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Version and Update Summary

Date Version Changes

November l.c

5, 2015 FHA Case Number/ Appraiser Additional File Number. Reminder that thigis.tu-ue formatted as numeric
only and follow the xxx-xxxxxxx (Example 123-4589034) requirement.

November l.c

5, 2015 In the contract sections for all forms, the requirement to type in‘l\N/,\ ror non-purchase transactions was
removed, due to a conflict with a GSE UAD requirement: Instruction now is to leave this section blank if
the transaction is a non-purchase transaction.

November l.c X \/

5. 2015 A correction was made to the protocols for renorarg and analysis of prior sales or transfers of comparable
sales.

March 14, 1.d

2016 Formatting for site size in all appraisa! iarms was defined to avoid conflict with GSE UAD requirements.
FHA now requires that appraiser>uze <f for square feet, ac for acres and sqm for square meters. This
applies to all forms.

March 14, | 1d Y

2016 Price of prior sale mustiaceoe left blank. If the property was transferred without a consideration or is
located in a non-disciosure state, the appraiser must enter a 0. This applies to all forms.

March 14, | 1.d \\U

2016

Added insitictions for Appraiser/Client section of the report for all forms.
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A. APPRAISAL REPORT AND DATA DELIVERY TO FHA

This document provides guidance to appraisers who are preparing residential appraisal reports utilizing the ir dustiy standard forms
and to lenders who are submitting the appraiser’s completed reports to FHA. FHA policy requires that the appz2isal report be
submitted on the form appropriate for the property type.

FHA has procured an Electronic Appraisal Delivery (EAD) system, which provides portal access to all i4UDapproved lenders. The solution
will allow electronic appraisal files to be uploaded to a central location, processed, and checked agalist a1 FHA defined rule set. The
original file, as well as the results of the scoring process will then be securely transferred to HUL servers.

For the EAD portal, FHA will only accept appraisals in the Mortgage Information Standarc's Maintenance Organization (MISMO) 2.6 with
embedded PDF format, as created directly by the appraiser (first generation). FHA doesniat accept private or proprietary data formats or
appraisal reports that have been manipulated or “translated by anyone or any process”

The EAD shall apply business rules, edits and handle overrides, based on the FriA = requirements for rule sets that are applied to appraisals.
The portal will securely transmit discrepancies, findings, and other feedback imessages to users based on FHA’s requirements.

The appraiser is required to follow HUD/FHA guidance and comply with the Uniform Standards of Professional Appraisal Practice
(USPAP) when completing appraisals of property used as security.for FHA-insured mortgages. The Fannie Mae Form 1004
MC/Freddie Mac Form 71, Market Conditions Addendum {>-tae £ ppraisal Report, must be completed for every appraisal. The
following table provides a list of the form type and MISMO 1armat required for each property type.

Property/Assignment Type ’ Acceptable Reporting Form
Single Family, Detached, Attached or Semi- | annie Mae Form 1004/Freddie Mac Form 70, Uniform Residential Appraisal
Detached Residential Property l'Report; MISMO 2.6 GSE format
Single Unit Condominium Fannie Mae Form 1073/Freddie Mac Form 465, Individual Condominium Unit
\ Appraisal Report; MISMO 2.6 GSE format
Manufactured (HUD Code) Housing Fannie Mae Form 1004C/Freddie Mac Form 70B, Manufactured Home Appraisal

Report; MISMO 2.6 Errata 1 format

Small Residential Income Propeariies (Two- to Fannie Mae Form 1025/Freddie Mac Form 72, Small Residential Income Property

Four-Units) \ Appraisal Report; MISMO 2.6 Errata 1 format

Update of Appraisal Summary Appraisal Update Report Section of Fannie Mae Form 1004D/Freddie

(All Property Types, Mac Form 442, Appraisal Update and/or Completion Report; MISMO 2.6 Errata 1
format
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Property/Assignment Type Acceptable Reporting Form
Compliance or Final Inspection for New Form HUD-92051, Compliance Inspection Report, in Poriable Document Format
Construction or Manufactured Housing (PDF) _
Compliance or Final Inspection for Existing Certificate of Completion Section of Fannie Mae Fori»1004D/Freddie Mac Form
Property 442, Appraisal Update and/or Completion Repcrt, *it'SMO 2.6 Errata 1 format

The following sections provide instructions for completion of the forms and providing the data neczed by FHA.
B. UNIFORM RESIDENTIAL APPRAISAL REPORT FORM FOR ONE FAMILY REZSIDENTIAL PROPERTIES

This section provides specific instructions for completing the Fannie Mae Form 10{4/Freddie Mac Form 70, Uniform Residential
Appraisal Report (URAR). The Federal Housing Administration (FHA) requires the! tnis form be submitted in the Mortgage Industry
Standards Maintenance Organization (MISMO) 2.6 Government-Sponsored-Eiterprise (GSE) format, which is an Extensible Markup
Language (XML) document with an embedded Portable Document Format {~1)F) as created by the appraiser.

This report form is designed to report an appraisal of a one-unit propety or a one-unit property with an accessory unit, including a unit
in a Planned Unit Development (PUD), based on an interior and ¢xterior inspection of the subject property. This form is not designed
to report an appraisal of Manufactured Housing or a unit in‘a condominium or cooperative project.

1. Subject Section

This section provides the factual data to identify the oreperty and the parties to the appraisal process. The FHA case number together
with the Borrower and/or property information‘will be supplied by the mortgagee/client who engages the appraiser.

The following table provides instructicn for comnpleting the “Subject” section of the form.
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Field Protocol
FHA Case Number/ | e Insert the FHA case number at the top of the upper right hand corner to correspona with the XML label
Appraiser Additional /VALUATION_RESPONSE/REPORT/@AppraiserAdditionalFileldentifier. This must be formatted as
File Number xxx-xxxxxxx, numeric only. (Example 123-4589034) This may also appear in a <iinilar place on the other

pages of the report but it is not a strict requirement.
The FHA appraisal may not be transmitted to the mortgagee without ¢.cast number.
In most software packages, this is formatted as an additional file number.

Appraiser’s File
Number

This is the appraiser’s choice of file number/name.
This field occurs on every page of the form and must be coniisterit.
The placement of the header on the form varies from ver‘io:.tu vendor.

Property Address

It must conform to the Mailing Standards of the United States Postal Service, Publication 28 (USPS (Pub.
28)) — Postal Addressing Standards. The followina cduiess elements must be included in this field:

o street number

o street name (including applicable pre-dircctional indicator, suffix, and/or post-directional indicator)

o address unit designator and number (i applicable)
This data is referenced more than once an the form and must be represented consistently.
If the property’s legal location is di fercnt from the property’s mailing address (for instance, the property is
located in a different municipality ar In an unincorporated area) explain this in the appraisal report.

City

It must conform to USPS (P:1b. 28). The following address element must be included in this field: City
(Postal Address City).
This data is referenced rnoic than once on the form and must be represented consistently.

State

It must conform ta’ UsP3 (Pub. 28). The following address element must be included in this field: USPS
two-letter state or territory representation.
This data.is roferciiced more than once on the form and must be represented consistently.

Zip Code

It must contorm to USPS (Pub. 28). The following address element must be included in this field: five-digit
ZIP Coue or ZIP+4 Code (with or without the dash).

This daid is referenced more than once on the form and must be represented consistently.

Borrower

Entei the name of the Borrower.

Owner of Public
Record

Enter the name of the owner as listed in public records.
If the seller is not the owner of public record, the appraiser must explain.
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Field

Protocol

County

If the subject property is not located in any county (e.g., the subject property is located ‘nan independent
city), enter the name of the local municipality or district in which the property is located.

Legal Description

Enter the legal description of the property.

The four types of legal descriptions are lot and block system; geodetic survcy: government survey system;
and metes and bounds description.

If the space provided is insufficient, enter this information with the heading “Legal Description” in the
“Additional Comments” section of the form report or attach thig 1*:formation as an addendum.

Assessor’s Parcel #

Enter the parcel number assigned by the local tax assessor.
For those areas that do not have an assessor’s parcel number, enter the tax identification number.
If more than one parcel number is applicable, each must e listed, separated by a semicolon.

Tax Year

It must be in a four-digit year format.
Data Format: yyyy.

R.E. Taxes $

Enter the dollar amount of the annual rea’.estdc? 1axes, including all relevant taxes (school district tax, fire
district tax, etc.).
Use whole dollars only.

Neighborhood Name

Enter the name of the subdivision” i c_arf)licable, or the commonly known local neighborhood designation.
If the subject property is in a PUD, provide the name of the development.

Map Reference

Enter the location map refercnce, page number and coordinates from the source used.
This reference shouldrelate ‘o the location maps most commonly used in the locale.

Census Tract

Enter the census tracc ntinber.

The census tract number must be provided.

Census tract numiners have four digits and may have a two digit decimal suffix.

Where thie-hatic census tract number is less than four digits, the Census Bureau includes leading zeroes
exceptwhen displaying numbers on maps or printed reports.

To uriqu:ly identify a census tract, a two-digit state code and three-digit county code precede the four or
si-aiyit census tract number.

| «~The Census Bureau has an Internet resource guide for locating census information at www.census.gov.
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Field

Protocol

Occupant

Mark the box signifying the occupancy status at the time of the appraisal.
If vacant, the appraiser must note, in the “Improvements” section under “condition ot the property,”
whether the utilities were on or off at the time of the appraisal.
With the exception of U.S. Department of Housing and Urban Developrient ¢01UD) Real Estate Owned
(REO) properties, if utilities are not turned, on the appraiser must:

o condition the appraisal on a satisfactory re-inspection;

o state that the utility was off at the time of the appraisal; anc.

o Include an extraordinary assumption that the mechanicei eacipment does not require alteration, repair

or further inspection once the utilities are restored.

Special Assessments
$

Report the dollar amount of special assessments for thccunject property, if any, and provide a brief
explanation for the assessment.

Special assessments can include municipal bend dzot ior off-site improvements.

Larger than typical special assessments may fte<t marketability.

Use whole dollars only.

If there are no special assessments app!'cable to the subject property, the appraiser must enter 0 in this data
field.

PUD

Check the box if the property is located in a PUD.

HOA $

Enter the dollar amount of the rfomeowners’ Association (HOA) fee and mark the box indicating if the fees
are paid “per year” or “‘per moath.”

Use whole dollars only.

If there are no mardawory HOA fees applicable to the subject property, appraiser must enter 0 in this data
field.

Property Rights

Mark the appropriate box indicating the property rights appraised for the subject property as of the date of

Appraised the appraisai.
e “Other ncludes Land Trust.
Assignment Type e Man: uic appropriate box indicating the assignment type:

5 w“urchase Transaction
o Refinance Transaction
o Other (describe)
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Field

Protocol

Lender/Client

Enter the name of the mortgagee/client that ordered and will receive the appraisal .epor:.

The intended use of the appraisal is solely to assist FHA in assessing the risk of.the property securing the
FHA-insured mortgage (24 CFR 200.145(b)). FHA and the Mortgagee are th.2"ir'tended users of the
appraisal report. The FHA Appraiser does not guarantee that the propeitv iz ee from defects. The
appraisal establishes the value of the property for mortgage insurance.nurg.oses only.

This data is referenced more than once on the form and must be re presented consistently to the extent the

The printed version of this field must appear completely.in this‘iocation on the form, but may be truncated

Address e Enter the mortgagee/client’s address.
[
available space permits.
[ ]
in the other locations.
UAD Days On .

Market Description

If there are no current or prior offerings in the 12 mends prior to the effective date of the appraisal, then
this field must indicate the data sources used i ¢<tanlish this fact.

Currently offered for
sale?

The appraiser’s certification states in part. “Liave researched, verified, analyzed and reported on any
current agreement of sale of the subject property, any offering for sale of the subject property in the twelve
months prior to the effect date of the ag oraisal.”

Mark the appropriate box indica’tn¢ wiecher the subject is currently offered for sale or has been offered for
sale in the 12-month period prior 1 tie effective date of the appraisal.

If there are multiple actions, regort each instance.

Research may reveal an expired or withdrawn listing, which may provide a good indication of the upper
limits of value.

Report data source(s)
used, offering
price(s), and date(s).

Enter the Days on.'viark 2t in Uniform Appraisal Dataset (UAD) format.

Enter the listing cate, offering price, and terms. Report changes to prices and terms, with the dates of those
changes.

Report the uata source.

Reporca'l relevant listing activity, including any prior listings within the last three years

Acuriunal information can be carried over into the addendum.

I 1acie have been no offerings in the prior 12 months, this field must indicate the data sources used to
esiablish this fact.
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2. Contract Section

This section must be completed when the appraisal assignment involves a purchase transaction, otherwise leav:e biank. FHA requires
that the appraiser be provided with a complete copy of the ratified sales contract, including all addenda, fui-the subject property.

The contract provides the contract price (accepted offer), date of sale, and all financial terms implicit in the offer. If unable to obtain
this information, the appraiser is to state what efforts were made to obtain it.

The following table provides instruction for completing the “Contract” section of the repo 't "arm.

Field Protocol
Analyze o Mark the appropriate box to identify whether the appraiser aic ¢r did not analyze the contract for sale for the
Contract for subject purchase transaction.

Sale

Explain the results of the analysis (terms and conditicns) of the contract for sale or why the analysis was not
performed.

The analysis may include a reference to the numaer of pages contained in the contract for sale provided.
Identify the source(s) used, price(s) and date’s) of current or prior listings.

If purchaser name in contract does no: :r.atci borrower name provided by the lender, include a comment.

Contract Price $

Enter the final agreed upon contract price.
Use whole dollars only.

Date of
Contract

Enter the date of the contract.
This is the date when all rartics have agreed to the terms of, and signed the contract.
The data input format it vy y-mm-dd, but PDF will display this format: mm/dd/yyyy.
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Field Protocol
Defined e Explain the results of the analysis of the contract for sale or why the analysis was not pcrforred.
Transaction e The allowable values are listed below and are self-explanatory. The abbreviated version is displayed in the sales
Types adjustment grid.
Allowable Values Abbreviation

REOSale REO

ShortSale Short

CourtOrderedSale CrtOrd

EstateSale Estate

RelocationSale Relo

NonArmsLengthSale NonArm

ArmsLengthSale ArmLth :

Is the property | e Mark the appropriate box indicating whether tri2 seliar is the owner of public record.
seller the owner | o The appraiser is instructed to contact the mortgagee/client if the seller is someone other than the owner of record,

of public as the property may not be eligible for. FFA vinancing if it involves Property Flipping (resale in less than 90
record? Days).

e The mortgagee will make a deternination for any exceptions to FHA’s Property Flipping rule and advise the

appraiser.

e Report where the informaticn wvas obtained.
Sales o Mark the appropriate box 1rcicating whether or not there is any financial assistance (loan charges, Sales
Concessions Concessions, gift or dov/n sayment assistance, etc.) paid by any party on behalf of the Borrower.
Downpayment | e If necessary, use the “Additional Comments” section of the appraisal reporting form, or an addendum, and enter
Assistance the heading “Sa'es Concessions” completing the description.

o If applicable. the appraiser is to report the total dollar amount and describe the items to be paid.

o If the sale \avisives Personal Property (e.g., an aboveground pool, lawn mower, furniture, etc.) it must be
identifi>a ¢nd excluded from the valuation.
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3. Neighborhood Section

This section reflects the area surrounding the subject property. The appraiser must observe neighborhood chaiactzristics and
surrounding properties to make determinations that will be incorporated into the valuation of the subject piaperty. In all instances, the
appraiser must mark the appropriate box for each line in the “Neighborhood Characteristics” and “Hecusii.g-Trends” sections. Failure
to note conditions that may adversely affect the value of the property is poor appraisal practice and 10!2es the Uniform Standards of
Professional Appraisal Practice (USPAP).

The following table provides instruction for completing the “Neighborhood” section of the foxni. NOTE: Race and the racial
composition of the neighborhood are not appraisal factors.

Field Protocol_

Location Enter the type of area surrounding the subject property:

o urban — relates to a city

o suburban — relates to an area adjacent to a cit/

o rural —relates to the country or beyond the suburban area
o Mark only one box that best describes the i /pe of area.

Built-Up o Enter the built-up percentage — the percei taie ¢f available land that has been improved.
e Land such as a state park would not be considered available land.
Growth e Enter the growth rate.
¢ If many lots are available, the growtt rate may be rapid, stable or slow, but if the neighborhood is fully developed,

select the “Stable” box.

The following table provides instruction for completing the “One-Unit Housing Trends” section of the report form.

Field Protocol
Property e Mark the box describing the current trend in the As-Is Property Values for one-unit houses in the community.
Values e Comparing houses that have been sold and resold in recent years is an effective way to determine market trends.

e Appraiseis wino use this method, however, should make sure to factor in any improvements or changes made to the
proreriv between sales.
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Field Protocol

Demand/ Mark the appropriate demand/supply trend.

Supply To determine the equilibrium status of supply and demand in the neighborhood, compare the number of houses
sold to the number of houses listed for sale in a recent time period.
The similarity or difference between the number of houses sold and listed, not ti2 c5s¢ lute numbers, should
determine the demand/supply level. -

Marketing Mark the appropriate marketing time — the typical length of time a one-uni:.property in the subject’s neighborhood

Time would have to stay on the market before being sold at a price near its Mari.2t Value.

The following table provides instruction for completing the “One-Unit Housing” price.ana age trends section of the report form.

Field

Protoce:

Price

Enter the low, high and predominant prices found within then neighborhood/market area.
The range should include the minimum and maximun 2nds of the range, excluding outliers.
The predominant value should reflect a point in the vange where most of the prices occur.

