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 (Extract of Circular 26-93-25


dated October 22, 1993





TO:  All Fee Appraisers and Lenders





SUBJ:  Revised Appraisal Forms





1.	Over the last year, Fannie Mae, Freddie Mac, HUD, and VA performed a review of the effectiveness of the appraisal report forms that are currently in use for single-family properties.  Each agency used a test version of the forms for a number of months.  Revisions resulted from the test and a joint review effort of those agencies and an industry working group (which consisted of representatives from the Appraisal Foundation Advisory Council, Appraisal Standards Advisory Council Mortgage Bankers Association of America, Mortgage Insurance Companies of America, American Bankers Association, Savings and Community Bankers of America , Farmers Home Administration, the staff of the Appraisal Subcommittee of the Federal Financial Institutions Examination Council, and representatives of several appraisal data collection, form and software companies).  Representatives of the Appraisal Standards Board of The Appraisal Foundation also reviewed the forms to assure they were in compliance with the Uniform Standards of Professional Appraisal Practice.





2. Based on the comments received, a  number  of  revisions  were  made that resulted in improvements to the test forms.  The resulting June 1993 version of the URAR (Freddie Mac Form 70/Fannie Mae Form 1004, Uniform Residential Appraisal Report) and Freddie Mac Form 439/Fannie Mae Form 1004B, Statement of Limiting Conditions and Appraiser's Certification, must be used by VA fee appraisers effective January 1, 1994.  Until then, the June 1993 version, the December 1992 test version, or the October 1986 current version of those forms may be used.      Until the effective date, in lieu of Form 439/1004B, VA fee appraisers may provide any other certification which is considered to be consistent with USPAP.





3.	 Computer-Generated Forms





a.	Although every effort was made to expand  the  space  for  comments  on the URAR form, some of the appraisers and lenders who participated in the review of the forms felt that there might not be adequate space for comments because the amount and location of any additional space that is needed varies on a case-by-case basis.  To accommodate this concern, VA, HUD, Fannie Mae and Freddie Mac will accept the URAR generated by software programs that include expandability features that allow for increases in any areas of the form that call for the insertion of narrative comments when the appraiser believes this is necessary to accommodate a particular appraisal assignment. (The expansion must not, however, result in the "Sales Comparison Analysis" section being separated so that it appears on two pages.) This should give appraisers the flexibility to take advantage of this alternative if they so choose.
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 b.  Regardless of whether the two-page format or a computer-generated expandable format is used, the sequence of the information on the URAR, as well as all of the specific information (including the instructions, entries, directions, etc   cannot be changed in any manner.





   4.  Explanation of Proposed      es





a.	 The changes that are reflected in the revised URAR and Freddie Mac Form 439/Fannie Mae Form 1004B recognize the USPAP (Uniform Standards of Professional Appraisal Practice) that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation (with the exception of the departure provision, see note below) as the minimum appraisal standards for the appraisal industry.  VA will continue to have separate appraisal requirements to supplement the minimum requirements  of USPAP because it is considered necessary to assure that all agency concerns are addressed for any specific appraisal.  Appraisers are required to complete the URAR in compliance with current VA directives and in a way that will clearly reflect the thoroughness of the investigation and analysis and provide the rationale for the estimate of market value.  Appraisers will go beyond any limitations of the form by providing additional comments and exhibits when they are needed to support their conclusions.





NOTE: The "departure" provision permits limited exceptions to sections of the Uniform Standards of Professional Appraisal Practice that are classified as specific guidelines rather than binding requirements.  For VA purposes, use of the departure provision will be determined by VA on a case-by-case basis; e.g., liquidation appraisal updates.  VA fee appraisers are not authorized to make the determination to use the departure provision.





b.  Because VA is modifying its appraisal standards to specifically acknowledge the Uniform Standards of Professional Appraisal Practice as the minimum standard of the appraisal industry, VA will require the Freddie Mac Form 439/Fannie Mae Form 1004B to be signed and submitted by the appraiser as an exhibit to the appraisal report form for each appraisal assignment.  Maintaining a copy "on file" is not consistent with USPAP.  As noted in paragraph 2, mandatory use of Freddie Mac Form 439/Fannie Mae Form 1004B for VA purposes is effective January 1, 1994.  Appraisers will not be permitted to make additions or deletions to the certification and statement of limiting conditions form. (For VA purposes, an exception to this is allowed for those liquidation appraisal reports in which the appraiser was either denied or unable to gain access to the subject property.  Certification item 8 may be altered to reflect that fact.) It is believed that the reasons appraisers found it necessary to modify the existing Freddie Mac Form 439/Fannie Mae Form 1004B have been addressed in the revised test form.  However, the appraiser will be permitted to make additional certifications (but not limiting conditions) on a
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separate form or page.  Among other things, acceptable additional certifications include those required by State law or those related to the appraiser's continuing education or membership in an appraisal organizations.  Any additional certifications made by an appraiser must not conflict with the standard certifications on Freddie Mac Form 439/Fannie Mae Form 1004B or with any of VA's policies.





C.	In several locations, VA field stations tested the reporting of specific competitive listings or contract offerings in all appraisal assignments.  The review and analysis of this information is recognized in appraisal texts as an integral part of the basic research involved in the appraisal process and is a generally accepted industry practice.  VA fee appraisers have been required for some time to report this information in all liquidation appraisal assignments, and it is VA's experience that it has resulted in improved appraisal quality and more accurate and reliable appraisals.  Given the no money down feature of many VA loans, objective appraisal reports that accurately reflect overall market conditions and the market value of each property are especially important.  As a result of VA's liquidation appraisal experience and the positive comments received from the industry that the analysis, review and reporting of competitive listings/contract offerings yield more accurate estimates of market value, VA is also adopting the requirement for all origination appraisal assignments.  Briefly, under this new requirement appraisers will be required to certify in each case that they have considered relevant competitive listings or contract offerings in the performance of the appraisal.  If time adjustments are made or a significant market transition is indicated, the appraiser must also provide an addendum reporting at least three relevant competitive listings or contract offerings.  If a stable market is indicated and there are no time adjustments, the appraiser does not have to provide the addendum.  VA staffs will be reconciling situations where appraisers in the same market area are indicating significantly divergent market conditions.  See attachment 1 for specific instructions concerning this  requirement.





d.	 The policy in subparagraph c above is effective for all origination appraisal assignments received by VA dated 1 week or more from the date of this release.  It is also effective whether the October 1986 version, the December 1992 test version, or the June 1993 version of the URAR is being used.





e.	 Effective                 appraisal fees for origination appraisals are increased as follows:





f.  	Attachments 1 and 2 contain explanations of the major changes and modifications made to the forms, VA guidelines, and a discussion of the more significant issues previously raised by  appraisers  and
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lenders that the working group addressed during the development and testing of the forms.  Attachment 1 addresses the modifications to the URAR (Freddie Mac Form 70/Fannie Mae Form 1004) and Attachment 2 addresses the modifications to the Statement of Limiting Conditions and Appraiser's Certification (Freddie Mac Form 439/Fannie Mae Form 1004B).
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UNIFORM RESIDENTIAL APPRAISAL REPORT





1. The appraisal report form is designed to provide  a  concise format for presenting both the appraiser's description and analysis of the subject property and the valuation analysis leading to the estimate of market value.  The modifications to the URAR (Freddie Mac Form 70/Fannie Mae Form 1004, Uniform Residential Appraisal Report) are designed to enable the appraiser to present these analyses in a cogent and informative manner, using the additional space provided to insert clarifying comments or points of emphasis.





