 
As a representative of your municipality Mr. Skeens would go out of his way to make sure that the 
entire procedure is made as comfortable as can be for your citizenship.  He would let each person 
know that the City of Grain Valley wants to be a good neighbor to their constituency.  
 



 	
	
	

 

 

Experience and availability of key personnel 
Our firm has 16 full-time real estate appraisers, and analysts, including seven MAI designated members of 
the Appraisal Institute. Two members of our firm are past presidents of the Kansas City Chapter of the 
Appraisal Institute.  
 
Experience with similar projects and clients 
Valbridge Property Advisors | Kansas City, has been in business in Kansas City for more than 44 years. We 
have extensive experience appraising all property types, including multifamily, retail, industrial, office, and 
various special-purpose properties. We have appraised large office complexes, including Corporate Woods, 
and regional shopping malls such as Leawood Town Center and the Manhattan Mall. Our multifamily 
assignments include luxury complexes to infill properties without restrictions and income-restricted 
properties under Section 42 tax credit incentives and HUD Section 8 low-income projects. 
 
The most relevant experience involves our work for acquisitions and condemnation. These assignments 
include all property types. We regularly work for local, state, and federal agencies. We have appraised 
transportation and utility corridors involving dozens to hundreds of parcels.  

Our experience extends to a variety of clients and users of appraisal services. We have enjoyed a long-
standing working relationship with most of the cities in the Kansas City MSA and MoDOT, and KDOT. We hold 
a similar “on-call” contract with Olathe, Kansas; Iowa City, Iowa; Springfield, Missouri; Raytown, Missouri; and 
the General Services Administration (GSA).   
 
We allocate all necessary resources to complete awarded projects on a timely basis with quality levels 
consistently exceeding industry standards and client expectations. Our firm is blessed to be consistently busy, 
and we attribute that success to our measured and thorough approach to the projects we undertake.   
 
All appraisal services will conform to the Uniform Standards of Professional Appraisal Practice, the 
Professional Ethics of the Appraisal Institute, MoDOT, FAA, and other applicable agency guidelines.  
Depending on the property type appraised, different specialists are utilized.  
 
Project approach and work plan 
Though at times very complex, the appraisal process involves three basic steps: gather, analyze, report. In the 
initial stage (gather), all relevant materials and information that may affect value are collected from multiple 
sources. These may include market participants, public records, and the client. During the second stage 
(analysis), the information that has been collected is digested, the relevant information is studied, and a 
careful review of all factors affecting value is completed. A comprehensive appraisal report is assembled in 
the final stage (reporting). The goal of the appraisal reports is to be clear, concise, and thorough and to make 
sure it stands up to review and scrutiny. All appraisals are completed under applicable guidelines and 
regulations. 
 
Typical Response Times 
Our firm is committed to making every reasonable deadline, usually within 30 to 45-days from engagement, 
depending on project size.  Factors outside of our control may influence delivery, but consistent 
communication with the client helps mitigate surprises and ensures the timely delivery. If expedited delivery 
times are required, we will respond accordingly. 
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