Age

Enter the low, high and predominant age of houces found within the neighborhood/market area.
The range should include the minimum axd'ma;:imum ends of the range, excluding outliers.
The predominant age should reflect a point in the range when most of the houses were built.

The following table provides instruction for comnleuny the “Present Land Use % section of the report form.

Field

Protocol

Present Land
Use %

e Estimate each type ofia".d usage in the neighborhood.

o If there is no lard in thevieighborhood with one of the designated classifications, enter 0.

o If a portion cf the lard consists of parks or other unspecified classifications, enter the estimated percentages on
the “Other” 'inc,and explain in the “Neighborhood Description” section.

e Total of @1l..anu use must = 100%.

The following table provide, instruction for completing the narrative “Neighborhood Boundaries, Description and Marketing
Conditions” sections of the report form.
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Field Protocol

Neighborhood e The appraiser must clearly define the boundaries — north, south, east and west — of the SLbjec1’_s neighborhood.
Boundaries e Provide a description of neighborhood boundaries by physical features (such as streets. rail lines, other man-
made barriers or well-defined natural barriers, i.e. rivers, lakes, etc.), and details reg>:ding neighborhood

composition. o
Neighborhood | e Discuss factors that would attract residents or cause them to reject the neigrihorhsod. Some typical factors
Description important to discuss include:

o level of maintenance and condition of housing

o housing styles, ages, sizes, etc.

o land uses

o proximity to employment and amenities, including travzi-aistance and time to local employment sources
and community amenities

o employment stability, in terms of variety of emplavmenit opportunities and industries

o overall appeal of the neighborhood as comparud 2 ‘competitive neighborhoods in the same market

o convenience to shopping with respect to distunce, time and required means of transportation

o convenience to schools in terms of the distance and time for travel to school

Market ¢ Provide relevant information in suppor: o7 u:2 conclusions relating to trends in the As-1s Property Values,
Conditions demand/supply and marketing time.

(including e Provide a description of the prevalerice and impact of sales and financing concessions and/or downpayment
support for assistance in the subject’s markstai=a.

the above e Other areas of discussion may:1aclade Days on Market, list to sale price ratios, and/or financing availability.

conclusions)

4. Site Analysis Section

This information provides the descriptic:: of the land underlying the subject property. Insert factual information on each of the lines

provided and report the conclustonc as directed. Consider all aspects of the physical description and reconcile them in the opinion of
Market Value. This section ot ihe-appraisal requires the appraiser to consider any adverse site conditions or adverse external factors

that may affect value.

The following table irovides instruction for completing the “Site” section of the report form.

11
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Field Protocol
Dimensions e List all dimensions of the site beginning with the frontage.
e If the shape of the site is irregular, show the boundary dimensions (e.g., 85" X 150" X.195" X 250"), or attach a
property survey, site plan or plat, or legal description with the comment “see attachod.’”
e Do not list the site area on the dimensions line. e
Area e Enter the site area in square feet if less than one acre, or acres if one acre cx mcre. For appraisals in territories
where the metric system is widely accepted, such as Puerto Rico, squai= meters can be reported on the form by
“sqm” in place of “sf” or “ac” to denote the lot size. Examples: 6400 € ¢r 3.40 ac or 380 sgm
e This entry must be consistent with the dimensions provided in the “Diisensions” field.
Shape e Describe the shape of the site, e.g., triangular, square, rectangwiar;.liregular, or flag lot.
View o Briefly describe the view from the property (“None” is notan acceptable response).
¢ Identify a view with a significant positive or negative iniicerce on the value.
e Photographs are required for any negative or positive viev/ influences affecting value or marketability.
UAD View e Site descriptions for the subject and comparabl= properties should include an indication of the appeal of the site
Description to the market. The UAD allowable values are listed below:

Allowable Values | PDF Display

Neutral N
Beneficial B
Adverse A ﬂ

Since this data is used to.cesanioe the subject and the comparable properties, the judgment or methodology should
be consistently applied.

In addition to the jucaiment of potential benefit or adversity of the view, a description of the view also includes
what one can sce.from the property. The UAD allowable values are listed below:

Allowabl= Values PDF Display
WaterView Witr
| Pastoiai™/icw Pstrl
| Woous View Woods
| ParkView Prk
GolfCourseView Glfvw

12
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Field Protocol
CityViewSkylineView | CtySky
MountainView Mtn
ResidentialView Res
CityStreetView CtyStr
IndustrialView Ind
PowerLines PwrLn
LimitedSight LtdSght
Other Explain
e The appraiser can then show the reader a general description ¢f the view and whether the effect to the property is
positive, negative or neutral.
e “Other” provides the opportunity to describe a view not'ir cluded in the list. Due to space limitations on the form,
the appraiser may have to describe and explain.this in the addendum.
e When comparing the other properties to the subje=t, these labels assist in explaining why an adjustment was made
or why it may not be adjusted. R
Specific e Enter the specific zoning classificatior uced Hy the local municipality or jurisdiction, e.g., R-1, A-2, Res.200, etc.
Zoning e DO NOT GUESS OR ASSUME.
Classification | ¢ If no zoning exists, enter “None Eisiz.”
Zoning e Describe what the specific classifization means.
Description e Include a general statemepi-dezcribing what the zoning permits.
e For example:
o R-1=Residential-3iigle Family, one acre minimum site size;
o R-100 = Pesicenual Single Family, 10,000 sf minimum site size;
o R6 =Residenual Single Family, minimum 60 feet frontage, 6,000 sf minimum site size;
o R5 = Single Family Residential, five Dwelling Units per acre; or
o R4="0u¢- to Four-Unit Residences and Flats.
e If “None™exists, describe the prevalent use of sites in the neighborhood.
Zoning e Daarmine whether the current use complies with the zoning ordinances.
Compliance ~. Maik whether it is “Legal,” “Legal Non-Conforming” (Grandfathered Use), “No Zoning,” or “lllegal Use.”

o

. the existing property does not comply with all of the current zoning regulations (use, lot size, improvement

13
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Field Protocol
size, off-street parking, etc.) but is accepted by the local zoning authority, enter “Legal 1Ton-Conforming,”
provide a brief explanation, and state whether the property may legally be rebuilt if destroyed.

e If the use is not legal, the property is not eligible for FHA mortgage insurance. _ *

Highest and e Mark the appropriate box.
Best Use e This entry questions the categorization as the highest and best use of the siv» as improved or, as proposed and
completed, in relation to the neighborhood and current market conditions.

e If current use represents the highest and best use, mark "Yes."

e If it does not, mark "No" and provide an explanation. (

Utilities e Mark either “Public” or “Other." If “Other" is marked, describé.

e Public utilities mean they are governmentally supplied and eg:hated. Public does not include any community
systems sponsored, owned or operated by the developer ur a'ziivate company not subject to government
regulation or financial assistance.

¢ Note if there are mechanical chlorinators or water *.aw: that decreases noticeably while running simultaneous
plumbing fixtures.

¢ Visually inspect the septic system and its suirounding area.

e [fthere are obvious or readily observanle sigas of system failure, “require inspection” to ensure that the system is
in proper working order.

o If the property is served by a well.and/or septic system, the appraiser must indicate whether a public water or
sewage disposal system is avatiau'e{o the site.

¢ If available, connection must e viiade to a public or community water/sewage disposal system if connection costs
are reasonable. The mor:gaye 2 will determine whether connection is feasible.

Off-site e Briefly describe the w1y site improvements under “Type,” enter the road surface material, and mark if it is

Improvements— “Public” or “Priva.e.

Type e For example, “Strect-Asphalt; Public,” or “Alley-None;” “Public” refers to an improvement dedicated to and
accepted by atnit of government — not including HOAs.

FEMA Special The Fec'eiral Tinergency Management Agency (FEMA) is responsible for mapping flood hazard areas.

Flood Hazard
Area

If the progerty is within a Special Flood Hazard Area (SFHA), mark "Yes."
Otherwise, mark “No.”
Attach a copy of the flood map panel for properties located within an identified flood hazard area.

FEMA Flood

=nter the FEMA Zone designation.

14
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Field Protocol
Zone e Only properties within SFHAS, such as zones "A," a special flood hazard area, and "V,™ a co¢ stal area, require
flood insurance.
e Zones "B" "C" and “X” do not require flood insurance. -\
FEMA Map # | e Enter the FEMA map number and map date.
and FEMA e If it is not shown on any map, enter “Not Mapped.”
Map Date
Are the utilities | ¢ Mark the appropriate box indicating whether the utilities and off-site in.prevements are typical for the market
and off-site area.
improvements | e If “No” is marked, describe what is typical.

typical for the
market area?

Any adverse
site conditions
or external
factors?

Mark the appropriate box indicating whether there are any adverse site conditions or external factors (easements,
encroachments, environmental conditions, land uses, ofc:).

If “No” is marked, no comment is necessary; if “Y'es” is marked, an explanation is required.

Describe any adverse site conditions or adve'se factors.

Consider easements affecting the funcrional lity of the property in the conclusions of both the highest and best
use, and Market Value.

For example, discuss adverse ease’iiets, encroachments, slide areas, illegal or non-conforming zoning use, etc.
Consider surface, subsurface ariuoverhead easements.

List any adverse environmeneai-eonditions, including hazardous waste, toxic substances and others.

Explain all deficiencies that'00 not require repair (extreme slope, etc.) and consider them in the opinion of value.
Discuss the observatiois with direct relationship to value and consider them in the approaches to value.

5. Leasehold Interest/Ground RenvS->ction

If the property is subject to Ground Rent, the appraiser must include an analysis of the terms of the lease, including the term of lease,
renewal options, right of rederigtion, capitalization rate, date of expiration, etc. The mortgagee is responsible for ensuring that the
appraiser has a copy of thie.('eed or lease for analysis and that a copy is included in the loan file. The subject’s final value estimate
must be adjusted fer aiid veported as its Leasehold value, not the Fee Simple value.

15
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6. Description of Improvements Section

This section describes the subject improvements. Accurately report the conditions observed. Describe needea epuirs or the existence

of any functional or external obsolescence. Enter factual information on each of the lines provided and repert the conclusions.
Consider all aspects of the physical description and reconcile them in the opinion of Market Value.

For descriptions and definitions of Accessory Dwelling Units (ADU) see the Accessory Dwelling Urits section in the 4000.1 FHA

Single Family Housing Policy Handbook.

The following table provides instruction for completing the “General Description” portion.c£the “Improvements” section of the report

form.
Field Protcro.

Units e Mark the appropriate box.
e The URAR is designed for one-unit dwellings.or s ane-unit with an accessory unit.

# of Stories ¢ Enter the number of stories above grade, includiag half stories.
e Format required is Numeric, to 2 decimal.n.aces.
e Do not include the basement. \

Type e Mark the box that identifies the tvne of dwelling: “Det.” (Detached), “Att.” (Attached), “S-Det.” (Semi-

Detached) or “End Unit” (the end! ur:it of a group of row houses or townhouses).
Stage of o Mark the box signifying ttie <tag:: of construction: “Existing,” “Proposed” or “Under Construction.”

Construction

Properties that are either"PrGposed” or “Under Construction” require plans, a builder’s certification, and
specifications for the appraiser to review.

Design (Style)

Enter a brief descriptian of the house design style using historical or contemporary fashion.
For example:"Cap? Cod, bi-level, split level, split foyer, colonial, townhouse, row house, etc.
Do not use the builder's model name.

Avoid oer eri. descriptions such as traditional or conventional.

Year Built

Insert e year the subject was completed.
Fort required is YYYY
_Farunder construction or proposed construction Enter Current Year

16
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Field Protocol
Effective Age o Enter the effective age of the improvements as a number only. Do not enter text. Exainple: 25
(Yrs.) e A range is acceptable. Do not enter text. Example 15-20

e The effective age reflects the condition of the property relative to similar competitive properties.

e The effective age may be greater than, less than or equal to the actual age.

e Note any significant difference between the actual and effective ages and «xpl:in in the “condition of property”
comments section.

a. Reporting Requirements for Attic

The appraiser is required to inspect the attic. Enter the attic and observe the int21ior for insulation, ventilation (fan, vent, or
window), and the condition of the roof structure. Note any deficient matei‘aic_l.aks or readily observable evidence of significant
water damage, structural problems, previous fire damage, exposed and rayed wiring, or any other health and safety deficiencies. If
any deficiencies exist, condition the appraisal on their repair or inspaciion‘and prepare the appraisal as “subject to repairs” and/or
“subject to inspection.”

The following table provides instruction for completing the-*“A‘tic” portion of the “Improvements” section of the report form.

Field Protocol

None Enter ‘X if there is no attic.
Drop Stair | Enter “X” if this item exists.
Stairs Enter “X” if this item exists. (-
Floor Enter “X” if this item exisfs., _'
Scuttle Enter “X” if this item ex’sts.
Finished | Enter “X” if this iteia.exists.
Heated Enter “X” if th2 attic is heated.

The following table prcv.zes instruction for completing the “Foundation” portion of the “Improvements” section of the report
form.

17
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Field Protocol \
Concrete Slab e Mark this box if any part of the foundation system has a concrete slab. -
Crawl Space e Mark this box if any part of the foundation system has a crawl space. Accass to the space must be

clear.

e Examine the crawl space.
e Check the distance from the bottom of the floor joists to the ground.
e Check to ensure that the space is adequate for maintenance and repair.
e Check for insulation and ventilation or for any structural proctems.
e Check to make sure that the support beams are intact atid ¢1 structural soundness.
Full Basement e Mark this box if there is a full basement.
Partial Basement e Mark this box if there is a partial basement.
e If checked “yes”, at least one other foundatien vne must be checked.
Cellars or Limited e For a dirt basement floor, determine wiether such a property is typical for the area and is readily
Basement Areas marketable.
e If s0, it is not required that a concrete Lasement floor be installed.
e Mechanical equipment, howevar, must be located on a concrete pad.
Basement Area Sg. Ft | e Enter the square footage of :he.hasement.
Basement Finish % e Enter the percentage of the basement (figure above) that is finished.
Outside Entry/Exit e Mark this box only ifttiare‘is an outside entry/exit, otherwise leave blank.
e If there is an entry. “ver!fy its functionality.
Sump Pump e Mark this box or!yif there is a sump pump, otherwise leave blank.
Evidence of e Mark this hox.if inere is evidence of infestation, including the house and/or other Structures within
Infestation the legcl bounidaries of the property, otherwise leave blank.

Exariine the subject property for readily observable evidence of wood boring insects.
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Field Protocol \
Evidence of e Mark this box if there is evidence of dampness, otherwise leave blank.
Dampness e Examine the foundation/basement for dampness or readily observable evidence of water damage.

e Signs of past water problems may include efflorescence, mold, mildew. c+ stains on the walls or the
mechanical equipment.

e The basement or crawl space area must not have excessive damgness or ponding of water.

o If any of these inadequacies exist, condition the appraisal as ‘subject to repairs” to correct the
condition, or “subject to inspection” to determine the sourie ot the problem and the corrective
measures necessary by a qualified party.

Evidence of e Mark this box if there is evidence of settlement, othznvase leave blank.

Settlement e Examine the foundation for readily observable evicai.ce of settlement.

e Hairline step cracks are common, however, husizaital cracks, bulging walls or separation of the sill
plate from the top of the foundation wali ara-Ciitical and require inspection.

b. Mechanical Systems

An appraiser must examine the mechanical, plumbing and ciccwrical systems of the subject property to ensure that they are in
proper working order.

The following table provides instruction for comnlcting the “Heating and Cooling” portion of the “Improvements” section of the
report form.
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Field Protocol
Heating | ¢ Enter an “X” in the box indicating the type of heating system: “FWA” (forced warm air), “.AWE B> (hot water
baseboard), “Radiant” or “Other.”
e If “Other” is marked, provide a brief description, e.g., EBB (for electric baseboard).
e Turn on the furnace/heating system to test functionality, weather permitting, ana that'n) unusual noises are heard,
no odors or smoke are emitted indicating a defective unit, etc.
¢ Do not operate the systems if doing so may damage the equipment or wher:.outsiue temperatures will not allow the
system to operate.
¢ Note significant holes/deterioration on the unit.
e Turn on the hot water to ensure that the water heater is operating #pgropriately.
Fuel e Enter the type of fuel used: coal, gas, oil, propane, electric, ete:”
Cooling | e Enter an “X” in the box indicating the type of cooling systen:: ““Central Air Conditioning,” “Individual” or “Other.”
e If “Other” is marked, provide a brief description, e.g. paiiaiently affixed fans, zoned air conditioning, etc.
e Turn on the air conditioning system to test functicnal’.y:. vveather permitting, and that no unusual noises are heard,
no odors or smoke are emitted indicating a defective unit, etc.
e DO NOT operate the systems if doing so mav.aamage the equipment or when outside temperatures will not allow
the system to operate.
o Note significant holes/deterioration on the unit.

c. Exterior Materials/Condition

Enter the types of materials and rate the ohcsivad condition of the materials. Describe accurately and explain in detail “lower”
ratings and whether or not the item(s) ascribed require repair, replacement or further inspection. The rating must relate to the
habitability of the house given loca. sizncards. Photographic documentation of property condition is advisable.

The following table provides instruction for completing the “Exterior Materials/Condition” portion of the “Improvements” section
of the report form.

Field Protocol

Foundation Walis'. = | e Enter the material type: poured concrete, block, brick, stone, treated wood, etc., and rate the

observed condition.
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Field

Protocol

Exterior Walls

Enter the material type: aluminum, vinyl or wood siding, brick veneer, st.'cco, stone, etc.
If it is a combination of materials, show the predominant portion first.and rate the observed
condition.