2.	 The revised June 1993 version consists of 10 basic sections: subject, neighborhood, PUD (planned unit development), site, description of improvements, comments, cost approach, sales comparison analysis, income approach and reconciliation.  Some of the more important changes to these sections are discussed below.





a.	 Subject Section.  The "subject" section was modified to:





(1)	Include new entries for assessor's parcel number, special assessments, borrower's name, and appraiser's name and a new "occupant" entry with convenient boxes for the appraiser to indicate whether the property was owner-occupied, tenant-occupied, or vacant as of the date of inspection;





(2)	 The "property rights appraised" entry was separated into two distinct parts.  One part is for the appraiser to indicate whether the property rights appraised are "fee simple" or "leasehold" (VA policy regarding the acceptability of leaseholds has not changed) and a second for the appraiser to address whether the subject property is located in a PUD or condominium project; and





(3)	The obsolete reference to de minimis PUD was deleted.  If the appraiser indicates that the subject property is located in a PUD or a condominium, the appraiser is to provide the unit's homeowner's association fee in this part.





b.	 Neighborhood Section





(1)	 The neighborhood section was modified to reinforce the appraiser's purpose for performing a neighborhood analysis, which is to identify the area (based on common characteristics or trends) that is subject to the same influences as the subject property.  The sale prices of comparable properties in the identified area should reflect the positive and negative influences of the neighborhood.  The results of the neighborhood analysis will enable the appraiser to define the area from which to select comparable, to understand market preferences and price patterns, to reach conclusions about the highest and best use of the subject property site, to examine
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the effect of different locations within the neighborhood, to determine the influence of nearby land uses, and to identify any other value influences affecting the neighborhood.





(2)	 The modifications to the neighborhood section include the creation of new entries to describe:





(a)	 Neighborhood boundaries and characteristics;





(b)	 Factors that affect the marketability of the properties in the neighborhood;





(c)	 Market conditions in the subject neighborhood (including support for the conclusions related to the trend of property values, demand/supply and marketing time).  VA will continue to require fee appraisers to report, in each case, the existence or nonexistence of sales or financing concessions in the subject's market area and make a statement regarding their effect, if any, on the sales prices of comparable homes.  That statement must be made in this section or on an addendum.  In addition, fee appraisers must provide the following General Market Information in this section, or an addendum, (which was being provided in all liquidation appraisal assignments):





1.	 Indicate to what extent the average marketing time (listing period) in subject's competing market area is expanding or contracting (e     in the last 3 months the listing period in the subject's market area has decreased from 180 days to 90 days); and





2.	Average listing price to sale price ratio (appraiser will use professional judgment to estimate the ratio if it cannot be determined from available data sources.)





(3)	 As previously noted, the review and analysis of competitive listings and/or contract offerings is considered a basic part of the research involved in the appraisal process.  It is recognized in appraisal texts, is a generally accepted industry practice and is essential in ensuring that the final value estimate is fully reflective of any trends (positive or negative) existing as of the effective date o the appraisal.  This is especially important given the no money down feature of many VA loans.  In all cases fee appraisers should be reviewing and analyzing this information in order to reconcile the closed sales data with current market conditions and to assist in making appropriate time adjustments.  In recognition of the importance of this aspect of the appraisal process to VA, fee appraisers must make the following statement in the narrative area of the neighborhood section in all origination appraisal assignments:
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"I have considered relevant competitive listings and/or contract offerings in the performance of this appraisal and in the If a trend trending information reported in this section.                is indicated, I have attached an addendum providing relevant competitive listing/contract offering data."





(4)	 In any case in which information in the "neighborhood" section indicates there is a market transition, the fee appraiser must provide an addendum providing a minimum of three competitive listings or contract offerings.  A market transition may be considered to include: a change to an over supply/shortage of housing stock, marketing times/listing periods which have increased/decreased significantly, change in employment stability, increase in sales and financing concessions by sellers, among other indicators.





(5) Another significant modification to  this  section  was  the elimination of the neighborhood analysis ratting grid.  This change should result in the appraiser focusing on describing the various components of a neighborhood and reporting factors that have an impact on value in the space provided for narrative comments rather than trying to develop a "relative" rating for the neighborhood.





c.	PUD Section.  This section will be completed by VA fee appraisers, as appropriate.  VA fee appraisers will continue to ensure that a PUD is on VA's accepted list or is otherwise acceptable to VA before proceeding with an  appraisal  assignment  for a unit located in a PUD.  In general, a PUD is a project (or subdivision) that includes common property and improvements that are owned and maintained by an owners' association for the use and benefit of the individual units in the project (or subdivision).  A project (or subdivision) is classified as a PUD if each individual unit owner is automatically a mandatory member of the owners' association and is obligated to pay mandatory assessments. (Zoning is not considered to be a basis for classifying a project or subdivision as a PUD.)





d.	Site Section.  Modifications to the site section included both classifications to existing entries and the addition of new entries.  New entries were created for the appraiser to:





(1)	 Indicate the subject property's compliance with zoning by checking one of the convenient boxes (legal use; legal, but nonconforming use; illegal use; or no zoning); and





(2) Address whether the subject community is  in  a  FEMA  (Federal Emergency Management Agency) special flood hazard area and to indicate the FEMA zone, map date and map number for all appraisals.
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(3)	The classifications to existing entries include specifying that the "FEMA Flood Hazard" entry relates only to 100-year flood areas and explaining that the appraiser's determination about the highest and best use of the property should reflect the property "as improved."





e.	Description of Improvements Section.  The description of the improvements section represents a significant streamlining of the information necessary to describe the improvements.  One of the major changes was the elimination of the improvement analysis rating grid in order to emphasize that the appraiser should adequately address the condition of the improvements, needed repairs, quality of construction, etc., by providing meaningful comments, instead of making "relative" ratings.  Other modifications include moving the requirement to report the estimated remaining economic life to the cost approach section; the addition of new entries for amenities; and a significantly improved format for reporting car storage.





f.	 Comments Section





(1)	The "comments" portion of this section includes a new entry in which the appraiser must address adverse environmental conditions (such as, but not limited to, hazardous wastes, toxic substances, etc.) that are present in the improvements, on the site, or in the immediate vicinity of the subject property.  This addition clarifies the appraiser's responsibility to report what he or she became aware of through the inspection of the property and the normal research involved in performing the appraisal'. (Note: See Attachment 2 for related significant modifications that were made to the certification and statement of limiting conditions regarding the appraiser's inspection and the acknowledgment of adverse conditions.)