Roof Surface

Enter the material type and rate the observed condition.

Note any evidence of deterioration of roofing materials (misaing 'iles, shingles, flashing).
Deteriorated roofing materials include those that are worn._cupped, or curled.

If the roof is otherwise unobservable, look for telltale <16 s of roof problems on the interior
surfaces, such as damage to or water stains on the vralls or ceiling of a room or closet.
Appraisers must note in the report if they could./1ov.auequately observe the entire roof area and
state which area(s) were unobservable.

Based on the information reported by the aporaiser, the underwriter will determine whether a
roofing inspection is required.

Gutters and Downspouts

Enter the material type: galvanized adminum, plastic, vinyl, polyvinyl chloride (PVC), etc., and
rate the condition observed.

Window Type

Enter the window type: doubic hung, single hung, casement, sliders, etc., and identify the window
frame material: wood, ¢tuininam, steel, vinyl, etc.

Rate the condition observed. Bedroom windows with security bars require a quick release
mechanism for emergency egress.

If not so equipp:d cr inoperable, condition the appraisal on a “required repair.”

Storm Sash/Insulated

Describe the-steriii sash material or state if the windows are double glazed, etc., or a combination
of the tw.
Rate t'ie condition observed. If none, so state.

Screens

")es_\‘riu:the style (full, half, or none) and rate the condition observed.

d. Amenities/Features

Include a brief descriptio. 0. an amenity, which may include its material type and/or size and/or dimensions.

The following toblemrovides instruction for completing the “Amenities” portion of the “Improvements” section of the report form.
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Field Protocol

Woodstove | e Enter “X” if this amenity exists and provide a specific number.

Fireplace(s) | ¢ Enter “X” if this amenity exists and provide a specific number.

Fence e Enter “X” if this amenity exists.
Describe the material/type in “Additional features.”

Patio/Deck Enter “X” if this amenity exists.

Describe the material/type in “Additional features.”

Pool Enter “X” if this amenity exists.
Describe in “Additional features.”
Specify whether it is in-ground or aboveground.

Aboveground pools are considered Personal Property and are a0t to be included in the value.

Porch Enter “X” if this amenity exists.

Describe the material/type in “Additional featurez”

Other Enter “X” if this line is used to report another ¢rienity or salient feature not listed above that has Contributory
Value.

Describe “Other” in “Additional features:™

e Be sure to compare the subject and cc.aparuble properties in relation to that amenity or feature and make the

appropriate adjustments.

e. Interior Materials/Condition

Enter the types of materials and rate the cosen ed condition of the materials (Good, Average, Fair, or Poor) and whether or not the
item(s) described require repair, replaczeraent, or further inspection. Describe and explain in detail “Fair” and “Poor” ratings. The
rating must relate to the habitability 01 the house given local standards.

The following table provides-iastruction for completing the “Interior Materials/Condition” portion of the “Improvements” section
of the report form.

Field \ Protocol
Floors Enterthe material type: ceramic tile, tile, hardwood, carpet, etc., and rate the condition observed.
Walls  _ © Enter the material type: plaster drywall, paneled, etc., and rate the condition observed.
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Field Protocol

Trim/Finish | Enter the material type: wood, metal, vinyl, and rate the condition observed.

Bath Floor | Enter the material type: ceramic tile, vinyl, carpet, and rate the condition observed.

Bath Enter the material type that protects the walls from moisture: ceramic tile, fiberglass, =ic.; and rate the condition
Wainscot observed.

f. Car Storage

Some properties or condominium parking areas have parking spaces or garage spaces tkat allow cars to be parked “in tandem,” i.e.
one car is parked in front of the other, but the rear car must be moved to allow accecs and egress for the interior car. Local market
conditions and research will indicate the desirability of this feature. The appraisar niust provide an explanation of the feature, the
level of market acceptance or preference, and the Contributory Value of the =on bined space.

The following table provides instruction for completing the “Car Storagc ’ )ortion of the “Improvements” section of the report
form.

Field Protocol
Car Storage e |f the property does not have & 1arage, carport or driveway, mark “None.”
Driveway # of o If applicable, mark this box.and enter the number of cars that can be parked. Whole numbers only.
Cars ¢ Assingle lane width driveviay is considered a one-car driveway.

e It would be considerac.a tvo car driveway if either car can be moved without disturbing the other.

Driveway Surface | e Enter surface type: ~aricrete, gravel, macadam, etc., if none, so state.
Garage # of Cars | e Enter the numher oi cars the structure can accommodate. Whole numbers only.
Carport # of Cars | e Enter the nuivioer of cars the structure can accommodate. Whole numbers only
Garage/Carport o If there 5.2 garage, designate whether it is “Attached,” “Detached” or “Built-in” and enter an “X” in the
Type box:2s) indicating the style “Att.,” “Det.,” or “Built-in.”

g. Appliances

Make an entry [X{+inthe boxes to indicate that these items exist. An entry in a box means that the item was considered part of the
real estate and-is \acluded in the value.
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The following table provides instruction for completing the “Appliances” portion of the “Improvements” sectic:n ¢f the report
form.

Field Protocol

Refrigerator | e Enter “X” if this item exists.

Range/Oven | e Enter “X” if this item exists.

Dishwasher | e Enter “X” if this item exists.

Disposal e Enter “X” if this item exists.

Fan/Hood e Enter “X” if this item exists.

Microwave e Enter “X” if this item exists.

Washer/Dryer | e Enter “X” if this item exists. @

Other e Enter “X” for an existing item not listed above and ~2scrioe. Do not include personal property.

h. Room Count
Room design and count should reflect local market expectaticas.

To determine whether one or two rooms should be courieq, viypothetically insert a wall to separate the two areas that have been
built as one; if the residents can use the resulting twovooms with the same or more utility without increased inconvenience, count
the room as two.

If the hypothetical wall would result in a lack-a1utility and increased inconvenience, count the room as one. The room count
typically includes a living room (LR), dii.ing-voom (DR), kitchen (KT), den (DN), recreation room (REC) and one or more
bedrooms (BR). Typically, the foyer, hadk and laundry room are not counted as rooms. A room is a livable area with a specific use.

The following table provides:instrucuon for completing the “GLA and Room Count” portion of the “Improvements” section of the
report form.

24



FHA Single Family Housing

Appraisal Report and Data Delivery Guide
B. Uniform Residential Appraisal Report Form for One Family Residential Properties

Field

Protocol

Finished Area Above
Grade Contains Rooms

To complete this section, enter the total number of above-grade rooms, the “otal umber of
bedrooms above grade, and the total number of bathrooms above grade

Do not include foyers, basement finished rooms or unfinished attic snaze.
This is the total above-grade room count.

Total Bedroom Count

The finished area above grade contains bedrooms.

Total Bathroom Count

The finished area above grade contains ___ bath(s).

The treatment of bathroom counts: numbers separated by 2 eriod such as 1.0 or 2.1 or 3.2.

For purposes of this report, in the “Improvements™ secticn, “Finished Rooms Above Grade,” the
count of bathrooms is represented as the number < * utl” bathrooms to the left of the period and
the count of “half” bathrooms to the right of the p2iiod.

A three-quarter bath is counted as a full bair,

Quarter baths (baths that feature only a+ciiet, are not included in the bathroom count.

Gross Living Area
Square Feet Count

The square feet of Gross Living Area+GLA) above grade.
Calculate square footage by using ex*erior dimensions.
Enter the total square footage-21 the GLA above grade.

i. Narrative Comments Section

The completion of this section is critical to the cpinien of Market Value. The appraiser must discuss all adverse conditions and

observed physical and functional deficiencies noiza. If necessary, use the “Additional Comments” section of the form report, or an
addendum, for additional discussion or description.

Appraisers must follow UAD instructions for formatting the first part of this section, and must clearly communicate the
observations, analyses, and conciesions.

The following table provide. in:truction for completing the “Expanded Comments” portion of the “Improvements” section of the

report form.
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Field

Protocol

Additional Features

Describe special energy efficient features such as solar energy or geotherri:al svstems and/or
further describe the additional features.

Elaborate on any special or unusual aspects of items, e.g., a gas firenloce 'or wood burning
fireplace, 16” X 32 in-ground pool, etc.

Condition of the
property (including
needed repairs,
deterioration,
renovations, remodeling,
etc.)

Describe any physical deterioration and/or functional or exteinal ¢ 2preciation noted in or on the
property.

Complete UAD requirements: Overall Condition Type, Ugdcte within the Last Fifteen Years
Indicator, and Improvement Area Type.

Provide a conclusion as to the overall condition a7 (e improvements that is supported by the
previous descriptive sections.

List deficiencies and/or lack of compliance ‘vith"Minimum Property Standards (MPS) or
Minimum Property Requirements (MPR}

The reported property condition mus: e consistent with the reconciled condition of the appraisal.
If the appraisal is completed “subjc<t to repair,” the reported condition is the condition of the
property ““as repaired.”

Physical deficiencies or
adverse conditions

Enter an “X” in the appl’cable Hox indicating whether or not there are any physical deficiencies or
adverse conditions that afiact the livability, soundness, or structural integrity of the property.
If the response is “Nb, “no explanation is required or needed.
If the response is ™ y'es,” an explanation is required and, if necessary, condition the appraisal on the
“repair or alterativii of the condition” or a “required inspection” by appropriately qualified
individuals ci“entities, which may include professional engineers, tradespersons, or HUD fee
Inspectsais.

o !flaehousing was built before 1978, address lead paint hazards and, if any, require

correction.

Property conformity

~“Enter an “X “in the applicable box indicating whether or not the subject generally conforms to the

rieighborhood (functional utility, style, condition, use, construction, etc.).
If the response is “Yes,” no explanation is required or needed.
If the response is “No,” an explanation is required.
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The following table provides instruction for completing the “Condition Rating” format in the “Expanded Cominerits” portion of
the “Improvements” section of the report form. The UAD format includes a series of defined condition atid quahty ratings to assist
the reader in clearly understanding the appraiser’s opinion of the quality and condition of the subject propurty:.

Condition
Ratings

Definitions

C1

The improvements have been very recently constructed and have not pravious'y been occupied.
The entire Structure and all components are new and the dwelling featayashave no physical depreciation.

C2

The improvements feature no deferred maintenance, little or no_physiceldepreciation, and require no repairs.
Virtually all building components are new or have been recently; vapaired, refinished, or rehabilitated.

All outdated components and finishes have been updated anziar veplaced with components that meet current
standards.

Dwellings in this category either are almost new or ©ia'’e-z2en recently completely renovated and are similar in
condition to new construction.

C3

The improvements are well maintained and featu:@ limited physical depreciation due to normal wear and tear.
Some components, but not every major builc: ng component, may be updated or recently rehabilitated.
The Structure has been well maintained,

C4

The improvements feature some minor axferred maintenance and physical deterioration due to normal wear and
tear.

The dwelling has been adeguat:1y maintained and requires only minimal repairs to building components/
mechanical systems and cosmaligrepairs.
All major building compoiicn’s have been adequately maintained and are functionally adequate.

C5

The improvements feavire.obvious deferred maintenance and are in need of some significant repairs.

Some building.connosents need repairs, rehabilitation, or updating.

The functioral utiiity and overall livability is somewhat diminished due to condition, but the dwelling remains
useable and runctional as a residence.

C6

The impioveiients have substantial damage or deferred maintenance with deficiencies or defects that are severe
enougl. tu-arfect the safety, soundness, or structural integrity of the improvements.

The fmprovements are in need of substantial repairs and rehabilitation, including many or most major
Loniponents.
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7. Sales Comparison Approach Section

a. Comparable Data Pool

The appraiser is required to report the number of comparable properties currently offered for sale..as “f {ne effective date of the
appraisal, and the number of comparable sales in the subject neighborhood, within 12 months £ tiie ~ffective date of the appraisal,

in this section. Unlike the neighborhood price data, which includes all sales, this section focuses ©nly on those properties that are

comparable to the subject, not the universe of sales.

The following table provides instruction for completing the “Sales and Listing” noriion 27 the “Sales Comparison Approach”

section of the report form.

Field

Protocol

Comparable properties offered for sale

Enter the number of nom,;;:bie properties currently offered for sale, including
those under contract, ».ithiin the subject neighborhood together with the price
range.

Comparable sales

Enter the number of comparable sales that occurred within the 12-month period
preceding th2 erfective date of the appraisal, and within the subject neighborhood,
together wiuh the price range.

Number of Comparable Listings

Comjiarahle Listings Researched Count

Comparable Listings Price Range Low

Comparable Listings Price Range High

Chmyparable Listings Price Range Low Amount

Camparable Listings Price Range High Amount

Number of Comparable Sales

Comparable Sales Researched Count

Comparable Sales Price Range Lcw

Comparable Sales Price Range High

Comparable Sales Price Range Low Amount

® (0 |0\

Comparable Sales Price Range High Amount

b. Sales Adjustment Grid

The following table pro 71ies instruction for completing the “Property Identification” portion of the “Sales Comparison Approach”

section of the report forii.
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Field Protocol
Address ¢ [t must conform to Mailing Standard of the United States Postal Service, Publication 2& — Postal
Addressing Standards.
e The following address elements must be included in this field:
o street number
o street name (including applicable pre-directional indicator, suffi.c. anc'or post-directional indicator)
o address unit designator and number (if applicable)
o city (Postal Address City)
o USPS two-letter state or territory representation
o 5-digit ZIP Code or ZIP+4 Code (with or without the tash)
Proximity to e Enter the proximity in straight-line distance and directicn. Cor example, “1.5 miles NE.” If distance from
Subject the subject is more than a generally accepted distar:ce,ar/{ocated outside the defined neighborhood
boundaries, be sure to explain why the sale isapil2atie in the "Summary of Sales Comparison Approach™
section. A\
Sale Price e Enter the contract price of the subject if apgiicaule.
e Enter the purchase price for each of the'comparable sales.
e If a comparable is an active listirg, 2nwrits list price and comment that it is an active listing.
e If a comparable is a listing with a coriiract pending, enter the contract price if known. If not, enter its list
price and comment that the piice noted is the list price and not the contract price.
Sale Price/ o Enter the price per squareicoufor the above-grade living area for the subject, if a purchase transaction, and
Gross Liv. Area each comparable sale. .
Data Source(s) | e Enter the data sourse(s) used for sales and property information.
Verification e Enter the verificetiun source(s), the document or party from which the additional proof was obtained.
Source(s) e A Multiple Listing Service (MLS) by itself is not considered a verification source.
¢ Contarting setneone with first-hand knowledge of the transaction (agent, broker, buyer, seller, etc.),
especianV where it involves confirmation of seller concessions, is the preferred method of verification.
e A sivgicsource may be used if the quality of the data is such that the sales data are confirmed and verified
Ly catded transactions.
| . Tie information provided must permit the reader of the report to locate the data from the sources cited.
| & Do not use, as market data, sales that are not verified and adjusted to reflect the terms and conditions of
L1 sale.
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c. Factual Data and Value Adjustments in Direct Sales Comparison Grid

Adjustments are made to the price of the comparable properties for price-influencing dissimilarities betwean cach comparable and
the subject property. Not all dissimilarities require adjustment because not all dissimilarities achieve ji ce differentials in the
market. All adjustments must be extracted from and supported by the actions of the market.

For each adjustment item, enter the description of the adjustment and whether it is an upward.or . ownward adjustment. Do not
make an adjustment unless it has a material effect on value.

Adjustments must be reasonable and not excessive.
Ensure that abbreviated descriptions are readily recognizable by the intended.-users.

The following table shows the individual field descriptions of the sales cumgparison grid along with the FHA protocol for that
section.

Field Protocol
Sales or Financing | e Report the type of transaction{sre wat'e below).
Concessions e Report the type of financing (ste wwle below).

e Report the type and amoviii.of sales concession for each comparable sale listed. If no concessions exist,
the appraiser must note-Q

e The appraiser is reguirad..o make market-based adjustments to the comparable sales for any sales or
financing conces<'2iis that may have affected the sales price.

e The adjustment for each comparable sale must reflect the difference between the sales price with the
Sales Cor.cexs1cns and for what amount the property would have sold under typical market conditions.

Date of Sale/Time | e Enter tric:date of settlement. UAD formatting may show this as month and year.

e Ent<: the date of contract. UAD formatting may show this a month and year.

e Tirpe gdjustments, if any, must be supported by the market and be consistent with the neighborhood
na/ket conditions noted.

| = Show both the contract date and the date of settlement. Time adjustments must be calculated using the

contract date (meeting of the minds) rather than the date of settlement. Explanation is required for any

time adjustments.
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Field

Protocol

Location

e See the table below for UAD Externalities Description.

e Location adjustments may be warranted for positive or negative factors that.influence sales price, such
as a busy street versus a quiet street, rather than using the name of the comixur'ity or subdivision.

e Explain any adjustments made in this area.

o If the UAD specifications do not sufficiently describe the locationsof ti e subject and comparable sales,
use one of the blank lines to provide additional descriptions anc.corresponding adjustments.

Leasehold/Fee

e State whether the property was sold as Fee Simple or as a Leaschoid Estate.
e An adjustment is required if the estate differs from the«rigntsappraised for the subject property.
e Adjust for difference between the comparable properti=s ana the subject based on Fee Simple versus

e Adjust for differences between the comparable. biopeities and subject based on differences in terms of

Simple
Ground Rent if applicable.
Ground Rent if applicable.
Site e Enter the site size in square feet or acreaoz.

o The total size of the entire site/parce! must be entered.
o No other data may be entered i this field.
o For sites/parcels that hav2.a1 ai2a of less than one acre, the size must be reported in square feet
(whole numbers only, e.g., 27840 sf).
o Sites/parcels that hare a0 area of 1.00 acre or greater must be reported in acreage to two decimal
places (e.g., 8.354c,
o Format:
= |If less'toain one acre: Square feet, whole numbers only;
= |f 2:Q0acre or more: Acres, numeric to two decimal places;
= 'f .teis in square meters: numeric to two decimal places
o Inaicae the unit of measure as either 'sf' for square feet or ‘ac’ for acres or sqm for square meters as
appropriate.
o Examples: 6400 sf or 3.40 ac or 380 sqm.
o "Mz ke adjustments only for measurable differences.

[ > Small differences in lot sizes may not support a credible adjustment if the sizes of the comparable (s)

and the subject are within a typical range.
o |If appropriate, consider the possibility of Excess or Surplus Land and provide appropriate comments.
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Field

Protocol

View

Describe the view from the site, e.g., similar houses, commercial area, water view, scenic view, etc.
See the table below for the UAD view descriptions.

Make adjustments for view if the market recognizes a difference. Provide p*otographs and explanation
to support the adjustment.

Design (Style)

Enter the style according to a description used by local market expmtat‘_ons. Be consistent with the
improvement description.

Quality of
Construction

Enter Q1-Q6 as appropriate, using the quality rating as definzc in the UAD Quality Description Table
below.

Differences in quality resulting in adjustments must b+ exniained. An explanation must be specific. It is
not sufficient to simply state that “adjustments for Jualivy are based on observations” or “based on
descriptions provided in MLS.”

Adjustments may also be warranted for interic:"construction quality and if so, they must be explained.
For example, the second floor of a one-an~. a ralf-story house finished with lower grade materials and
finish compared to the first floor.

Actual Age

Enter only the actual age of the subjoct and each comparable property.
If the market demonstrates an 2d ust nent strictly for age, apply and explain.

Condition

Enter C1-C6 as appropriate using the condition rating as defined in the UAD Condition Description
Table below.

Differences in concition 12sulting in adjustments must be explained. The explanation must be specific.
It is not sufficient to siniply state that “adjustments for condition are based on observations” or “based
on descriptions oruvided in MLS.”

If the appraisa:is.completed “subject to repairs,” the subject’s condition rating, and corresponding
adjustmen’s, must be based on the repairs as completed.

Above-Grade
Room Count

Enter the rcom count, consistent with the description of improvements on the front of the appraisal
form. Up to three adjustments may be entered:

¢ “The first line is for bedroom and/or total count differences (if appropriate)

¢ The second line adjustment is for bathroom count differences (if appropriate).

o The third is for a difference in GLA (if appropriate).
Explain any adjustment to a comparable property in both GLA and room count, bedroom count and/or
bathroom count.
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Field Protocol

Gross Living Area | e Enter the total square footage of the above-grade living areas.
e Adjust for market recognized differences where warranted.

Basement & e Provide the total square footage of the basement area.
Finished Rooms e Total basement area format: square footage, numeric, up to five digits: I.e. .2345.
Below Grade

e The appraisal report must indicate the square footage in whole nunihers only, no commas.

e If there is no basement, enter a value of 0.

e Report the finished square footage in whole numbers only, nd.ccmimas.

e If 0% is finished, a value of 0 must be entered.

e If the appraiser does not have a credible data source fer tii2 quantity of finished basement area, enter a 1
for finished area and explain in the addendum.

e Finished square footage format: numeric, to five ciais: 12345.

o Enter the type of additional basement accase.based on the following table:

Allowable Values | PDF Display
WalkOut W0 i
WalkUp wWu
InteriorOnly in

e Explain or address the antticability of the adjustments for differences in basement access. For instance,
if no adjustment is made 1or a walkout basement versus a walk-up basement, provide an explanation.
Enter the type of (02ms below grade: recreation room, bedroom, full bath, half bath.

Basement room forimat: numeric, one digit such as 1rr, 1br, 1ba or 1rr, 2br, 1.1 ba, etc.

Explain aay special features or finishes in the “Summary of Sales Comparison Approach” section.
Becausc-th» adjustments for multiple basement characteristics may be combined, it is important to
incl:de clear explanations of each adjustment factor or amount.

Functional Utility | e Enuer Average,” “Superior” or “Inferior” as a total of the items rated in the “Improvement” analysis

corpared to the subject. Use the “Summary of Sales Comparison Approach” section to explain

|~ differences.

e Adjust for functional obsolescence observed in the subject, and not found in the comparable. A floor
plan of the subject is required when functional obsolescence is attributable to layout or poor floor plan.
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Field

Protocol

Heating/Cooling

Enter the type of heating and cooling systems, e.g., “Gas,” “FWA,” or Central +.ir Conditioner “CAC.”
Any adjustment for differences in heating and cooling systems must be based on market expectations.

Energy Efficient Describe energy efficient items: storm windows and doors, solar installatio,s. .eplacement windows,

Items etc., and enter an adjustment for differences if warranted. If none, so taic.

Garage/Carport Enter a description of the garage/carport. Calculate adjustments in occo dance with market acceptance
of carport value versus garage and size (one car, two cars, etc.). .

Porch/Patio/Deck Enter these features for the subject and comparable sales if they ~xist. Base any adjustments on local
market expectations. (.

Blank Lines Three blank lines are provided for the appraiser’s use«o G=scribe additional amenities, features or
individual characteristics not listed or addressed elsewhere in the sales grid, e.g., woodstove, fireplace,
fencing, pool or other.

Enter appropriate adjustments. For example;.a'pool located in an area that expects pools might bring a
dollar premium in comparison to a compa:hle without a pool.

Net Adjusted Mark either the [+] or [-] box to indicate :f the total net adjustments will increase or decrease the value

(Total) and note by how much.

If the adjustment exceeds prei=ii=d fjuidelines, review the comparable properties to determine if the best
ones were selected and adjustments were appropriately applied.

If the total adjustments ajnear disproportionate in relation to the price, the appraiser must reexamine the
relevance of that sale @ina thie magnitude of the adjustments.

Adjusted Sale

Price of Preferred underwriting guidelines indicate that adjustments must not exceed 10% for line items, 15%
Comparable for net adiuswr.ents, and 25% for gross adjustments.
Properties If any-adjustriients exceed stated guidelines, an explanation must be provided.

Total all of the adjustinents and add them to or subtract them from the sales price of each comparable.

Research sale or
transfer history of
subject & comps

Enter an “A “in the applicable box indicating whether the appraiser “did” or “did not” research the sale
or _ranrsfer history of the subject property and comparable sales. If not, provide an explanation.

A property’s location in a “non-disclosure state” does not remove the appraiser from the requirement to
research, report, and analyze the prior sale history of the subject and comparable properties.

Research prior

sales or transfar..ot

subject property

-

Enter an “X” in the applicable box indicating whether the appraiser’s research “did” or “did not” reveal
any prior sales or transfers of the subject property for the three years prior to the effective date of this
appraisal.
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Field Protocol
Data Source(s) e Enter the data source(s) used for sales and transfer information.
e Appraisers are to be familiar with the data source(s), e.g., how the data is gathered and how often it is
updated.
Research prior ¢ Enter an “X” in the applicable box indicating whether the appraiser’s =escarch “did” or “did not” reveal
sales or transfers of any prior sales or transfers of the comparable sales for the one yeai.nrio - to the date of sale of the
comparable sales comparable sale per the requirements of the form.

e FHA requires the appraiser to report the date(s) and prices of p.i0r sale(s) that occurred within one year
of the effective date of the appraisal. ("

Data Source(s) e Enter the data source(s) used for sales and transfer infarrnauon. Two sources are recommended for
researching prior sales and transfers: local MLS and iacal public records at a minimum.

e Appraisers must be familiar with the data source(?), c.g., how the data is gathered and how often it is
updated.

The following table provides instruction for completing the “Sale. Transaction Type” portion of the “Sales Comparison
Approach” section of the report form.

Transfer Type Sales Grid Label Paga 1 Description
REOSale REO REO sile,
ShortSale Short Shor cale
CourtOrderedSale CrtOrd Cauvtordered sale
EstateSale Estate “citate sale
RelocationSale Relo We. N Relocation sale
NonArmsLengthSale | NonArm Non-arm’s length sale
ArmsLengthSale ArmLth Arm’s length sale
Listing Listiig Does not apply to subject property.

The following table dispicvs the UAD allowable values for the type of financing along with the related abbreviation, which will be
printed on the displav ™F of the appraisal report.
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Allowable Values | PDF Display
FHA FHA

VA VA
Conventional Conv

Cash Cash

Seller Seller
RuralHousing RH

Other Explain

The following table displays the UAD allowable values for the type of location aiarig-tvith the related abbreviation, which will be
printed on the display PDF of the appraisal report.

Allowable Values | PDF Display
Neutral N
Beneficial B
Adverse A

The following table displays the UAD allowable values iartiie UAD Externalities Description for location, along with the related

abbreviation, which will be printed on the display PZ = of the appraisal report.

Allowable Values PDF Display
Residential Res ¢
Industrial Ind |
Commercial Comm
BusyRoad BsyRu
WaterFront WsFr
GolfCourse G'fCse
AdjacentToPark _J_rAderk
AdjacentToPowerkirias | AdjPwr
Landfill T\ Lndfl
PublicTransportadon PubTrn
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Allowable Values

PDF Display

Other

If an Externalities factor not on the list provided materially affects the value of the property, the app 2is2r must select “Other” and
enter a description of the view associated with the property. Free-form descriptions must be enrter>c-carefully because data will be

truncated on the appraisal report form if it exceeds available space for that field.

The following table displays the UAD allowable values for the type of Site View along:avith the related abbreviation, which will
be printed on the display PDF of the appraisal report.

Allowable Values PDF Display
WaterView Witr
PastoralView Pstrl
WoodsView Woods
ParkView Prk
GolfCourseView Glfvw
CityViewSkylineView | CtySky
MountainView Mtn
Residential View Res
CityStreetView CtyStr
Industrial View Ind
PowerLines PwrLn
LimitedSight LtdSght |
Other |

If a view factor not on the lict proviaed materially affects the value of the property, the appraiser must select “Other” and enter a

description of the view associatod with the property. Free-form descriptions must be entered carefully because data will be
truncated on the appraise| renort form if it exceeds available space for that field.

The following table (ispiays the “UAD Allowable Values” for the Quality of Construction along with the related abbreviation,
which will be priatec on the display PDF of the appraisal report.
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Allowable
Values

Definitions of Quality Level Identifiers

Q1

Dwellings with this quality rating are usually unique Structures that are individually designed by an architect for
a specified user.

Such residences typically are constructed from detailed architectural plans anc.sgceifications, and feature an
exceptionally high level of workmanship and exceptionally high-grade mauwarials throughout the interior and
exterior of the Structure.

The design features exceptionally high-quality exterior refinements aria arnamentation, and exceptionally high-
quality interior refinements.

The workmanship, materials, and finishes throughout the dwelling ar¢ of exceptionally high quality.

Q2

Dwellings with this quality rating are often custom-designez iarconstruction on an individual property owner’s
site.

However, dwellings in this quality grade are also founi.iii high-quality tract developments featuring residences
constructed from individual plans or from highly n:aaified or upgraded plans.

The design features detailed, high-quality exteric: ornamentation, high-quality interior refinements, and detail.
The workmanship, materials, and finishes thi:oughout the dwelling are generally of high or very high quality.

Q3

Dwellings with this quality rating are 1asiderices of higher quality built from individual or readily available
designer plans in above-standard resider:‘iai tract developments or on an individual property owner's site.

The design includes significant exteriar ornamentation and interiors that are well finished.

The workmanship exceeds accepiebie standards and many materials and finishes throughout the dwelling have
been upgraded from “stock” staizards.

Q4

Dwellings with this quality ra.ing meet or exceed the requirements of applicable building codes.

Standard or modified sranidard building plans are utilized and the design includes adequate fenestration and
some exterior ornaneatation and interior refinements.

Materials, workmaiship, finish, and equipment are of stock or builder grade and may feature some upgrades.

Q5

Dwellings wiur this quality rating feature economy of construction and basic functionality as main
considerai s,

Such awcetiings feature a plain design using readily available or basic floor plans featuring minimal fenestration
anahas.c finishes with minimal exterior ornamentation and limited interior detail.

These dwellings meet minimum building codes and are constructed with inexpensive, stock materials with
iirnited refinements and upgrades.
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Allowable Definitions of Quality Level Identifiers
Values

o Dwellings with this quality rating are of basic quality and lower cost; some may not he suiable for year-round
occupancy.

¢ Such dwellings are often built with simple plans or without plans, often utiliziag ¢iie lowest quality building

Q6 materials.

e Such dwellings are often built or expanded by persons who are professicnally unskilled or possess only minimal
construction skills.

e Electrical, plumbing, and other mechanical systems and equipmen’. rna~0e minimal or non-existent.

e Older dwellings may feature one or more substandard or non-confoiiiiing additions to the original Structure.

The following table displays the UAD compliance Condition Rating Code aiang with the related definition of the level of

condition.
Condition Definitions
Ratings
c1 e The improvements have been very reccnt’y constructed and have not previously been occupied.
e The entire Structure and all components are new and the dwelling features no physical depreciation.
e The improvements feature no deferred. maintenance, little or no physical depreciation, and require no repairs.
o Virtually all building compeneritsare new or have been recently repaired, refinished, or rehabilitated.
o ¢ All outdated components ard Firiishes have been updated and/or replaced with components that meet current
standards.
o Dwellings in this catryery.either are almost new or have been recently completely renovated and are similar in
condition to new cuns:ruction.
e The improvements cre well maintained and feature limited physical depreciation due to normal wear and tear.
C3 e Some componants, but not every major building component, may be updated or recently rehabilitated.
e The Strucrire nas been well maintained.
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Condition Definitions
Ratings

The improvements feature some minor deferred maintenance and physical deterioration due to normal wear and
tear.

C4 The dwelling has been adequately maintained and requires only minimal repairs o ruild components/mechanical
systems and cosmetic repairs.
All major building components have been adequately maintained and ara funcuonally adequate.
The improvements feature obvious deferred maintenance and are in nze_ .07 some significant repairs.

C5 Some building components need repairs, rehabilitation, or updatin.
The functional utility and overall livability is somewhat diminisned uue to condition, but the dwelling remains
useable and functional as a residence. .
The improvements have substantial damage or deferred.rnairiienance with deficiencies or defects that are severe

C6 enough to affect the safety, soundness, or structural inicyr 'ty of the improvements.
The improvements are in need of substantial repairzand rehabilitation, including many or most major
components.

Note: Newly constructed improvements that feature revciea materials and/or components can be considered new dwellings if the
dwelling is placed on a 100 percent new foundation, and the recycled materials and the recycled components have been
rehabilitated/re-manufactured into like-new condition.. Recently constructed improvements that have not been previously occupied
are not considered “new” if they have any significant.physical depreciation (i.e., newly constructed dwellings that have been
vacant for an extended period without adequati> im=2:ntenance or upkeep).

Report the results of the research and ana.yssis of the prior sale or transfer history of the subject property and comparable sales
(report additional prior sales in the ‘A<di'ional Comments” section or an addendum).

Field Protocol
Date of | ¢ Report the-dctels) of prior sale(s) or transfer(s) of the subject that occurred within three years of the effective date
Prior of the anpiaisal.
Sale/
Transfer N\
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Field Protocol

Price of Report the price of the prior sale(s) or transfer(s) of the subject that occurred within three \zears of the effective

Prior date of the appraisal.

Sale/ FHA requires the appraiser to report the date(s) and price(s) of prior sale(s) of the sul.’ec. property that occurred

Transfer within three years of the effective date of the appraisal and within one year pricr iei comparable sales. This field
must not be left blank, even for those non-disclosure jurisdictions in which txe aporaiser is unable to obtain this
information from a credible source: place a zero (0) in this field.

Data Identify the data source(s) used.

Source(s) e

Effective Enter the date the data was published or updated by the source. "o:.example, the local MLS may update their

Date of database multiple times during the week or month whereas p:ropecty transfers recorded at the local land records

Data office may take six or eight weeks after settlement. The p:aperty transfer records may have an effective date that

Source(s) is eight weeks earlier than the appraisal date and the<M’ S-daua is within one week of the appraisal date.

The following table provides instruction for completing the “Suniaary” portion of the “Sales Comparison Approach” section of

the report form.
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Field

Protocol

Analysis of prior sale or
transfer history of subject
and comparable
properties

Report the date(s) of prior sale(s) or transfer(s) of the subject that occurred within three years of
the effective date of the appraisal.

Report the date(s) of prior sale(s) or transfer(s) of each comparable.tixat Hccurred within one year
of the effective date of the appraisal.

Report prior transfers regardless of conveyance type or cons:dera ion amount. If the prior transfer
or offering is not relevant to the current transaction or otiaring, explain why.

For new construction, include any prior transfers of th¢: 1.aG as vacant.

If the properties are located in a “non-disclosure:stzte,” die appraiser is responsible for reporting
the information that is reasonably obtainable.

Report the analysis of prior sale or transfer hiswary of the subject and comparable properties.

The appraiser must evaluate the relevancy af grior transfers to the current sale or offering of the
comparable.

The appraiser must describe the diff_reice between recent transfers versus the current sale or
offering, and the effect on the app.aisal problem.

The appraiser must provide ai analysis of the prior sale or transfer history of the subject property
and comparable proper’ie< in “he report. Simply reporting a transaction is not a sufficient analysis
or explanation to the reac=r.

FHA recognizes ths himitations of form reports and the UAD format. If multiple prior transactions
exist for the subject Lroperty within three years prior to the effective date of the appraisal, or one
year for comnarac!e properties, the appraiser must analyze and report those prior transactions.