(2) VA has eliminated the requirement that  appraisers  indicate in the exterior description area the observed condition notations (i.e., good, fair, average or poor.) VA fee appraisers must provide


an itemized list in the condition of the improvements narrative area of the comments section, of those recommended repairs considered necessary for the property to comply with VA's MPRs (minimum property requirements).





g.	 Cost Approach Section





(1) This section was modified to include a new  area  for  comments on the cost approach (by eliminating the space dedicated to the building sketch).  For VA purposes, the required economic life estimate is to be provided in this section.  The entry for the appraiser's estimate of the site value is now located above the estimated reproduction cost-of-new improvements.  As a new VA
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requirement, VA fee appraisers must now show their square foot (size) calculation for the property in this area or may indicate it on the perimeter building sketch (footprint) of the improvements which now must be provided as an exhibit to the appraisal report.





(2)	The VA/HUD statement on property standards (MPRS) has been removed from the form.  However, VA fee appraisers must continue, in all origination appraisals (liquidation appraisal instructions remain unchanged), to recommend repairs considered necessary for the property to conform to the VA MPRS. (See instructions under comments and reconciliation sections regarding MPRS).





(3)	VA believes that in most situations, whether the subject is existing or proposed construction, buyers and sellers do not use the cost approach as a determinant of value, and that the cost approach does not render a highly reliable estimate of the market value for single family residential properties.  The cost approach is considered most relevant in those cases involving unique properties.  VA fee appraisers may choose not to report the cost approach.  The Uniform Standards provide that the appraiser must explain and support the exclusion of any of the usual valuation approaches and it is VA's belief that this may be accomplished in a succinct statement in the comment area of the cost approach section.





h.	 Sales Comparison Analysis Section





(1)	The sales comparison analysis adjustment grid was modified to include an entry in which the appraiser reports the data and/or verification sources for the comparable sales (to assure compliance with the Uniform Standards requirement that the appraiser verify comparable market data).  An appraiser may use a single source for the data and verifications or may use multiple sources if they are needed to adequately verify the comparable sales.  The quality of the data available for single-family residential properties varies from source to source and from one locality to another.  In view of this, a single data source may be adequate if the appraiser uses a source that provides quality sales data that are confirmed or verified by closed or settled transactions.  On the other hand, if the appraiser's basic data source does not confirm or verify the sales data, the appraiser will need to use additional sources.





(2)	 Space was added after the adjustment grid to report the date, price, and data source for prior sales of the subject property and comparable sales within 1 year of the effective date of the appraisal.  The prior sales of the comparables should be provided in each case to the extent that information is reasonably available in the marketplace. (Note: The data source for the prior sales of the subject and comparables does not have to be the same as the appraiser's data and/or verification source reported at the top of the adjustment grid.)
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(3)	 A new area for narrative comments was created for the appraiser's analysis of any prior sales of the subject property and the comparables, as well as any current agreement of sale, option, or listing of the subject property (to assure consistency with the Uniform Standards).  The space used for providing narrative comments related to the sales comparison analysis was also significantly expanded.





(4) As discussed in paragraph 4c of this extract and  in  the comments under the neighborhood section, VA considers the research, review and analysis of competitive listings and contract offerings to be a necessity and a significant consideration in the appraisal process.  This information assists appraisers in reconciling or rationalizing the closed sale data with current market conditions.  To assist VA in evaluating competing market conditions and the trends affecting the subject property, in those instances in which a time adjustment is made to any of the comparables in the adjustment grid, the appraiser must provide an addendum citing three relevant competitive listings or contract offerings.  Contract offerings are considered more desirable than listings.  The format of the addendum will be consistent with that required for liquidation appraisal assignments.  Original pictures of the listings/contract offerings are not required (if listing service sheets are used, the picture must be provided, if available) nor is the appraiser required to provide the information on a sales comparison analysis grid with adjustments made.





(5)	VA will now require that a location map be provided with every appraisal report indicating the location of each comparable sale and the subject.





i.	 Reconciliation Section





(1)	 Several significant modifications were made to the reconciliation section.  It clarified the purpose of the appraisal, which is to estimate the market value of the real property that is the subject of the report.  Two modifications were made that are designed to assure consistency with the Uniform Standards.  One modification relates to requiring the appraiser's certification and statement of limiting conditions and the definition of market value to be attached to each appraisal report (instead of allowing the appraiser to file the certification with the client).  The second modification requires the appraiser to report both the date of the appraisal report and the effective date of the report (as opposed to requiring only the effective date of the report, which is the date of the property inspection).





(2) VA fee appraisers will check "as is" if the  property  is considered to meet VA MPRs with no repairs or "subject to repairs" if MPR repairs are considered necessary.  If repairs are
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recommended, the condition of appraisal narrative area of the reconciliation section must be noted with the statement "Subject to the MPR repairs noted in the comments section" (which is on the front-side of the URAR).





(3)	Also included is a space for the appraiser to note his or her State license or certification number and to acknowledge the role of assistants in the appraisal process and co-signers of the appraisal report.  VA fee appraisers must continue to comply with VA's policy concerning assistants.  An appraiser who has relied on significant professional assistance from any individual on the performance of the appraisal or the preparation of the appraisal report must name the individual and the specific tasks performed in the reconciliation section of the report.  Under VA's fee panel system, VA is required by statute to maintain a list of appraisers who have been determined by VA to meet its qualification requirements and to assign appraisers on a rotational basis.  VA fee appraisers must personally view both the interior and exterior of the subject property, the exterior of all of the comparables, and are responsible for the selection and analysis of the comparables and the final value estimate.  The VA fee appraiser cannot delegate these important functions to another, such as an assistant or another individual, even though that person may be licensed or certified.  The individual who signs the URAR as the appraiser must be the VA fee panel member who was assigned on the rotational basis by VA.  The URAR (and the accompanying Freddie Mac Form 439/Fannie Mae Form 1004B) acknowledges the use of assistants and that, in some States, will still be viewed as complying with the intent of the Real Estate Appraisal Reform Amendments (Title XI) of FIRREA (Financial Institutions Reform, Recovery, and Enforcement Act) if an unlicensed or uncertified appraiser who is working as an employee or subcontractor performs a significant amount of the appraisal (or the entire appraisal if he or she is qualified to do so), as long as the appraisal report is need by a licensed or certified supervisory appraiser.  While the URAR acknowledges this activity, it is not acceptable to VA.  Essentially , the activities that an assistant can perform alone without the VA fee appraiser are limited.  VA will allow an assistant to sign a report as an assistant in order to document qualifying experience for future licensing and certification purposes.  However, the primary signatory on the report must be the authorized fee appraiser.  In addition, VA fee appraisers must clearly specify the activities the assistant performed.  Failure to comply with VA's requirements in this area will constitute a basis for removal from the fee panel.
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MODIFICATIONS TO THE STATEMENT OF LIMITING CONDITIONS


AND APPRAISER'S CERTIFICATION





The Uniform Standards of Professional Appraisal Practice specifically require that the appraiser's certification be included in each individual appraisal report.  Freddie Mac Form 439/Fannie Mae Form 1004B, Statement of Limiting Conditions and Appraiser's Certification, was revised to reflect this and to improve clarity.  Key changes include:





a.	An expanded contingent and limiting condition clarifying that the appraiser is not an expert in the field of environmental hazards and the appraisal report is not to be considered an environmental assessment of the property, and acknowledging that the appraiser is responsible for noting any adverse conditions (such as hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or she became aware of during the normal research involved in performing the appraisal;





b.	A new certification stating that the appraiser has examined flood maps provided by the Federal Emergency Management Agency and has noted whether the subject property is located in a special flood hazard area.  It was also clarified that the appraiser makes no guarantees regarding this determination since he or she is not a surveyor;





c.	An expanded certification clarifying the parties to whom the lender/client specified in the appraisal report can distribute the appraisal report;





d. A new certification addressing the appraiser's  research  and selection of comparables and adjustments in the sales comparison approach to value;





e.	An expanded certificate stating that the appraiser has no present or contemplated future interest in the property (or the participants in the transaction) and that neither his or her current or future employment nor compensation for performing the appraisal is contingent on the appraised value of the property;





f.	An expanded certification stating that the appraiser did not base, either partially or completely, his or her analysis and or estimate of market value in the appraisal report on the race, color, religion, sex, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the present owners or occupants of the properties in the immediate vicinity of the subject property;





g.	 A new certification stating that the appraiser was not required to report a predetermined value or direction in value that favors the cause of the client or any related party, the amount of
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the value estimate, the attainment of a specific result, or the occurrence of a subsequent event in order to receive compensation for performing the appraisal.  The appraiser must also certify that the appraisal report was not based on a requested minimum valuation, a specific valuation, or the need to approve a specific mortgage loan;





h.	 A new certification stating that the appraisal report was performed in compliance with the Uniform Standards of Professional Appraisal Practice, with the exception of the departure provision which does not apply. (Note: VA will determine the applicability of the departure provision on a case-by-case basis);





i.	 A new certification acknowledging that an estimate of reasonable time for exposure in the open market is a condition of the definition of market value and clarifying that the appraiser's estimate of reasonable exposure time is consistent with the marketing time noted in the neighborhood section of the report (unless otherwise noted in the reconciliation section of the report);





j.	 An expanded certification addressing the appraiser's personal inspection of the interior and exterior of the subject property, the exterior of all properties listed as comparables in the appraisal report, and the appraiser's responsibility to note apparent or known adverse conditions that he or she is aware of in the subject improvements, on the subject site, or on any site within the immediate vicinity of the subject property;





k.	 An expanded certification stating that the appraiser either prepared all conclusions and opinions about the real estate that were set forth in the appraisal report or relied on significant professional assistance from another person in the performance of





the appraisal or the preparation of the report. (In the latter instance, the appraiser must name in the appraisal report individuals providing the assistance, disclose the specific tasks performed by such individuals, and certify that the individuals are qualified to perform the tasks they did);





1.  A new certification clarifying the role of the "supervisory appraiser," who is currently referred to as a "review appraiser." (Note: As previously stated, for VA purposes, the VA fee appraiser may not delegate to an employee or subcontractor, regardless of whether he or she directly supervises that individual, any of the significant portions of the appraisal assignment).
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Veterans Benefits Administration                    				Circular 26-93-25 


Department of Veterans Affairs                      				 October 22, 1993


Washington, D.C.  20420





REVISED APPRAISAL REPORT FORMS AND PROCEDURES





1.	 REVISED APPRAISAL REPORT FORMS





a.	 Freddie Mac Form 70/Fannie Mae Form 1004, Uniform Residential Appraisal Report (URAR) and Freddie Mac Form 439/Fannie Mae Form 1004B, Statement of Limiting Conditions and Appraiser's Certification, were revised.  These June 1993 revisions were based on tests conducted by Fannie Mae, Freddie Mac, HUD and VA, a joint review effort by these agencies and an industry working group.  Representatives of the Appraisal Standards Board of The Appraisal Foundation also reviewed the forms to assure they were in compliance with the Uniform Standards of Professional Appraisal Practice.





b.	 Although use of the revised URAR is not mandatory until January 1, 1994, encourage fee appraisers to use the revised URAR as soon as possible for all appraisal reports except for appraisals on manufactured homes which should be submitted on VA Form 26-8712, Manufactured Home Appraisal Report.





C.	VA, as well as HUD, has adopted the use of the Freddie Mac Form 439/Fannie Mae Form 1004B to ensure consistency with the USPAP (Uniform Standards of Professional Appraisal Practice) requirement that the appraiser's certification must accompany each individual appraisal report.  Until January 1, 1994, appraisers may submit the June 1993 version or the test version of the form or any other certification which is consistent with USPAP requirements.





d.	Consistent with current policy, fee appraisers must obtain the forms from private sources.  Central Office will provide field stations with a single camera ready copy of each of the forms for internal use.  An additional distribution of the forms will not be made.  Until the January 1, 1994 effective date, appraisers may submit two copies of appraisals on photocopies of the new or test versions of the forms on either a single or double-sided sheet.





2.	USPAP.  One copy of the 1993 edition of the USPAP is being provided to stations by Central Office (262) under separate cover for internal use only.  Give each member of the Construction and Valuation section involved in the review of appraisals one copy of pages 1 through 20 of the USPAP.  Manual M26-2 will be revised to provide guidance on the use of the USPAP.