Summary of Sales
Comparison Approach

Explain theCcornparable selection and any necessary explanation of the adjustments.

Exnlatiany adjustments exceeding guidelines.

Exp'anrwvhich comparable sale or sales is/are given most weight or consideration, and why.
Expiuin the thought process used to reconcile the range of adjusted sale prices into a single
indication of value. The summary should generally reflect on the degree of comparability of each
comparable sale to the subject. This may include discussion of the relative size of gross and net
adjustments, date of sale, location, design, or other pertinent characteristics.

The value indicated by the sales comparison approach must be consistent with the appraiser’s
reasoning.
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Field Protocol

Indicated Value by Sales | e Enter the Indicated Value.
Comparison Approach

8. Reconciliation and Conditions of Value Estimate Section

The appraiser must consider all appropriate approaches to value and all information relevant to the.subject property and the market
conditions in the opinion of Market Value.

If there is insufficient space in the “Reconciliation” section to list and describe any “rejair’, alterations or required inspections” noted,
then the appraiser is instructed to insert a reference in the “Reconciliation” section," ‘sev. Additional Comments section on the next
page,” and list and describe the items under the heading “Repairs, Alterations, Fequired Inspections.” If necessary, due to space
limitations, use an addendum with the same heading.

Field Frotocol

Indicated Value by e Enter the Indicated Value for each of the approaches to value developed. If the approach was not
developed, enter “N/A,” “ND,” or “MavDev.” for not developed.

Final Reconciliation | e Reconcile the three approaches tovalie with a brief description of the validity and relative strength of
each approach with respect to-the appraisal assignment.

Conditions of Value Estimate

When: . Then the appraisal should be rendered...
o there are no repairs, alterations oriirspection conditions noted by the )
appraiser; “As-1s”
o establishing the adjusted ¢s-is value for a standard 203(k) when the
mortgagee requests an ajoreisal to be recorded on a separate URAR,;
o the property is being~ecemmended for rejection; or
e the intended use is-fur Pre-Foreclosure, Foreclosure, or REO.
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When...

Then the appraisal shP:Fd._LieTeEered...

¢ the subject is Proposed Construction where construction has not
started;

o the subject is Under Construction but not yet complete; or

¢ the mortgage type is a standard or limited 203(K).

“Subject to completion pci plans and
specifications on tl evasis of a hypothetical
condition thet theimprovements have been

19

completed

@)
@)
@)

@)
@)

O

¢ the appraisal involves required repairs or alterations to:

protect the health and safety of the occupants;

protect the security of the property;

correct physical deficiencies or conditions affecting structural
integrity;

complete buyer preference items for new houses;

complete repairs/improvements noted in the work order or
contractor estimates for the limited 203(Kk); or

meet FHA MPR.

“Subjccto the following repairs or alterations
0. th2 basis of a hypothetical condition that the
repairs or alterations have been completed”

e required inspection(s) are noted by the appraiser.

“Subject to the following required inspection
based on the extraordinary assumption that the
condition or deficiency does not require
alteration or repair”

e required appraisal conditions.

Enter the required completion, repairs,
alterations, or inspections. Detailed
explanations of each must be provided in the
“Additional Comments” section or the
addendum.

More than one horaniay be marked depending on the assignment and property conditions.
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If repairs or alterations are required, the appraiser must indicate the extent of the repairs and note this in the.agropniate section of
the appraisal, in the “Additional Comments” section, or in an addendum under the heading of “Reconcili/ition - Required
Repairs,” listing the repairs noted together with an estimated cost to cure.

The appraiser must indicate the reasoning for any required inspections and note this in the appropriate-scction of the appraisal, in
the “Additional Comments” section, or in an addendum, under the heading of “Reconciliation —Xenauired Inspection,” listing the
required inspections.

29 ¢¢

The values “subject to completion per plans and specifications,” “subject to the following repairs or alterations,” or “subject to the
following required inspection” must be consistent with the subject property condition(s,described in the corresponding section of
the report.

Section iastructions
Opinion of Market Value Enter the opinion of Market Value.~
Date of Value Enter the date when the property was inspected.

9. Additional Comments Section

These comment lines provide additional space for the appraicar 1o fully describe any item, area or condition where the commentary
exceeds the space provided in other sections of the repcit.It is recommended that any information carried forward to the “Additional
Comments” section, or an addendum if needed, follzwes the sequence of the form with a proper heading identifying said section.

For example, the “Neighborhood Market Conditiens” comments exceed the space provided on the form. In that case, on page 1 in
“Neighborhood Market Conditions” enter “Sue additional comments;” in the “Additional Comments” section enter the heading
“Neighborhood Market Conditions” arid jrovide the narrative in this section.

Follow the same procedure for any sectiun of the report where commentary exceeds the space provided. This will provide the reader
with the proper identification anl linkage of additional comments together with a logical flow of information in a standardized
reporting format.
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10. Cost Approach Section

The cost approach is recognized as a valid method of valuation, and must be properly performed. If the subject.nroperty is proposed or
new construction, or the cost approach is known in the market area as a valid and useful method of valuativn, the appraiser must
complete the cost approach. It is not required for every FHA appraisal assignment if the appraiser detziim.nzs that the cost approach is
not necessary for credible assignment results. For more information, see the Cost Approach to Valua seedon in the 4000.1 FHA Single
Family Housing Policy Handbook.

a. Requirements for Remaining Economic Life

State the Remaining Economic Life as a single number or as a range. This line miust ¢ completed for every FHA appraisal
whether or not the cost approach is completed. An explanation is required if 52 r2maining economic life is less than 30 years.

The following table provides a list of the fields within the “Cost Approsachk’ section of the form along with the related protocol.
The appraiser is reminded to provide adequate information for the rhoitgagee/client to replicate the below cost figures and

calculations.
Field Protocol
Support for opinion Provide a description of the imeuiod used to estimate the site value.
of site value If the comparable salesware utilized, provide a summary and analysis of the land sales.

If an alternative metticd of estimating the site value was utilized, such as extraction, allocation, land
residual, or Grourid Rent capitalization, describe the method utilized and the analysis and support for
the conclusion.

Reproduction or
Replacement Cost

Mark the kaxindicating which cost estimating method was used.
Reproa ic'or. Cost — exact duplicate with all deficiencies and obsolescence.
Replacataent Cost — cost at current prices with equivalent utility.

Source of Cost Data

Provide the name of the cost service.

I-ciectronic version, provide the source and date. Upload as an exhibit into the report when available.
«f paper version, provide the page numbers of cost tables or factors. The reviewer or reader must be
able to replicate.

Quality Ratina .

Enter the quality rating of the cost tables or factors referenced.

| Effective [‘ie

Enter the edition and date of latest updates referenced.

46



FHA Single Family Housing
Appraisal Report and Data Delivery Guide
B. Uniform Residential Appraisal Report Form for One Family Residential Properties

Field Protocol
Comments e Describe how the physical depreciation was calculated.
e Describe the functional or external obsolescence.
e Enter the GLA calculations or refer to the property sketch.
Economic Life e Enter the remaining economic life of improvements (required for ai' F/x appraisals).
Opinion of Site Value | e Enter the opinion of site value.
Dwelling Sq. Ft. @ $ | e Enter the GLA, multiply it by the square foot factor, and entei.the result.
Basement Sq. Ft. @ $ | e Enter the basement square feet, multiply it by the square fost factor, and enter the result.

Blank Line e Use this line for lump sum adjustments for plumbing-fi.<tures, dormers, fireplaces, built-in
appliances, pools, etc.
e Add together and enter the sum.

Garage/Carport Sq. e Enter the car storage square feet, multiply i by the square foot factor and enter the result.

Ft@ $

Total Cost New e Add the results of the first five lines tcgeter and enter the sum.

Less Depreciation e Enter the amount of the estimated depreciation as a specific dollar amount, a percentage or as a

combination of both.
e Entries made in either functiorialor external depreciation require explanation in the “Comments”

section.
e Add together all forms of aepreciation, enter the sum, and deduct this total from the total cost new.
Depreciated Cost e Enter the difference from the total cost new less depreciation.
“As-1s” Value of Site | o Enter the adjustea as-is value of site improvements.
Improvements ~\
Blank Line e Enter tie ziarketing costs here. Also, if applicable, identify and include impact fees.
Indicated Value e Add wacther the depreciated cost of improvements, adjusted as-is value of site improvements,

rarketing expenses and/or impact fees, and enter the total.

11. Income Approach Sectiza

If the market containg-cuificient data for this approach to be relevant, then the income approach must be completed. The Gross Rent
Multiplier (GRM)-factor must be market derived, supported, and applied to the market rent for the subject. For more information, refer
to the Income Approuch to Value section in the 4000.1 FHA Single Family Housing Policy Handbook.

47



FHA Single Family Housing

Appraisal Report and Data Delivery Guide
B. Uniform Residential Appraisal Report Form for One Family Residential Properties

Income Approach To Value

Field

Protocol

Estimated Monthly
Market Rent

Enter the subject’s estimated market rent and multiply it by the GRM (i ratio between sales price
and gross monthly Rental Income).

Summary of Income Approach

Provide support for market rent and GRM if developed.

Income Approach

If not developed, leave blank.

If this approach was not developed or included in the report, the appraiser must provide a ‘ex:o1 why this approach was not utilized
and report whether the lack of this approach adversely affects the credibility of the epp/aisai:

12. Planned Unit Development Information Section

A PUD is a project that includes common property and improvements ownza.2nu maintained by an owners’ association for the use
and benefit of the individual units in the subdivision. If not applicable, i2ave-siank.

Project Informationior PUDs (if applicable)

Field

Protocol

Developer/Builder in Control of HOA | Enter an “X” in thehox indicating whether the developer/builder is in control of the HOA.

Unit Type(s)

Enter an “X” in ¢he box indicating the unit type: Detached or Attached.

Provide the following information for PUDs only ¥ us¢ developer is in control of the HOA and the subject property is an attached

Dwelling Unit.

The information requested is self-explana:ory. Appraisers may choose to answer the last question referencing common elements and
recreational facilities in support of aiecction adjustment regardless of dwelling style.

The following table shows the fi2la and related protocol.

Field

Protocol

Legal name of prg;sct,

Report the legal name.

Total number ofpnasas

Report the number of phases, if more than one.
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Field

Protocol

Total number of units

Report the total number of units in the project.

Total number of units sold

Report the total number of units sold. (This is to identify if the deveﬁper was
unsuccessful in selling all of the units.)

Total units rented

Report the total units rented if available.

Total units for sale

Report the total number of units listed for sale (incluﬁe_F(_r Sale by Owner).

Data source(s)

Provide source(s) of information, e.g., the HOA Loard, inanagement company,
verification with public records, etc.

Was the project created by the
conversion of an existing building(s)
into a PUD?

Answer yes or no.

If Yes, date of conversion.

If this was a conversion of existing builaings, then provide the date of conversion.

Does the project contain any multi-
dwelling units?

Answer yes or no.

Data source(s)

What is the data source foi_this?

Are the units, common elements, and
recreation facilities complete?

Answer yes or no.

If no, describe the status of completion.

If the project is Inzoimnplete or Under Construction, provide a description of what is
planned when finished, the current status of construction/completion, rate of progress, etc.

Are the common elements leased to or
by the Homeowners’ Association?

Answer ye2 C* no.

If yes, describe the rental terms and
options.

Describe common elements and
recreational facilities.

If 1.2"co>mmon elements are leased to or by the HOA, describe the rental terms and
ausions.

W hat are the common elements provided to residents?
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APPRAISER / CLIENT INFORMATION

Field Protocol
Signature e For FHA appraisals, the only signature permitted is that of the Lender 5e.ected FHA Roster
Appraiser.
e Supervisory signatures are not permitted
Name e Enter appraiser name as it appears on the certification.

Company Name

Enter company name if applicable.

Company Address

Enter address of business or company with “itfsﬁte and zip code.

Telephone Number

Enter phone number with area code.

Email Address

Enter e-mail address.

Date of Signature and
Report

Enter the date the report is Elged. This must be the current date and must be changed
accordingly for any suicsequent reports submitted, if applicable.

Effective Date of
Appraisal

Enter the effective.daze of the appraisal which, for FHA purposes, is the date the property was
inspected.

State Certification #

Enter stowe Certification number.

or State License #

! eave blank. Not used by FHA.

or Other (describe)

Leave blank.

State

Enter the State of Certification.
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Expiration Date

Enter the expiration date of State Certification.

ADDRESS OF e This field should auto populate with the appraisal software used. If not, entei-tiie full property
PROPERTY address including street, city, state and zip code.

APPRAISED

APPRAISED VALUE | e Enter the appraised value.

OF SUBJECT

PROPERTY $ A\

Name e Enter the name of person who ordered the appraisal.

Company Name

Enter name of lender/client

Company Address

Enter company address

Email Address

Enter email address where report wes transmitted to, if applicable
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C. MANUFACTURED HOME APPRAISAL REPORT

This section provides specific instructions for completing the Fannie Mae Form 1004C/Freddie Mac Form 7GR Manufactured Home
Appraisal Report. FHA requires that this report be submitted in the MISMO 2.6 Errata 1, which is an XVii» document with embedded
PDF as created by the appraiser.

This report form is designed to report an appraisal of one-unit Manufactured Housing, includinga un.t in a PUD, based on an interior
and exterior inspection of the subject property.

The appraisal reporting requirements for a Manufactured Housing unit under a condominiu.regime are:
1. Appraisals must be reported on the Fannie Mae Form 1004C/Freddie Mac Faorm 70B, Manufactured Home Appraisal Report.

2. The subject Condominium Project must be inspected and the “Project Infurmation” section of the Fannie Mae Form
1073/Freddie Mac Form 465, Individual Condominium Unit Appraisar Regort, must be completed and included as an
addendum to the appraisal report.

3. Comparable sales must be condominium Manufactured Houcing. Detailed explanations must be provided when search
parameters are expanded due to the lack of comparable sal2s inthe subject market area.

Appraisers are reminded to pay particular attention to Appr.isor’s Certifications #8 and #11 of the Manufactured Home Appraisal
Report and the Competency Rule of USPAP, which address ai. appraiser’s familiarity with a specific property type.

1. Subject Section

This section provides the factual data to identii; ur 2 property and the parties to the appraisal process. The FHA case number together
with the Borrower and/or property inforriaticon will be supplied by the mortgagee/client who engages the appraiser.

Field Protocol
FHA Case e Insertine, FHA case number at the top of the upper right hand corner to correspond with the XML label
Number/ Appraiser /VAZUATION_RESPONSE/REPORT/@AppraiserAdditionalFileIdentifier. This must be formatted as
Additional File Xrx-mkxxxxx, numeric only. (Example 123-4589034).This may also appear in a similar place on the other
Number pages of the report but it is not a strict requirement.
| & The FHA appraisal may not be transmitted to the mortgagee without a case number.
| e In most software packages, this is formatted as an additional file number.
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Field Protocol
Property Address | e It must conform to the Mailing Standards of the United States Postal Service, Publ caticn 28 — Postal
Addressing Standards. The following address elements must be included in this field:
o street number
o street name (including applicable pre-directional indicator, suffix, and2: host-directional indicator)
o address unit designator and number (if applicable)
e This data is referenced more than once on the form and must be represeried consistently.
o If the property’s legal location is different from the property’s nrarning address (for instance, the property is
located in a different municipality or in an unincorporated arra) £plain this in the appraisal report.
Borrower e Enter the name of the Borrower.

Owner of Public
Record

Mark the appropriate box indicating whether the seller 1s'tri2 owner of public record.

The appraiser is instructed to contact the mortgageesclicic if the seller is someone other than the owner of
record, as the property may not be eligible for'£F!/A Tinancing if it involves Property Flipping (resale in less
than 90 Days).

The mortgagee will make a determination tur any exceptions to FHA’s Property Flipping rule and advise
the appraiser.

Report where the information wes.cotained.

County

Enter the name of the county in which the property is located.
It further provides locational barameters.
If not applicable, enter“N /A

Legal Description

Enter the legal descristion or the property.

The four types of !::gal zescriptions are: lot and block system, geodetic survey, government survey system,
and metes and kounus description.

If the spase piovided is insufficient, enter this information with the “Legal Description” in the “Additional
Commaents” section of the form or attach this information as an addendum.

Assessor’s Parcel #

Enter “he narcel number assigned by the local tax assessor.
For fiimse areas that do not have an assessor’s parcel number, enter the tax identification number.

Tax Year

o Fater the current tax year used by the locale, e.g., the fiscal year or the actual year.
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Field Protocol

R.E. Taxes $ ¢ Enter the dollar amount of the annual real estate taxes, including all relevant taxes \'scho] district tax, fire
district tax, etc.).
o Manufactured Housing must be taxed as real estate to be eligible for Title I1.Fi?A insurance.

Neighborhood e Enter the name of the subdivision, if applicable, or the commonly knowr:.lccal neighborhood designation.
Name o If the subject property is in a PUD or Manufactured Housing park, prcivide the name of the development.
Map Reference e Enter the location map reference, page number and coordinates, from the source used.

e This reference must relate to the location maps most commonly'used in the locale.

Census Tract Enter the census tract number.

The census tract number must be provided.

Census tract numbers have four digits and may have.¢ two digit decimal suffix.

Where the basic census tract number is less than faurdqgits, the Census Bureau includes leading zeroes

except when displaying numbers on maps or:arined reports.

e To uniquely identify a census tract, a two-digit ctate code and three-digit county code precede the four-or
six-digit census tract number.

e The Census Bureau has an Internet recocrce guide for locating census information. It can be found at
WWW.CEeNsus.gov.

Occupant o Mark the box signifying the occuparicy status at the time of the appraisal.
e If vacant, the appraiser must \ote, in the “Improvements” section under “condition of the property,”
whether the utilities were on or off at the time of the appraisal.
o With the exception o HUD REO properties, if the utilities were not turned on:
o condition the Copraisal on a satisfactory re-inspection; and
o state thet the ctiity was off at the time of the appraisal, and include an extraordinary assumption that
the rrechanical equipment does not require alteration, repair or further inspection once the utilities are

restored.
Special e Repor' th> dollar amount of special assessments for the subject property, if any, and provide a brief
Assessments $ ex)Hlaraton for the assessment. Special assessments can include municipal bond debt for off-site
iraprovements. Larger than typical special assessments may affect marketability. If not applicable, enter

“N/A.”

PUD ‘—!_o_Check the box if the house is located in a PUD.
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Field

Protocol

HOA $

Enter the dollar amount of the HOA fee and mark the box indicating if the fees are naid ‘_per year” or “per
month.”

Property Rights
Appraised

Mark the appropriate box indicating the property rights appraised for the suhje'_L rroperty as of the date of
the appraisal.
“Other” includes Land Trust.

Assignment Type

Mark the appropriate box indicating the assignment type.

Lender/Client

Enter the name of the mortgagee/client that ordered and will rec2ivo.tne appraisal report.

The intended use of the appraisal is solely to assist FHA ii.ai'sessing the risk of the property securing the
FHA-insured mortgage (24 CFR 200.145(b)). FHA and: ne'viortgagee are the intended users of the
appraisal report. The FHA Appraiser does not guaran‘ee that the property is free from defects. The
appraisal establishes the value of the property for mcrtyage insurance purposes only.

Currently offered
for sale or offered
for sale in last 12
months

The appraiser’s certification states in part, “Lhavc researched, verified, analyzed and reported on any
current agreement of sale of the subject prope. v/, any offering for sale of the subject property in the twelve
months prior to the effect date of the appraisal...”

Mark the appropriate box indicating wii2ther the subject is currently offered for sale or has been offered for
sale in the 12-month period prior to'the =tfective date of the appraisal.

If there are multiple actions, report each instance.

Research may reveal an expi‘ea ar withdrawn listing.

The prior listing may provvide a good indication of the upper limit of value.

Report data
source(s) used,
offering price(s),
and date(s)

Complete this field regardless of whether the property is currently offered for sale or has been for sale in
the 12 months preczding the date of the appraisal.
Identify the courcefs, used, and price(s) and date(s) of current or prior listings.

2. Contract Section

This section must be comp!ei“d. when the appraisal assignment involves a purchase transaction; otherwise leave blank when not
applicable. FHA requires -t the appraiser be provided with a complete copy of the ratified sales contract, including all addenda, for
the subject property. it prevides the agreed-on contract price (accepted offer), date of sale, and all financial terms implicit in the offer.
If unable to obtairi this.information, the appraiser is to state what efforts were made to obtain it.
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Field

Protocol

Analyze Contract of
Sale

Explain the results of the analysis (terms and conditions) of the contract of sale, ar wt'y the analysis was

not performed.

The analysis may include a reference to the number of pages contained in.th>"céntract for sale provided.

The analysis must include a description of any non-realty items incluaad i1 1he contract.

If purchaser name in contract does not match borrower name proviuad b’ the lender, include a comment.

Contract Price $

Enter the final, agreed upon contract price for the purchase transection.
If the manufactured home is new construction, does the contrict price include all delivery, installation
and setup costs?

Date of Contract

Enter the date of the contract.
This is the date when all parties have agreed to the ‘erris of, and signed the contract.

Is the property seller
the owner of public
record?

Mark the appropriate box indicating whether tha-seller is the owner of public record.

The appraiser is instructed to contact the moitgaacse/client if the seller is someone other than the owner
of record.

The property may not be eligible for FHA financing if it involves Property Flipping (resale in less than
90 Days).

The mortgagee will make a detzraination for any exceptions to FHA’s Property Flipping rule and advise
the appraiser.

Data Source(s)

Report where the inform_al._';n was obtained.

Sales Concessions
Downpayment
Assistance

Mark the appropriate.bax 1hdicating whether or not there is any financial assistance (loan charges, Sales
Concessions, gift ¢i downpayment assistance, etc.) paid by any party on behalf of the Borrower.

If necessary, us¢ the-“Additional Comments” section of the appraisal reporting form or an addendum,
and enter the bcading “Sales Concessions,” completing the description.

If yes, the anpraiser is to report the total dollar amount and describe the items to be paid.

If the sale involves Personal Property (e.g., an aboveground pool, lawn mower, furniture, etc.) it must be
ider tifi2d and excluded from the valuation.

Manufacturer’s
Invoice

‘iz applies only to new construction (initial sale from manufacturer).

Mark the appropriate box and explain the results of the analysis (terms and conditions) of the
manufacturer’s invoice or why the analysis was not performed.

If the invoice is not available, the appraiser is to note the unavailability.
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Field

Protocol

Retailer’s Name o Applies only to new construction (initial sale from manufacturer).

e Provide name of retailer or distributor who sold unit.

3. Neighborhood Section

This section reflects the area surrounding the subject property. The appraiser must observe rieightberiiood characteristics and
surrounding properties to make determinations that will be incorporated into the valuation £ tne subject property. In all instances, the

appraiser must

mark the appropriate box for each line in the “Neighborhood Characteristice ’.and “Housing Trends” sections. Failure

to note conditions that may adversely affect the value of the property violates the USR+.P

NOTE: Race and the racial composition of the neighborhood are not appraisal fi ctos.

Neighborhood Character.stics

Field ~cotocol
Location | e Enter the type of area surrounding the subject projerty:
o urban — relates to a city
o suburban — relates to an area adjacent to o City
o _rural —relates to the country or bevaiid the suburban area
Built-Up | e Enter the built-up percentage — the pzicaitage of available land that has been improved.
e Land such as a state park would not Le-considered available land.
Growth | e Enter the growth rate.
e If many lots are available, 1> growth rate may be rapid, stable or slow, but if the neighborhood is fully developed,
select the “Stable” boX. |
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Manufactured Housing Trends

Field

Protocol

Property Values

Mark the box describing the current trend in the As-Is Property Values for Manufactured Housing in the
community.

Comparing Manufactured Housing units that have been sold and resold in recent.years is an effective way to
determine market trends.

Appraisers who use this method, however, must factor in any improvements or changes made to the property
between sales.

If the subject property is one of few manufactured homes in the ‘1eignoorhood, indicate this scarcity in
“Market Conditions,” identify the most predominant housing type within the neighborhood, and address
trends in value for that identified type.

Demand/Supply

Mark the appropriate demand/supply trend. To determin2 trie equilibrium status of supply and demand in the
neighborhood, compare the number of houses salc.tu th2 number of houses listed for sale in a recent time
period. The similarity or difference between the.icmber of houses sold and listed, not the absolute numbers,
must determine the demand/supply level.

If the subject property is one of a few mancufactured homes in the neighborhood, indicate this scarcity under
“Market Conditions,” identify the mi2st ore dominant housing type within the neighborhood, and address
trends in demand/supply for that identified type.

Marketing Time

Mark the appropriate marketing tim= — the typical length of time a property most similar to the subject
property would have to stay Hn e market before being sold at a price near its Market Value.

Price/Age

Indicate the low and highneignborhood prices and ages as well as the predominant value and age of
manufactured housing I ne high and low for both price and age must exclude the extreme. If the subject
property is one of “evv rianufactured houses in the neighborhood, indicate this paucity under “Market
Conditions,”.identiy“the most predominant housing type/style within the neighborhood, and address prices
and ages for thauc:dentified type.
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Present Land Use %
One Unit, Two- to e Estimate each type of land usage in the neighborhood.
Four-Unit, Multi- e [fthere is no land in the neighborhood with one of the designated classificatians, enter 0.
Family, Commercial, | o If a portion of the land consists of parks or other unspecified classifications, <nfer the estimated
Other percentages on the “Other” line and explain in the “Neighborhood Descriptinn” section.

Neighborhood Boundaries

The appraiser must clearly define the boundaries — north, south, east and west — of tlic siibject’s neighborhood. Providing a
description of neighborhood boundaries by physical features such as streets, rail lincs.other man-made barriers, or well-defined
natural barriers (e.g., rivers, lakes, etc.) details the makeup and understanding.regaruing neighborhood composition.

Neighborhood Nairative

Neighborhood e Discuss factors that would attract resionw or cause them to reject the neighborhood. These are

Description typical factors important to discuss:

o level of maintenance and candition of housing

o housing styles, ages, gizes, 2te.

o land uses

o proximity to emplsyment and amenities, including travel distance and time to local

employment seureas and community amenities

employment stab'lity, in terms of variety of employment opportunities and industries

o overall apinearof the neighborhood, as compared to competitive neighborhoods in the same

market

o can/znience to shopping, with respect to distance, time and required means of transportation

o“.coavenience to schools, in terms of the distance and time for travel to school

Market Conditions e rovide relevant information in support of the conclusions relating to trends in the As-Is Property

(including support for Va:ues, demand/supply and marketing time.

the above conclusions) (< :Provide a description of the prevalence and impact of sales and financing concessions and/or
downpayment assistance in the subject’s market area.

e Other areas of discussion may include Days on Market, list to sale price ratios, and/or financing
availability.

o
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4. Site Section

This information provides the description of the land underlying the subject property. Insert factual informaticn e:1 each of the lines
provided and report the conclusions as directed. Consider all aspects of the physical description and recciicile them in the opinion of
Market Value. This section of the appraisal requires the appraiser to consider any adverse site conditiziis aradverse external factors

that may affect value.

Field Protocol

Dimensions List all dimensions of the site beginning with the frontage. If the ctigoe of the site is irregular, show the
boundary dimensions (85" X 150" X 195' X 250'), or attach a prcper.y survey, site plan or plat, or legal
description with the comment, “see attached.”
Do not list the site area on the “Dimensions” line.  «. ©

Area Enter the site area in square feet if less than one acrz, or acres if one acre or more. For appraisals in territories
where the metric system is widely accepted, such s Puerto Rico, square meters can be reported on the form
by “sqm” in place of “sf” or “ac” to denote ti.eiot zize. Examples: 6400 sf or 3.40 ac or 380 sgm
This entry must be consistent with the dimensioas provided in the “Dimensions” field.

Shape Describe the shape of the site, e.g., trianigular, square, rectangular, irregular, or flag lot.

View Briefly describe the view from the piraoerly (None or N/A is not an acceptable response).

Identify a view with a significantpositive or negative influence on the value.
Photographs are required for.aaynegative or positive view influences affecting value or marketability.

Specific Zoning
Classification

Enter the specific zoning ciassification used by the local municipality or jurisdiction, e.g., R-MH. R-1.
If no zoning exists, en*c=“1lone Exists.”

Zoning Describe what the sp2cific classification means. Include a general statement describing what the zoning
Description permits. For examy e, R-MH = Residential-Manufactured Housing; and R-1 = SF Residential.
If “None exists,” describe the prevalent use of sites in the neighborhood.
Zoning Determirc whether the current use complies with the zoning ordinances.
Compliance Markwhether it is “Legal,” “Legal Non-Conforming” (Grandfathered Use), “No Zoning,” or “lllegal Use.”

If tha cvisting property does not comply with all of the current zoning regulations (use, lot size, improvement
size, off-street parking, etc.) but is accepted by the local zoning authority, enter “Legal Non-Conforming,”
Lrovide a brief explanation, and state whether the property may legally be rebuilt if destroyed.

If the use is not legal, the property is not eligible for FHA mortgage insurance.
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Field Protocol
Highest and Mark the appropriate box. This entry represents the highest and best use of the site, as.improved, in relation to
Best Use the neighborhood and current market conditions.
If the current use represents the highest and best use, mark “Yes.”
If it does not, mark “No” and provide a detailed explanation. -

Utilities Mark either “Public” or “Other." If “Other" is marked, describe. Public uiilitic s mean governmentally
supplied and regulated. Public does not include any community systeras sponsored, owned or operated by the
developer or a private company not subject to government regulation ar financial assistance.

Note if there are mechanical chlorinators or water flow that cecieas<s noticeably while running simultaneous
plumbing fixtures.

Visually inspect the septic system and its surrounding ared. 't there are obvious or readily observable signs of
system failure, “require inspection” to ensure that the s et is in proper working order.

Note: The appraiser must indicate whether a pubiic “»ac2r or sewage disposal system is available to the site. If
available, connection must be made to the public ar =ommunity water/sewage disposal system if connection
costs are reasonable. The mortgagee will determine whether connection is feasible.

Off-site Briefly describe the off-site improvements under “Type” and mark “Public” or “Private.” For example:

Improvements— “Street-Asphalt — Public,” or “Alley - Noie.”

Type Public refers to an improvement dedicated to and accepted by a unit of government — not including HOAs.

FEMA Special FEMA is responsible for mapping 'ood hazard areas. If the property is within an SFHA, mark “Yes.”

Flood Hazard
Area

Otherwise, mark “No.”
Attach a copy of the floed 12ap panel for properties located within an identified flood hazard area.

FEMA Flood Enter the FEMA Zon< aesignation.

Zone Only properties:with.n SFHAS, such as zones “A” (a special flood hazard area) and “V” (a coastal area)
require flood.ins iraiice. Zones “B” “C” and “X” do not require flood insurance.

FEMA Map # Enter the®SEMA 'nap number and map date.

and FEMA Map
Date

If it is nc( siown on any map, enter “Not Mapped.”
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Field

Protocol

Are utilities and
off-site
improvements
typical for the
market area?

Mark the appropriate box indicating whether the utilities and off-site improvements ai= typ ical for the market
area.

If “No” is marked, explain why the utilities and/or off-site improvements are not “vpical.

Are site size,
shape and
topography
conforming?

Mark the appropriate box indicating whether the site size, shape and npog@hy are generally conforming to
and acceptable in the market area.
If “No” is marked, explain why, and its impact on value and/or rnark:siability.

Vehicular access

Mark the appropriate box indicating whether there is adef;zaie vehicular access to the subject property.
If “No” is marked, provide an explanation.

Street
maintenance

Mark the appropriate box indicating whether the str ot properly maintained.
If “No” is marked, describe the condition of the < ‘rcet, lack of an all-weather surface and/or adequacy
maintenance.

Any adverse site
conditions or
external factors?

Mark the appropriate box indicating wheti er there are any adverse site conditions or external factors
(easements, encroachments, envirorm¢nta' conditions, land uses, etc.).

If “No” is marked, no comment is necassary; if “Yes” is marked, a detailed explanation is required.
Describe any adverse site condifions or adverse factors.

Consider easements affecting e functional utility of the property in the conclusions of both the highest and
best use, and Market Value. rei example, discuss adverse easements, encroachments, slide areas, illegal or
non-conforming zonirg use, etc.

Consider surface, sursurface and overhead easements.

List any adverse er.#izonmental conditions, including hazardous wastes, toxic substances and others.
Explain all deticioncies that do not require repair (extreme slope, etc.) and consider them in the opinion of
value.

Discuss trie-observations with direct relationship to value and consider them in the approaches to value.
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5. Leasehold Interest/Ground Rent Section

If the property is subject to Ground Rent, the appraiser must include an analysis of the terms of the lease, inciudiry the term of lease,
renewal options, right of redemption, capitalization rate, date of expiration, etc. The mortgagee is responsii-le for ensuring that the
appraiser has a copy of the deed or lease for analysis, and that a copy is included in the loan file.

The heating/cooling certification and insulation maps may be on the data plate, or they may be 1:.sep arate documentation provided
with the house. The data plate is not required to include the heating and cooling certification.-Manufacturers and in-plant inspection
agencies are not required to maintain the heating and cooling certification information.

Field

Protoca’

HUD Data Plate

Mark the appropriate box to indicate if the data plat= is\actached.
If the data plate is missing and/or the appraiser.is Lnavle to locate it, the appraiser only needs to report
this fact and is not required to secure the cate wiat information from another source.

Certification Label
(aka HUD Seal)

If unable to locate the HUD certification lzoe! (HUD seal), the appraiser must report this in the appraisal.

Manufacturer’s Serial
#or VIN #

Enter the manufacturer’s serial number or VIN #, which can be found on the HUD data plate. If the data
plate is missing, the serial num=e:.is stamped on the foremost cross member of the supporting frame of
the hitch end of the manufactured home.

HUD Certification
Label #(s)

Enter the label numbers fo.: each section.

Manufacturer’s
Name, Trade/Model,
and Date of
Manufacture

Provide the manufachier’s name, model name of the subject unit and date of manufacturer from the
HUD data plate:

Wind, Roof Load and
Thermal Zones

The:HUD uuta plate contains wind, roof load and thermal zone maps, which designate the zone for
which the house was constructed. Mark the appropriate box.

‘VIurk the appropriate box indicating whether the subject meets zone requirements for its location.
Mark “No” if the zone map indicates the manufactured home was constructed for a geographic area
different from where the home is located. The appraiser should note and highlight this discrepancy.
Mark “No” if the data plate is missing. The appraiser must note the data plate missing, and is unable to
determine compliance with wind, roof load and thermal zones requirements.
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6. Improvements Section

This section describes the subject improvements. Accurately report the conditions observed. Describe needea renairs, or the existence
of any functional or external obsolescence. Enter factual information on each of the lines provided and repert the conclusions.
Consider all aspects of the physical description and reconcile them in the opinion of Market Value.