3.	COMPETITIVE LISTINGS OR CONTRACT OFFERINGS





a.	 In several locations, VA field stations tested the reporting of specific competitive listings or contract offerings in all appraisal assignments.  Because the analysis, review and reporting


of competitive listings/contract offerings yields more accurate
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estimates of market value, VA is adopting the requirement for all origination appraisal assignments.  Exhibit A provides specific guidance for this new requirement.





b.	 Notify fee appraisers in the station release for this circular that the requirement regarding the analysis and reporting of competitive listings/contract offerings is effective for all origination appraisal assignments received by VA dated i week or more from the date of the station release.  The requirement is effective whether the October 1986 version, the December 1992 test version, or the June 1993 version of the URAR is being used.





C.	A location map indicating the location of the subject and comparables and a building perimeter sketch will now be required with all appraisals.  These exhibits will also be required with all assignments received in as specified in subparagraph b above.





4.	 APPRAISAL FEES.  Revise fees for origination appraisals consistent with those currently in effect for liquidation appraisal assignments.





5.	QUESTIONS.  Direct questions concerning this issue to the Central Office Construction and Valuation staff at 202-233-2212.





6.	STATION RELEASES.  Central Office will provide copies of exhibit A of this circular for distribution to fee appraisers and lenders.  Stations will include a cover letter with the extract explaining any modifications, as necessary, to reflect local conditions.  These extracts should be issued immediately upon receipt.  Copies of these releases need not be submitted to Central Office.





7.  RESCISSIONS





a.	 Related Rescission: Circular 26-93-1.





b.	 Unrelated Rescissions: Circulars 26-92-12, 26-91-229 26-90-1, 26-90-18, 26-90-30, 26-90-31, 26-89-42, 26-88-15, 26-87-13, 26-86-23, 26-83-24, 26-79-1 and 26-71-58.














					R.J. Vogel


					Deputy Under Secretary  for  Benefits





Distribution:  CO: 	RPC 2022


FD(265B1)  FLD:  	VBAFS, 1 each (Reproduce and distribute based on


			RPC 2022)
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Exhibit A





TO:  All Fee Appraisers and Lenders





SUBJ:  Revised Appraisal Forms





1. Over the last year, Fannie  Mae,  Freddie  Mac,  HUD,  and  VA performed a review of the effectiveness of the appraisal report forms that are currently in use for single-family properties.  Each agency used a test version of the forms for a number of months.  Revisions resulted from the test and a joint review effort of those agencies and an industry working group (which consisted of representatives from the Appraisal Foundation Advisory Council, Appraisal Standards Advisory Council, Mortgage Bankers Association of America, Mortgage Insurance Companies of America, American Bankers Association,    Savings and Community Bankers of America Farmers Home Administration, the staff of the Appraisal Subcommittee of the Federal Financial Institutions Examination Council, and representatives of several appraisal data collection, form and software companies).  Representatives of the Appraisal Standards Board of The Appraisal Foundation also reviewed the forms to assure they were in compliance with the Uniform Standards of Professional Appraisal Practice.





2.	 Based on the comments received, a number of revisions were made that resulted in improvements to the test forms.  The resulting June 1993 version of the URAR (Freddie Mac Form 70/Fannie Mae Form 1004, Uniform Residential Appraisal Report) and Freddie Mac Form 439/Fannie Mae Form 1004B,  Statement  of  Limiting  Conditions  and Appraiser's Certification, must be used by VA fee appraisers effective January 1, 1994.  Until then, the June 1993 version, the December 1992 test version, or the October 1986 current version of those forms may be used.      Until the effective date, in lieu of Form 439/1004B, VA fee appraisers may provide any other certification which is considered to be consistent with USPAP.





3.	 Computer-Generated Forms





a.	 Although every effort was made to expand the space for comments on the URAR form, some of the appraisers and lenders who participated in the review of the forms felt that there might not be adequate space for comments because the amount and location of an additional space that is needed varies on a case-by-case basis .  To accommodate this concern, VA, HUD, Fannie Mae and Freddie Mac will accept the URAR generated by software programs that include expandability features that allow for increases in any areas of the form that call for the insertion of narrative comments when the appraiser believes this is necessary to accommodate a particular appraisal assignment. (The expansion must not, however, result in the "Sales Comparison Analysis." section being separated so that it appears on two pages.) This should give appraisers the flexibility to take advantage of this alternative if they so choose.
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b.  Regardless of whether the two-page format or a


computer-generated expandable format is used, the sequence of the information on the URAR, as well as all of the specific information (including the instructions, entries, directions, etc.), cannot be changed in any manner.





4.	 Explanation of Proposed Changes





a.	 The changes that are reflected in the revised URAR and Freddie Mac Form 439/Fannie Mae Form 1004B recognize the USPAP (Uniform Standards of Professional Appraisal Practice) that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation (with the exception of the departure provision, see note below) as the minimum appraisal standards for the appraisal industry.  VA will continue to have separate appraisal requirements to supplement the minimum requirements of USPAP because it is considered necessary to assure that all agency concerns are addressed for any specific appraisal.  Appraisers are required to complete the URAR in compliance with current VA directives and in a way that will clearly reflect the thoroughness of the investigation and analysis and provide the rationale for the estimate of market value.  Appraisers will go beyond any limitations of the form by providing additional comments and exhibits when they are needed to support their conclusions.





NOTE: The "departure" provision permits limited exceptions to sections of the Uniform Standards of Professional Appraisal Practice that are classified as specific guidelines rather than binding requirements.  For VA purposes, use of the departure provision will be determined by VA on a case-by-case basis; e      liquidation appraisal updates.  VA fee appraisers are not authorized to make the determination to use the departure provision.





b.	 Because VA is modifying its appraisal standards to specifically acknowledge the Uniform Standards of Professional Appraisal Practice as the minimum standard of the appraisal industry, VA will require the Freddie Mac Form 439/Fannie Mae Form 1004B to be signed and submitted by the appraiser as an exhibit to the appraisal report form for each appraisal assignment.  Maintaining a copy "on file" is not consistent with USPAP.  As noted in paragraph 2, mandatory use of Freddie Mac Form 439/Fannie Mae Form 1004B for VA purposes is effective January 1, 1994.  Appraisers will not be permitted to make additions or deletions to the certification and statement of limiting conditions form. (For VA purposes, an exception to this is allowed for those liquidation appraisal reports in which the appraiser was either denied or unable to gain access to the subject property.  Certification item 8 may be altered to reflect that fact.) it is believed that the reasons appraisers found it necessary to modify the existing Freddie Mac Form 439/Fannie Mae Form 1004B have been addressed in the revised test form.  However, the appraiser will be permitted to make additional certifications (but not limiting conditions) on a
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separate form or page.  Among other things, acceptable additional certifications include those required by State law or those related to the appraiser's continuing education or membership in an appraisal organizations.  Any additional certifications made by an appraiser must not conflict with the standard certifications on Freddie Mac Form 439/Fannie Mae Form 1004B or with any of VA's policies.