General Description

Field

Protocol

Units/Additions

Mark the appropriate box. The Manufactured Home Appraisal Repart isdesigned solely for the valuation of a
one-unit Manufactured House. The appraiser is to indicate if the tniginal manufactured home (as delivered and
installed) to the site has been altered or added on to by markina the box for additions.

# of Stories

Enter the number of stories above grade, including half siziri=s.
Format required is Numeric, to 2 decimal places.
Do not include the basement.

Design (Style)

Enter a brief description of the house design stylc—aéil._g historical or contemporary fashion. For example: Cape
Cod, bi-level, split level, split foyer, colonial.ctown house, etc. Do not use the builder's model name. Avoid
generic descriptions such as traditional or ccavantional.

# of Sections

Mark the appropriate box denoting the iuriber of sections. Mark “Other” if the subject is made up of four or
more sections.

Type Mark the box that identifies the 50 ot dwelling: "Det." (Detached); “Att.” (Attached); "S-Det.” (Semi-
Detached); or “End Unit” (the end unit of a group of row houses or townhouses).
Stage of Mark the box signifying th= stage of construction: “Existing;” “Proposed;” or “New Construction” (new
Construction construction would onlv dopiy to the foundation).
Year Built Insert the year the cukiec: was completed.
Format requireuis \'YYY
For under construction or proposed construction Enter Current Year
Effective Age Enter thecfioctive age of the improvements as a number only. Do not enter text. Example: 25
(Yrs.) A rang> \=.2cceptable. Do not enter text. Example 15-20

The.ericctive age reflects the condition of the property relative to similar competitive properties. The effective

| “ge'may be greater than, less than or equal to the actual age. Note any significant difference between the actual
_( | and effective ages and explain in the “Condition of Property” comments section.
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a. Reporting Requirements for Attic

The appraiser is required to inspect the attic. Enter the attic and observe the interior for insulation, ventilaiian4fan, vent, window),
and the condition of the roof structure. Note any deficient materials, leaks or readily observable evidzie of significant water
damage, structural problems, previous fire damage, exposed and frayed wiring, or any other healt%ar.2 cafety deficiencies. If any
deficiencies exist, condition the appraisal on their repair or inspection, and prepare the appraisar:‘sthject to repairs” and/or
“subject to inspection.”

An inspection performed in accordance with these guidelines is visual and is not technicuily exhaustive. These guidelines are
applicable to buildings with four or less Dwelling Units and their related property i‘nprevements.

Field Protocol
None Enter ‘X" if there is no attic.
Drop Stair | Enter “X” if this item exists.
Stairs Enter “X” if this item exists.
Floor Enter “X” if this item exists.
Sculttle Enter “X” if this item exists.
Finished | Enter “X” if this item eXists.
Heated Enter “X” if the attic is heated.

b. Foundation

The appraiser is required to inspect the fcuncadon and basement. The appraiser must address all visible deficiencies and may
require a recommendation for an irispieunn. Consider deferred maintenance and physical deterioration in the valuation process.

c. Basement

Generally, basements may »e gartially or completely below grade (ground level). Do not count the basement in the finished GLA
at the grade level. The imarrnation provided must be consistent with the description in the “Foundation” section.
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Foundation

Field

Protocol

Poured Concrete

Mark this box if any part of the foundation system has a concrete slab.

Concrete Runners

Mark this box if any part of the foundation system has concrete runneis u—;gn which the manufactured
home rests in some fashion.

Mark this box if the manufactured home is supported by concrete/m=sonry blocks constructed on

Block & Pier

freestanding piers or by a continuous perimeter enclosure. . .
Other-Att. Mark this box if the foundation supporting the manufactiired iome does not fall under the above
Description types and describe the foundation supporting the maruiactured home.

Full Basement

Mark this box if there is a full basement.

Partial Basement

Mark this box if there is a partial basement.
If checked “yes”, at least one other foundation. t;;pe must be checked

Cellars or Limited
Basement Areas

For a dirt basement floor, determine wtiatii2arsuch a property is typical for the area and is readily
marketable.

If so, it is not required that a conc ete basement floor be installed.
Mechanical equipment, howeyer, rust be located on a concrete pad.

Basement Area Sq. Ft

Enter the square footage of 1»e sasement area using exterior dimensions.

Basement Finish %

Enter the percentage of basement (figure above) that is finished.

Outside Entry/Exit

Mark this box only i1 there is an outside entry/exit, otherwise leave blank.
If there is an entry, verify its functionality.

Sump Pump Mark this box Gty if there is a sump pump, otherwise leave blank.
Evidence of Mark thisuex if there is evidence of infestation, including the house and/or other Structures within
Infestation the lega' boundaries of the property, otherwise leave blank.

Examiiic the subject property for readily observable evidence of wood boring insects.

oot require a pest inspection based solely on the age of a property. Inspections are necessary
wiienever there is evidence of decay, pest infestation, suspicious damage or when it is customary to
he area or required by state law.
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Foundation
Field Protocol

Evidence of e Basement or crawl space area must not have excessive dampness or poncii:g of water.

Dampness e [f any of these inadequacies exist, condition the appraisal “subject to »cpairs’ to correct the condition,
or “subject to inspection” to determine the source of the problem arid the corrective measures
necessary by a qualified party.

Evidence of o Mark this box if there is evidence of settlement, otherwise leae blank.

Settlement e Examine the foundation for readily observable evidence oi se tlement.

e Hairline step cracks are common; however, horizomel cracks, bulging walls or separation of the sill
plate from the top of the foundation wall are criticat and require inspection.

d. Mechanical Systems

An appraiser must examine the mechanical, plumbing and electrical cvstems of the subject property to ensure that they are in
proper working order. This examination entails turning on the app.icable systems and observing their performance. Electrical,
plumbing and/or heating/cooling certifications may be called<or by the appraiser who cannot determine if one or all of these
systems are working properly. An appraiser should notarkitreriiy call for such certifications. However, they are still responsible
for checking on the adequacy of these systems at the time. .01 appraisal.

Le?ting and Cooling Systems

Field

Protocol

Heating

(

Enter an “X” in the box indicatinig the type of heating system: “FWA” (forced warm air), “HWBB” (hot water
baseboard), “Radiant” ¢r.* Otner.” If “Other” is marked, provide a brief description, e.g., EBB (for electric
baseboard).

Turn on the fuimace/heating system to test its functionality, weather permitting, and that no unusual noises are
heard, no odoi’s o smoke are emitted indicating a defective unit, etc. However, do not operate the systems if doing
so may dariage equipment or when outside temperatures will not allow the system to operate.

Note sian ficant holes/deterioration on the unit.

Detarniine whether there is an installed heat or cool air source in each room by using the system’s normal operating
cartrois. It is not necessary to observe the uniformity of heat or cool air to various rooms.

Turn on the hot water to ensure that the water heater is operating appropriately.
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Heating and Cooling Systems

Field Protocol
Fuel o Enter the type of fuel used: coal, gas, oil, propane, electric, etc. ~
Cooling | e Enter an “X” in the box indicating the type of cooling system: “Central Air Conditiziil.g, “Individual” or “Other.”

If “Other” is marked, provide a brief description, e.g., permanently affixed fans, zanec air-conditioning, etc.
Turn on the air conditioning system to test its functionality, weather permitting;.an« that no unusual noises are

heard, no odors or smoke are emitted indicating a defective unit, etc. Howevar, do not operate the systems if doing

so may damage equipment or when outside temperatures will not allow .h¢ :ystem to operate.

Note significant holes/deterioration on the unit.

e. Exterior Materials and Condition

Enter the types of materials and rate the observed condition of the mate«izis (Good, Average, Fair, and Poor). Describe and explain

in detail “Fair” and “Poor” ratings and whether or not the item(s) de <ribed require repair, replacement or further inspection. The

rating must relate to the habitability of the house given local stancards (photographic documentation of property condition is
always advisable).

Exterior Descripuon: Materials/Condition

Field

Protocol

Skirting

If the manufactured housa featu-es skirting placed between the bottom of the home and the grade of the
supporting ground, indizate the material type of the skirting.

The crawl space muz: be.zroperly enclosed (if it is a crawl area with no basement) with a continuous
perimeter enclesu/e-uf a permanent foundation-type construction, i.e., poured concrete, block, brick, stone,
treated wood_etv.

Report th= type and materials and rate the observed condition.

If the ménufactured home has a crawl space and lacks a continuous perimeter enclosure of a permanent
natur:...i0we this absence and condition the appraisal for installation.

Noto wiiether the enclosed crawl area has adequate access and ventilation.

Exterior Walls .| »

A

Eater the material type: i.e. aluminum; vinyl or wood siding, brick veneer, stucco, stone, etc.
I a combination of materials, show the predominant portion first and rate the observed condition.
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Exterior Description: Materials/Condition

Field

Protocol

Roof Surface

Enter the material type and rate the observed condition. View the roof from the grGi:nd level to determine if
the integrity of the roof is sufficient.

Observe roof coverings, roof drainage systems, flashing, skylights, or chimrii2ys for readily observable
evidence of leakage or abnormal condensation on building components.

Note any evidence of deterioration of roofing materials (missing tiles, =hingles, flashing). Deteriorated
roofing materials include those that are worn, cupped, or curled.

If the roof is otherwise unobservable, look for telltale signs ¢f raofproblems on the interior, such as damage
to or water stains on the ceiling area of a room or closet.

Appraisers must note in the appraisal that they could not ade quately observe the entire roof area (state which
area(s) were unobservable). Based on the information renuited by the appraiser, the underwriter will
determine whether a roofing inspection is requirec. -

Gutters and
Downspouts

Enter the material type: galvanized, aluminum, ;JESUC, vinyl, PVC, etc., and rate the condition observed.

Window Type

Enter the window type: double hung, sinai2 hung, casement, sliders, etc., and identify the window frame
material: wood, aluminum, steel, vinyi_ eti.. Rate the condition observed.

Bedroom windows with security bars i2quire a quick release mechanism for emergency egress. If not so
equipped, condition the apprais:l 02 a “required repair.”

Storm Sash/

Describe the storm sash raatzric! or state if the windows are double glazed, etc., or a combination of the two.

Insulated Rate the condition observed. IT none, so state.
Screens e Describe the style (fu'l, h2if, none), and rate the condition observed.
Doors e Describe the exterte: doors (type and material, i.e., wood, metal, fiberglass, etc.).

A brief description of an amenity may include its material type and/or size and/or dimensions.

Amenities
Field Protocol
Woodstove # “!"e \Enter “X” if this amenity exists and provide a specific number.

| Fireplace(s\_¢_—[ o Enter “X” if this amenity exists and provide a specific number.
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Amenities
Field Protocol
Fence e Enter “X” if this amenity exists. Describe the material/type in “Additional Featu:c>.”
Patio/Deck e Enter “X” if this amenity exists. Describe the material/type in “Additional Feaun as.”
Porch e Enter “X” if this amenity exists. Describe the material/type in “Additicnal r=atures.”
Pool e Enter “X” if this amenity exists. Describe it in “Additional Features.” Specify whether it is in-ground or
aboveground.
e Aboveground pools are considered Personal Property and are net'to e included in the value.
Other e Enter “X” if this line is used to report another amenity or salicr. fzature not listed above that has
Contributory Value. Describe “Other” in “Additional Featuses.”
e Be sure to compare the comparable sales to the subjert i relation to that amenity or feature and make the
appropriate adjustments. .

f. Interior Materials and Condition

Enter the types of materials and rate the observed condition.oi the materials (“Good,” “Average,” “Fair,” or “Poor”) and whether
or not the item(s) described require repair, replacement 2r funiner inspection. Describe and explain in detail “Fair” and “Poor”
ratings. The rating must relate to the habitability of the house given local standards.

Field Protocol
Floors Enter the material type: tiie. nardwood, carpet, etc., and rate the condition observed.
Walls Enter the material typt: plaster, drywall, paneled, etc., and rate the condition observed.
Trim/Finish Enter the materiol (pe: wood, metal, vinyl, etc., and rate the condition observed.
Bath Floor Enter the materiai type: ceramic tile, vinyl, carpet, etc., and rate the condition observed.
Bath Enter the n aterial type that protects the walls from moisture: ceramic tile, fiberglass, etc., and rate the
Wainscot condition obs erved.
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g. Car Storage

Field

Protocol

None

If the property does not have a garage, carport or driveway, mark “None >~

Driveway # of Cars

If applicable, mark this box and enter the number of cars that can L2 pzired. Whole numbers only
A single-lane driveway is considered a one-car driveway.
It would be considered a two-car driveway if either car can b2 moved without disturbing the other.

Driveway Surface

Enter the surface type: concrete, gravel, macadam, etc.; if 1cie 30 state.

Garage # of Cars Enter the number of cars the structure can accommcdate. Wiiole numbers only
Carport # of Cars Enter the number of cars the structure can accomms« dai2. Whole numbers only
Garage/Carport Type If there is a garage, designate whether it is “Atteched,” “Detached” or “Built-in” and enter an “X” in

the box(es) indicating the style “Att.,” “Det.” 6z * Huilt-in.”

h. Appliances

Make an entry [X] in the boxes to indicate that these items ex'st. An entry in a box means that the item was considered part of the
real estate and is included in the value.

Field Protocol

Refrigerator Enter “X” if this item exists’ N\

Range/Oven Enter “X” if this item exisi

Dishwasher Enter “X” if this itemexists.

Disposal Enter “X” if this i*cia cxists.

Fan/Hood Enter “X” if thi itcmi exists.

Microwave Enter “X” if this item exists.

Washer/Dryer Enter “X™ 1€ this item exists.

Other Enter”{ ior an existing item not listed above and describe. Do not include personalty.
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i. Room Count and Gross Living Area

To be eligible for FHA financing, Manufactured Housing must have a GLA of no less than 400 square feet. If'smaller, the
appraiser must stop work and contact the mortgagee.

Room design and count should reflect local market expectations. To determine whether one or vvu.re,oms should be counted,
hypothetically insert a wall to separate the two areas that have been built as one; if the resideats ¢an use the resulting two rooms
with the same or more utility without increased inconvenience, count the room as two. It the hypothetical wall would result in a
lack of utility and increased inconvenience, count the room as one.

The room count typically includes a living room (LR), dining room (DR), kitchen“K7T), den (DN), recreation room (REC) and one
or more bedrooms (BR). Typically, the foyer, bath and laundry room are not.caunted as rooms. A room is a livable area with a
specific use.

Field Frowocol
Finished area | e To complete this section, enter the total numuar ot above-grade rooms, the total number of bedrooms above
above grade grade, and the total number of bathrooms above grade.
contains ¢ Do not include foyers, basement finisiea rooms or unfinished attic space.
o Enter the total square footage of the GLA above grade.

j- Narrative Comments

The completion of this section is critical to's:goorting the opinion of Market Value. The appraiser must discuss all adverse
conditions and observed physical and functional deficiencies noted. If necessary, use the “Additional Comments” section of the
form report, or an addendum, for ac'di‘?or‘al discussion or description.
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Field Protocol
Additions or ¢ Describe any additions or modifications made to the manufactured home since its iaitial placement on the
Modifications site.

e Structural additions or modifications may put the home at risk if changes were o1 properly performed.

o If the appraiser observes structural changes to the original home, an inspacuon by the state administrative
agency, which inspects manufactured homes for compliance, must be wequ) ed.

e If there is no state agency to inspect existing homes for compliance.to the Manufactured Home
Construction and Safety Standards (MHCSS), HUD will accept ce.tivication from a state licensed structural
or civil engineer that the structural integrity of the manufactuied..»ame has not been compromised,
otherwise, the manufactured home is unacceptable and may he-ineligible for FHA insurance.

Installer’s e If available, indicate the name of the person or compariy that installed the manufactured home, the date of
Name installation and the model year of the manufacturea aomz. If information is not readily available, the
Date Installed appraiser is to note such.

Model Year N

Permanent e Mark the applicable box.

Foundation e To be eligible for an FHA-insured finai cing, the design of the permanent foundation must comply with
System FHA criteria as evidenced by an ¢nginczt’s certification verifying such compliance.

e The appraiser must indicate if a copv of the required engineer’s certification of compliance of the design of
the permanent foundation was provided.

Removal of e Mark the appropriate hox " 12e appraiser must inspect the underside of the manufactured home and

towing hitch, determine if the towing nreh or running gear (wheels and axles) have been removed.

or running gear | e If not removed, or k&l to determine due to lack of access, the manufactured home is not eligible for

FHA-insured firancing and the mortgagee must be notified.

Utility e Mark the app:opriate box indicating whether the manufactured home is permanently connected to public

Connections water and sevr or well, septic, and other utilities.

e If “Ne™ iz marked, the manufactured house is not eligible for FHA-insured financing and the appraiser
mustnotiny the mortgagee.
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Field Protocol
Gross Living Mark the appropriate box indicating whether the living area of the manufactured hcme i in concert with
Area market expectations for overall living size, room size and layout.
Acceptable to If “No” is marked, an explanation is required. The analysis must demonstrate \=at'the property is still
Market readily marketable and factor this deficiency in the opinion of value.
If the GLA of the manufactured home is less than 400 square feet, the nrop 2rty is not eligible for FHA-
insured financing and the appraiser must notify the mortgagee.
Additional Use this space to describe special energy efficient features such as soiar energy or geothermal systems
Features and/or to further describe the additional features.

Please elaborate on any special or unusual aspects of items, ¢.y., a gas fireplace or wood burning fireplace,
16> X 32” in-ground pool, etc.

Rate Quality of
Construction

Rate the quality of construction of the manufacturea hoivies by marking the appropriate box and identify
the cost service used.