C.	In several locations, VA field stations tested the reporting of specific competitive listings or contract offerings in all appraisal assignments.  The review and analysis of this information is recognized in appraisal texts as an integral part of the basic research involved in the appraisal process and is a generally accepted industry practice.  VA fee appraisers have been required for some time to report this information in all liquidation appraisal assignments, and it is VA's experience that it has resulted in improved appraisal quality and more accurate and reliable appraisals.  Given the no money down feature of many VA loans, objective appraisal reports that accurately reflect overall market conditions and the market value of each property are especially important.  As a result of VA's liquidation appraisal experience and the positive comments received from the industry that the analysis, review and reporting of competitive listings/contract offerings yield more accurate estimates of market value, VA is also adopting the requirement for all origination appraisal assignments.  Briefly, under this new requirement appraisers will be required to certify in each case that they have considered relevant competitive listings or contract offerings in the performance of the appraisal.  If time adjustments are made or a significant market transition is indicated, the appraiser must also provide an addendum reporting at least three relevant competitive listings or contract offerings.  If a stable market is indicated and there are no time adjustments, the appraiser does not have to provide the addendum.  VA staffs Will be reconciling situations where appraisers in the same market area are indicating significantly divergent market conditions.  See attachment 1 for specific instructions concerning this  requirement.





d.	 The policy in subparagraph c above is effective for all origination appraisal assignments received by VA dated 1 week or more from the date of this release.  It is also effective whether the October 1986 version, the December 1992 test version, or the June 1993 version of the URAR is being used.





e.	 Effective  appraisal fees for origination appraisals are increased as follows:





f.  Attachments 1 and 2 contain explanations of the major changes and modifications made to the forms, VA guidelines, and a discussion of the more significant issues previously raised by  appraisers  and
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lenders that the working group addressed during the development and testing of the forms.  Attachment 1 addresses the modifications to the URAR (Freddie Mac Form 70/Fannie Mae Form 1004) and Attachment 2 addresses the modifications to the Statement of Limiting Conditions and Appraiser's Certification (Freddie Mac Form 439/Fannie Mae Form 1004B).
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UNIFORM RESIDENTIAL APPRAISAL REPORT





1. The appraisal report form is designed to provide  a  concise format for presenting both the appraiser's description and analysis of the subject property and the valuation analysis leading to the estimate of market value.  The modifications to the URAR (Freddie Mac Form 70/Fannie Mae Form 1004, Uniform Residential Appraisal Report) are designed to enable the appraiser to present these analyses in a cogent and informative manner, using the additional space provided to insert clarifying comments or points of emphasis.





2.	 The revised June 1993 version consists of 10 basic sections:  subject, neighborhood, PUD (planned unit development), site, description of improvements, comments, cost approach, sales comparison analysis, income approach and reconciliation.  Some of the more important changes to these sections are discussed below.





a.	 Subject Section.  The "subject" section was modified to:





	(1) Include new entries for assessor's parcel  number,  special assessments, borrower's name, and appraiser's name and a new "occupant" entry with convenient boxes for the appraiser to indicate whether the property was owner-occupied, tenant-occupied, or vacant as of the date of inspection;





(2)	The "property rights appraised" entry was separated into two distinct parts.  One part is for the appraiser to indicate whether the property rights appraised are "fee simple" or "leasehold" (VA policy regarding the acceptability of leaseholds has not changed) and a second for the appraiser to address whether the subject property is located in a PUD or condominium project; and





(3)	The obsolete reference to de minimis PUD was deleted. if the appraiser indicates that the subject property is located in a PUD or a condominium, the appraiser is to provide the unit's homeowner's association fee in this part.





b.	 Neighborhood Section





(1)	 The neighborhood section was modified to reinforce the appraiser's purpose for performing a neighborhood analysis, which is to identify the area (based on common characteristics or trends) that is subject to the same influences as the subject property.  The sale prices of comparable properties in the identified area should reflect the positive and negative influences of the neighborhood.  The results of the neighborhood analysis will enable the appraiser to define the area from which to select comparables, to understand market preferences and price patterns, to reach conclusions about the highest and best use of the subject property site, to  examine


7


�



October 22, 1993                                					Circular 26-93-25


   Exhibit A


Attachment 1





the effect of different locations within the neighborhood, to determine the influence of nearby land uses, and to identify any other value influences affecting the neighborhood.





(2)	The modifications to the neighborhood section include the creation of new entries to describe:





(a)	 Neighborhood boundaries and characteristics;





(b)	Factors that affect the marketability of the  properties  in the neighborhood;





(c)	Market conditions in the subject neighborhood (including support for the conclusions related to the trend of property values, demand/supply and marketing time).  VA will continue to require fee appraisers to report, in each case, the existence or nonexistence of sales or financing concessions in the subject's market area and make a statement regarding their effect, if any, on the sales prices of comparable homes.  That statement must be made in this section or on an addendum.  In addition, fee appraisers must provide the following General Market Information in this section, or an addendum, (which was being provided in all liquidation appraisal assignments):





1.	Indicate to what extent the average marketing time (listing period) in subject's competing market area is expanding or contracting (e.g., in the last 3 months the listing period in the subject's market area has decreased from 180 days to 90 days); and





2.	Average listing price to sale price ratio (appraiser will use professional judgment to estimate the ratio if it cannot be determined from available data sources.)





(3)	 As previously noted, the review and analysis of competitive listings and/or contract offerings is considered a basic part of the research involved in the appraisal process.  It is recognized in appraisal texts, is a generally accepted industry practice and is essential in ensuring that the final value estimate is fully reflective of any trends (positive or negative) existing as of the





effective date of the appraisal.  This is especially important given the no money down feature of many VA loans.  In all cases fee appraisers should be reviewing and analyzing this information in order to reconcile the closed sales data with current market conditions and to assist in making appropriate time adjustments.  In recognition of the importance of this aspect of the appraisal process to VA, fee appraisers must make the following statement in the narrative area of the neighborhood section in all origination appraisal assignments:
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"I have considered relevant competitive listings and/or contract offerings in the performance of this appraisal and in the trending information reported in this section.  If a trend is indicated, I have attached an addendum providing relevant competitive listing/contract offering data."





(4)	 In any case in which information in the "neighborhood" section indicates there is a market transition, the fee appraiser must provide an addendum providing a minimum of three competitive listings or contract offerings.  A market transition may be considered to include: a change to an over supply/shortage of housing stock, marketing times/listing periods which have increased/decreased significantly, change in employment stability, increase in sales and financing concessions by sellers, among other indicators.





neighborhood analysis rating grid.  This change should result in the appraiser focusing on describing the various components of a neighborhood and reporting factors that have an impact on value in the space provided for narrative comments rather than trying to develop a "relative" rating for the neighborhood.





C.	 PUD Section.  This section will be completed by VA fee appraisers, as appropriate.  VA fee appraisers will continue to ensure that a PUD is on VA's accepted list or is otherwise acceptable to VA before proceeding with an appraisal assignment for a unit located in a PUD.  In general, a PUD is a project (or subdivision) that includes common property and improvements that are owned and maintained by an owners' association for the use and benefit of the individual units in the project (or subdivision).  A project (or subdivision) is classified as a PUD if each individual unit owner is automatically a mandatory member of the owners' association and is obligated to pay mandatory assessments. (Zoning is not considered to be a basis for classifying a project or subdivision as a PUD.)





d.	 Site Section.  Modifications to the site section included both classifications to existing entries and the addition of new entries.  New entries were created for the appraiser to:





	(1)	 Indicate the subject property's compliance with zoning by checking one of the convenient boxes (legal use; legal, but nonconforming use; illegal use; or no zoning); and





	(2)  Address whether the subject community is in a FEMA (Federal Emergency Management Agency) special flood hazard area and to indicate the FEMA zone, map date and map number for all appraisals.
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(3)	The classifications to existing entries include specifying that the "FEMA Flood Hazard" entry relates only to 100-year flood areas and explaining that the appraiser's determination about the highest and best use of the property should reflect the property "as improved."





e.	Description of Improvements Section.  The description of the improvements section represents a significant streamlining of the information necessary to describe the improvements.  One of the major changes was the elimination of the improvement analysis rating grid in order to emphasize that the appraiser should adequately address the condition of the improvements, needed repairs, quality of construction, etc., by providing meaningful comments, instead of making "relative" ratings.  Other modifications include moving the requirement to report the estimated remaining economic life to the cost approach section; the addition of new entries for amenities; and a significantly improved format for reporting car storage.





f.	 Comments Section





(1)	The "comments" portion of this section includes a new entry in which the appraiser must address adverse environmental conditions (such as, but not limited to, hazardous wastes, toxic substances, etc.) that are present in the improvements, on the site, or in the immediate vicinity of the subject property.  This addition clarifies the appraiser's responsibility to report what he or she became aware of through the inspection of the property and the normal research involved in performing the appraisal. (Note: See Attachment 2 for related significant modifications that were made to the certification and statement of limiting conditions regarding the appraiser's inspection and the acknowledgment of adverse conditions.)





(2) VA has eliminated the requirement that  appraisers  indicate in the exterior description area the observed condition notations (i.e., good, fair, average or poor.) VA fee appraisers must provide an itemized list in the condition of the improvements narrative area of the comments section, of those recommended repairs considered necessary for the property to comply with VA's MPRs (minimum property requirements).





g.	 Cost Approach Section





	(1)	This section was modified to include a new area for comments on the cost approach (by eliminating the space dedicated to the building sketch).  For VA purposes, the required economic life estimate is to be provided in this section.  The entry for the appraiser's estimate of the site value is now located above the estimated reproduction cost-of-new improvements.  As a new VA
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requirement, VA fee appraisers must now show their square foot (size) calculation for the property in this area or may indicate it on the perimeter building sketch (footprint) of the improvements which now must be provided as an exhibit to the appraisal report.





(2)	The VA/HUD statement on property standards (MPRs) has been removed from the form.  However, VA fee appraisers must continue, in all origination appraisals (liquidation appraisal instructions remain unchanged), to recommend repairs considered necessary for the property to conform to the VA MPRs. (See instructions under comments and reconciliation sections regarding MPRs).





(3)	VA believes that in most situations, whether the subject is existing or proposed construction, buyers and sellers do not use the cost approach as a determinant of value, and that the cost approach does not render a highly reliable estimate of the market value for single family residential properties.  The cost approach is considered most relevant in those cases involving unique properties.  VA fee appraisers may choose not to report the cost approach.  The Uniform Standards provide that the appraiser must explain and support the exclusion of any of the usual valuation approaches and it is VA's belief that this may be accomplished in a succinct statement in the comment area of the cost approach section.





h.	 Sales Comparison





(1)	The sales comparison analysis adjustment grid was modified to include an entry in which the appraiser reports the data and/or verification sources for the comparable sales (to assure compliance with the Uniform Standards requirement that the appraiser verify comparable market data).  An appraiser may use a single source for the data and verifications or may use multiple sources if they are needed to adequately verify the comparable sales.  The quality of the data available for single-family residential properties varies from source to source and from one locality to another.  In view of this, a single data source may be adequate if the appraiser uses a source that provides quality sales data that are confirmed or verified by closed or settled transactions.  On the other hand, if the appraiser's basic data source does not confirm or verify the sales data, the appraiser will need to use additional sources.





(2)	 Space was added after the adjustment grid to report the date, price, and data source for prior sales of the subject property and comparable sales within 1 year of the effective date of the appraisal.  The prior sales of the comparables should be provided in each case to the extent that information is reasonably available in the marketplace. (Note: The data source for the prior sales of the subject and comparables does not have to be the same as the appraiser's data and/or verification source reported at the top of the adjustment grid.)
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(3)  A new area for narrative comments was created for the appraiser's analysis of any prior sales of the subject property and the comparables, as well as any current agreement of sale, option, or listing of the subject property (to assure consistency with the Uniform Standards).  The space used for providing narrative comments related to the sales comparison analysis was also significantly expanded.





(4)	As discussed in paragraph 4c of this extract and in the comments under the neighborhood section, VA considers the research, review and analysis of competitive listings and contract offerings to be a necessity and a significant consideration in the appraisal process.  This information assists appraisers in reconciling or rationalizing the closed sale data with current market conditions.  To assist VA in evaluating competing market conditions and the trends affecting the subject property, in those instances in which a time adjustment is made to any of the comparables in the adjustment grid, the appraiser must provide an addendum citing three relevant competitive listings or contract offerings.  Contract offerings are considered more desirable than listings.  The format of the addendum will be consistent with that required for liquidation appraisal assignments.  Original pictures of the listings/contract offerings are not required ?if listing service sheets are used, the picture must be provided, if available) nor is the appraiser required to provide the information on a sales comparison analysis grid with adjustments made.





(5)	VA will now require that a location map be provided with every appraisal report indicating the location of each comparable sale and the subject.





i.	 Reconciliation Section





(1)  Several significant modifications were made to the reconciliation section.  It clarified the purpose of the appraisal, which is to estimate the market value of the real property that is the subject of the report.  Two modifications were made that are designed to assure consistency with the Uniform Standards.  One modification relates to requiring the appraiser's certification and statement of limiting conditions and the definition of market value to be attached to each appraisal report (instead of allowing the appraiser to file the certification with the client).  The second modification requires the appraiser to report both the date of the appraisal report and the effective date of the report (as opposed to requiring only the effective date of the report, which is the date of the property inspection).





(2)	VA fee appraisers will check "as is" if the property is considered to meet VA MPRs with no repairs or "subject to repairs" if MPR repairs are considered necessary.  If repairs are
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recommended, the condition of appraisal narrative area of the reconciliation section must be noted with the statement "Subject to the MPR repairs noted in the comments section" (which is on the front-side of the URAR).





(3)	 Also included is a space for the appraiser to note his or her State license or certification number and to acknowledge the role of assistants in the appraisal process and co-signers of the appraisal report.  VA fee appraisers must continue to comply with VA's policy concerning assistants.  An appraiser who has relied on significant professional assistance from any individual in the performance of the appraisal or the preparation of the appraisal report must name the individual and the specific tasks performed in the reconciliation section of the report.  Under VA's fee panel system, VA is required by statute to maintain a list of appraisers who have been determined by VA to meet its qualification requirements and to assign appraisers on a rotational basis.  VA fee appraisers must personally view both the interior and exterior of the subject property, the exterior of all of the comparables, and are responsible for the selection and analysis of the comparables and the final value estimate.  The VA fee appraiser cannot delegate


these important functions to another, such as an assistant or another individual. even though that person may be licensed or certified.  The individual who signs the URAR as the appraiser must be the VA fee panel member who was assigned on the rotational basis by VA.  The URAR (and the accompanying Freddie Mac Form 439/Fannie Mae Form 1004B) acknowledges the use of assistants and that, in some States, will still be viewed as complying with the intent of the Real Estate Appraisal Reform Amendments (Title XI) of FIRREA (Financial Institutions Reform, Recovery, and Enforcement Act) if an unlicensed or uncertified appraiser who is working as an employee or subcontractor performs a significant amount of the appraisal (or the entire appraisal if he or she is qualified to do so), as long as the appraisal report is signed by a licensed or certified supervisory appraiser .  While the URAR acknowledges this activity, it is not acceptable to VA.  Essentially, the activities that an assistant can perform alone without the VA fee appraiser are limited.  VA will allow an assistant to sign a report as an assistant in order to document qualifying experience for future licensing and certification purposes.  However, the primary signatory on the report must be the authorized fee appraiser.  In addition, VA fee appraisers must clearly specify the activities the assistant performed.  Failure to comply with VA's requirements in this area will constitute a basis for removal from the fee panel.
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MODIFICATIONS TO THE STATEMENT OF LIMITING CONDITIONS


AND APPRAISER'S CERTIFICATION





The Uniform Standards of Professional Appraisal Practice specifically require that the appraiser's certification be included in each individual appraisal report.  Freddie Mac Form 439/Fannie Mae Form 1004B, Statement of Limiting Conditions and Appraiser's Certification, was revised to reflect this and to improve clarity. Key changes include:





a.	An expanded contingent and limiting condition clarifying that the appraiser is not an expert in the field of environmental hazards and the appraisal report is not to be considered an environmental assessment of the property, and acknowledging that the appraiser is responsible for noting any adverse conditions (such as hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or she became aware of during the normal research involved in performing the appraisal;





b.	 A new certification stating that the appraiser has examined flood maps provided by the Federal Emergency Management Agency and has noted whether the subject property is located in a special flood hazard area.  It was also clarified that the appraiser makes no guarantees regarding this determination since he or she is not a surveyor;





C.	 An expanded certification clarifying the parties to whom the lender/client specified in the appraisal report can distribute the appraisal report;





d.	 A new certification addressing the appraiser's research and selection of comparables and adjustments in the sales comparison approach to value;





e.	 An expanded certification stating that the appraiser has no present or contemplated future interest in the property (or the participants in the transaction) and that neither his or her current or future employment nor compensation for performing the appraisal is contingent on the appraised value of the property;





f.	An expanded certification stating that the appraiser did not base, either partially or completely, his or her analysis and or estimate of market value in the appraisal report on the race, color, religion, sex, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the present owners or occupants of the properties in the immediate vicinity of the subject property;





g.  A new certification stating that the appraiser was not required to report a predetermined value or direction in value that favors the cause Of the client or any related party, the amount of
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the value estimate, the attainment of a specific result, or  the occurrence of a subsequent event in order to receive compensation for performing the appraisal.  The appraiser must also certify that the appraisal report was not based on a requested minimum valuation, a specific valuation, or the need to approve a specific mortgage loan;


 


h.	 A new certification stating that the appraisal report was performed in compliance with the Uniform Standards of Professional Appraisal Practice, with the exception of the departure provision which does not apply. (Note: VA will determine the applicability of the departure provision on a case-by-case basis);





i.  A new certification acknowledging that an estimate of reasonable time for exposure in the open market is a condition of the definition of market value and clarifying that the appraiser's estimate of reasonable exposure time is consistent with the marketing time noted in the neighborhood section of the report (unless otherwise noted in the reconciliation section of the report);





j.	An expanded certification addressing the appraiser's personal inspection of the interior and exterior of the subject property, the exterior of all properties listed as comparables in the appraisal report, and the appraiser's responsibility to note apparent or known adverse conditions that he or she is aware of in the subject improvements, on the subject site, or on any site within the immediate vicinity of the subject property;





k.	An expanded certification stating that the appraiser either prepared all conclusions and opinions about the real estate that were set forth in the appraisal report or relied on significant professional assistance from another person in the performance of the appraisal or the preparation of the report. (In the latter instance, the appraiser must name in the appraisal report individuals providing the assistance, disclose the specific tasks performed by such individuals, and certify that the individuals are qualified to perform the tasks they did);





1.	A new certification clarifying the role of the "supervisory appraiser," who is currently referred to as a "review appraiser." (Note: As previously stated, for VA purposes, the VA fee appraiser may not delegate to an employee or subcontractor, regardless of whether he or she directly supervises that individual, any of the significant portions of the appraisal assignment).
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