Report the source of the rating determination. ¢.g:; nationally published cost services, with the date of
publication and page number. If it is an elec:ronic or “online” service, report the source and date/time of
retrieval.

Condition of
the property
(including
needed repairs,
deterioration,
renovations,
remodeling,
etc.)

Describe any physical deterioration‘ana‘or functional or external depreciation noted at the property.
Provide a conclusion as to the overc!l condition of the improvements that is supported by the previous
descriptive sections.

Describe needed repairs.

FHA requires appraiser 1 nist deficiencies and/or lack of compliance with MPS or MPR.

The reported prope ty cendition must be consistent with the reconciled condition of the appraisal. If the
appraisal is compreted subject to repair, the reported condition is the condition of the property “as
repaired.”
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Field Protocol
Physical e Enter an “X” in the applicable box indicating whether or not there are any physical deficiencies or adverse
deficiencies or conditions that affect the livability, soundness, or structural integrity of the property.
adverse e [f the response is “No,” no explanation is required or needed.
conditions e If the response is “Yes,” a full and detailed explanation is required and, 12 nccessary, condition the

appraisal on the “repair or alteration of the condition” or a “required 1.:spec:ion” by appropriately qualified
individuals or entities, which may include professional engineers, wradespersons, or HUD fee inspectors.

Lead-Based Paint Hazard

e If the manufactured home was built before 1978, this may inaicate a lead paint hazard. For all FHA-insured
properties correction is required to all defective paint i1 0" on Structures and/or property improvements
built before January 1, 1978 in accordance with 24 CrR Part 35.

e Observe all interior and exterior surfaces suci a2 wails, stairs, deck porch, railing, windows or doors for
defective (chipping, flaking or peeling) paiot. (Exterior surfaces include surfaces on fences, detached
garages, storage sheds and other outbui'dings-and appurtenant structures).

e Note any areas affected (be specific}, previde photographs, and condition the appraisal on repair.

Property e Enter an “X “in the applicable boa inidicating whether or not the subject generally conforms to the
Conformity neighborhood (functional utility, styie, condition, use, construction, etc.).

e If the response is “Yes,” na-eanlanation is required or needed.

e If the response is “No, i ey planation is required.

7. Cost Approach Section

The appraiser is only required to ccmplcte wie cost approach if the manufactured home is new construction (initial sale from
manufacturer). If the manufacturead homc is over one year old and the retailer’s invoice, stating the retail purchase price of the home,
is available, a copy of the invoice raust be appended to the appraisal report. If the manufactured home is New Construction Less than
One Year Old but the title hes eeii re-conveyed after the initial sale, or if the manufactured home is over a year old, the cost approach
is not required. For cost est.mates, the appraiser must rely upon a nationally published cost service such as the National Automobile
Dealers Association (N.A.D.A.) Manufactured Housing Appraisal Guide, the Marshall & Swift Residential Cost Handbook or other
published data.
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If the manufactured home is new construction (an initial sale from manufacturer) and the retail purchase price of ti e Iarne, including
delivery, installation and set-up costs, is available, the appraiser may rely upon the retail purchase price and ¢xcluile reliance upon a
cost service. An opinion of value of the supporting site is still required. A copy of the invoice stating the retair i chase price and all

delivery, installation and set-up costs must be appended to the appraisal report. The validity and reliability of the value of the
manufactured home and property derived by the cost approach must be discussed in the “Reconciliat’on’ scction.

State the “Remaining Economic Life” as a single number or as a range. This line must be completed. whether or not the cost approach
is completed. An explanation is required if the remaining economic life is less than 30 years.

Cost Approach to Value

An appraiser must provide adequate information for the mortgagee/client to rcghicate the below cost figures and calculations.

Field

Protocol

value

Support for opinion of site

Provide a description of the met*.na used to estimate the site value.

If the comparable sales were u:ilized, provide a summary and analysis of the land sales.

If an alternative method 0. estimating the site value was utilized, such as extraction,
allocation, land resilucl, ¢r Ground Rent capitalization, describe the method utilized and the
analysis and support 1ar the conclusion.

Reproduction or
Replacement Cost

Mark the box irdicating which cost estimating method was used.
o Repraductinr Cost — exact duplicate with all deficiencies and obsolescence
o Rep!acarient Cost — cost at current prices with equivalent utility

Source of Cost Data

Proviie tne name of the cost service and reference page numbers of cost tables or factors. The
reviewer or reader must be able to replicate the appraiser’s work.

.fwiretail purchase price is available, append a copy of the retail purchase price invoice,
i.cluding all delivery, installation and set-up costs, to the appraisal report.

Effective Date of Cost Date

Enter the edition and date of the latest updates referenced.

Quality Rating

Enter the quality rating of the manufactured home derived from the cost service.

Opinion of Site Value |

Enter the “Opinion of Site Value” based on the recent comparable land sales provided above.
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Cost Approach using Marshall & Swift

Field

Protocol

Section (width)
Marshall & Swift

Determine how many sections (singlewide = one section, doublevvide = two sections, etc.)
make up the subject manufactured home.

Based upon the selected quality rating of the manufacturea home, choose the corresponding
page of square foot costs for that quality rating.

Compute the GLA for the home (width multiplied hylength) and multiply by the appropriate
rate per square foot from the square foot costs tab.e:

Make any square foot or lump sum adjustments to reflect the value of items of the home that
are above and beyond those detailed basic < .escription for the selected quality square foot
COSts.

Subtotal

Enter the total of the selected quality r:fi@ per square foot times the GLA and any square
foot and lump sum adjustments. «

Cost Multiplier

Enter the appropriate cost r.‘ultipfieT factor, if applicable.

Modified Cost Multiplier
Subtotal

Multiply the “Cost Multirlier times the subtotal of the square foot cost new and enter the
result.

Physical Depreciation or
Condition Modifier

If applicable, enter “aeaniount of estimated depreciation as a specific dollar amount.

Functional Obsolescence

Enter the amount of estimated depreciation as a specific dollar amount.
Provide an =xplanation in the “Comments” section if functional obsolescence is present and
adjusteu.

External Obsolescence

Ente. thcramount of estimated depreciation as a specific dollar amount.
Frovide an explanation in the “Comments” section if external obsolescence present and
adjusted.

Depreciated Modified
Subtotal

(not shown on Fannie Nia¢
Form 1004C/Frecdia.Nac
Form 70B form)~,

Add the total estimated physical, functional and external depreciation and subtract from the
amount entered for “Modified Cost Multiplier Subtotal.”
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Cost Approach using Marshall & Swift

Field Protocol
Delivery, Installation and e If applicable, enter the delivery, installation and set-up costs and-a'd to the cost new.
Setup e Note: Marshall & Swift includes delivery, installation and set-ut <zst in the square foot.
Other Depreciated Site e Enter the depreciated value of the site improvements.
Improvements

Market Value of Subject Site | e Enter the site value (as required above).

Indicated Value by the Cost ¢ Add any additional delivery, installation and sef—ur_ csts from above together with the

Approach depreciated value of the site improvements anc.thi: Market Value of the supporting site for a
final indication of the value by the cost apf ‘oach.

Economic Life e State the “Remaining Economic Life”.as a single number or as a range.

NOTE: e To properly employ the Marshall & Swi#t Cost Guide, follow the Marshall & Swift

instructions.

Cost Approac@_vsi_ng N.A.D.A. Appraisal Guide

Field

Protocol

Exterior Dimensions

Datermine the length and width of the subject manufactured home.

N.A.D.A Data Identification

Enter the edition month(s) and year of the N.A.D.A Manufactured Housing
Appraisal Guide.

MH State Enter the state in which the manufactured home is located.

Region Based upon the state in which the manufactured home is located, and using the
\ Regional Code Map of the N.A.D.A Guide, enter the appropriate region.

Size Enter the exterior length and width of the manufactured home.

Gray Pages Using the region code in the Gray Pages section of the N.A.D.A. Guide, find the

Trade Name of the home. This will provide a page number.

White Pages Section.( \'sts homes by
manufacturer,.mzdel/trade name and by
regional location)

Using the page number located in the Gray Pages section, go to that page
number in the White Pages Section, Part 1 of the N.A.D.A. Guide, locate the
Trade Name and find the page number listed for the Manufacturer’s Name,
Model Name for the listed width, and the Region Code.
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Cost Approach using N.A.D.A. Appraisal Guide
Field Protocol

Yellow Pages ¢ Using the page number located in the White Pages sestion, go to that page

(not listed in 1004C Cost Chart; provides number in the Value Chart found in the Yellow Magas-Section of the N.A.D.A.

current depreciated replacement value) Guide, and, using the length and width of the cuutect manufactured home
determine the base retail book value.

Black SVS Pg. e Use the Black Pages SVS (Supplementa' Value Section) section of the N.A.D.A.
Guide when the home is not listed irt t*ic.Gray or White Pages section.

Green Section e Use the Green Pages section o1 th2 N A.D.A. Guide for older homes, to adjust

(not listed in 1004C Cost Chart; provides for condition and to add for ccmponents and accessories not addressed in the

older home conversion chart, condition Yellow Pages Section.

modifier, accessory values, etc.)

Indicated Value by the Cost Approach e Add the value of the supr.orting site to the final, modified value of the
manufactured ©ore for the final indication of value.

Economic Life e State the “Remaining Economic Life” as a single number or as a range.

NOTE: e To proper!y employ the N.A.D.A. Appraisal Guide, follow the N.A.D.A.
instruations

8. Sales Comparison Approach Section

The appraiser is required to report the number of cariparable properties currently offered for sale, as of the effective date of the
appraisal, and the number of comparable sales i1 Tie subject neighborhood, within 12 months of the effective date of the appraisal, in
this section. Unlike the neighborhood price data, which includes all sales, this section focuses only on those properties that are
comparable to the subject, not the universc.ol sales.

Field Protocol
Comparable properties | o Ziiter-the number of comparable properties currently offered for sale, including those under contract,
offered for sale . winin the subject neighborhood together with the price range.
Comparable Sales | o Enter the number of comparable sales that occurred within the 12-month period preceding the effective

l date of the appraisal, and within the subject neighborhood, together with the price range.
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Enter factual data in each field or line.

Field Protocol
Address e Enter the address that can be used to locate each property.
e Enter the community, if needed, to identify the property.
o For rural properties, list the location by road name, nearest intersection and side road.
Proximity to e Enter the proximity in straight-line distance and direction. For examp!le, "1.5 miles NE" or “3 blocks south.”
Subject o If the distance from the subject is more than a generally accepted ciis.anice, or located outside the defined
neighborhood boundaries, be sure to explain why the sale is.apriicazie in the “Summary of Sales Comparison
Approach” section. A
Sale Price Enter the contract price of the subject if applicable.

Enter the purchase price for each of the comparable sa.2s.

If a comparable is an active listing, enter its list pricz'aad comment that it is an active listing.

If a comparable is a listing with a contract p2nd’..q, enter the contract price if known. If not known, enter its
list price and comment that the price noted is e list price and not the contract price.

Sale Price/ Gross

Enter the price per square foot for the abc ‘e-grade living area for the subject, if a purchase transaction, and

Liv. Area each comparable sale. 10

Manufactured ¢ Indicate whether the comparable sale is manufactured housing. At least two of the comparable sale properties
Home must be manufactured housing

Data Source(s) e Enter the data source(s) usei fcr sales and property information.

Verification e Enter the verification sgurce(s) - the document or organization from which the additional proof was obtained.
Source(s) ¢ Contacting someone“vith-irst-hand knowledge of the transaction (agent, broker, buyer, seller, etc.) especially

where it involvias enflimation of seller concessions is the preferred method of verification.

A single source may be used if the quality of data is such that the sales data are confirmed and verified by
settled tronsactions.

The infcrmetion provided must permit the reader of the report to locate the data from the sources cited.
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a. Adjustments to Comparable Properties

Adjustments are made to the prices of the sale properties for price-influencing dissimilarities between eaci».s2’e and the subject
property. Not all dissimilarities require adjustment because not all dissimilarities achieve price differziiiials in the market. All
adjustments must be extracted from the market and supported by the actions of the market.

For each adjustment item, enter the description of the adjustment and whether it is an upward.or r.ownward adjustment. Do not
make an adjustment unless it has a material effect on value.

Adjustments must be reasonable and not excessive.

Value Adjustments

Field

Prctocol

Sales or Financing
Concessions

Report the type of financing, such as convarnitionas, FHA or VA, etc.

Report the type and amount of sales co.xccssion for each comparable sale listed. If no concessions exist,
the appraiser must note “None.”

The appraiser is required to make-market-based adjustments to the comparable sales for any sales or
financing concessions that ma, have affected the sales price.

Report the adjustment for stich aifected comparable sales difference between the sales price with the
Sales Concessions and wi.at tiie property would have sold for under typical market conditions.

Date of Sale/Time

Enter the date of satticnient. Formatting may show this as month and year.

Enter the date ¢’ contract. Formatting may show this as month and year.

Time adjustrieats; if any, must be supported by the market and consistent with the neighborhood market
conditions nowed.

Shew botrithe contract date and the date of settlement. Time adjustments must be calculated using the
coritrect date (meeting of the minds) rather than the date of settlement. An explanation is required for
diy wine adjustments.
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Value Adjustments

Field

Protocol

Location

e Location adjustments may be warranted for positive or negative factors that-fluence sales price, such
as a busy street versus a quiet street, rather than using the name of the cemriitimity or subdivision.

e Explain any adjustments made in this area.

e If the space provided does not sufficiently describe the locations ot the subject and comparable sales,
use one of the blank lines to provide additional descriptions ana corresponding adjustments.

Leasehold/Fee
Simple

e State whether the property was sold as Fee Simple or as a | eagel.old Estate.

e An adjustment is required if the estate differs from the rigats appraised for the subject property.

e Adjust for difference between the comparable properti>s aad the subject based on Fee Simple versus
Ground Rent if applicable.

e Adjust for differences between the comparable-prenerties and the subject based on differences in terms
of Ground Rent if applicable.

Site

©)
@)
©)

C

e Enter the site size in square feet or acreane.

¢« fuke adjustments only for measurable differences.

| ¢"Small differences in lot sizes may not support a credible adjustment if the sizes of the comparable (s)
and the subject are within a typical range.

o |f appropriate, consider the possibility of Excess or Surplus Land and provide appropriate comments.

The total size of the entire site/parcermust be entered.
No other data may be entered-inthis field.
For sites/parcels that have an.ar2a of less than one acre, the size must be reported in square feet
(whole numbers only, e.g., 27840 sf).
Sites/parcels that hav 2 ai.area of 1.00 acre or greater must be reported in acreage to two decimal
places (e.g., 8.351C).
Format:
= |f less than-one acre: Square feet, whole numbers only;
= If 2.0°0 acre or more: Acres, numeric to two decimal places;
= fsitgis in square meters: numeric to two decimal places;
Indicax2 the unit of measure as either 'sf' for square feet or 'ac' for acres or sgm for square meters as
anpropriate.
Examples: 6400 sf or 3.40 ac or 380 sqm.
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Value Adjustments

Construction

Field Protocol
View e Describe the view from the site, e.g., similar housing, commercial area, watzi view, scenic view, etc.
e Make adjustments for view if the market recognizes a difference. Providc pi.2tographs and explanation
to support the adjustment.
Design (Style) e Enter the style according to a description used by local market expectations. Be consistent with the
improvement description. a\
Quality of e Enter “Good,” “Average,” “Fair,” etc. using the quality ratingiri;m the appropriate cost service

subscription or provider.

Differences in quality resulting in adjustments must bt exglained. An explanation must be specific. It is
not sufficient to simply state that “adjustments for ua ity are based on observations” or “based on
descriptions provided in MLS.”

Adjustments may also be warranted for irteifor.construction quality and must be explained.

Enter only the actual age of the subjectard each comparable property.

Enter the condition of the subject ana coniparable sales.

The only ratings to be used are “Mow,” “Good,” “Average,” “Fair” and “Poor.”

Differences in condition resulting-in adjustments must be explained. The explanation must be specific. It
is not sufficient to simply state that “adjustments for condition are based on observations” or “based on
descriptions provided in. MLS.”

If the appraisal is completzd “subject to repairs,” the subject’s condition rating and corresponding
adjustments mustue-hased on the repairs as completed.

Actual Age .
Condition °
[ ]
[ ]
[ ]
Above Grade °
Room Count

Enter the room vouii, consistent with the description of improvements on the front of the appraisal
form. Up "0 “hie2 adjustments may be entered:

o Twafist ine is for bedroom and/or room count differences (if appropriate).

o \The second line adjustment is for bathroom count differences (if appropriate).

o' The third is for a difference in GLA (if appropriate).
FExplain any adjustment to a comparable property in GLA and room count, bedroom count and/or
bathroom count.

Gross Living .’\rit

Enter the total square footage of the above-grade living areas.
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Value Adjustments

Field Protocol
Basement & Provide total square footage of the basement area and/or enter the percentace of the basement in relation
Finished Rooms to the first floor area.
Below Grade Enter the type of rooms below grade: bedroom, recreation room, launury,.full bath, etc.

If the appraiser does not have a credible data source for the amount af finished basement area, enter a 1
for the finished area and explain in the addendum.

Explain or address the applicability of adjustments for differcrces in basement access. For instance, if
no adjustment is made for a walkout basement versus & walk-up basement, provide an explanation.
Explain any special features or finishes in the “Summecry ¢f Sales Comparison Approach” section.
Because adjustments for multiple basement charac eristics may be combined, it is important to include
clear explanations of each adjustment factor or-an:ouit.

Functional Utility

Enter “Equal,” “Superior,” or “Inferior” az atora! of the items rated in the improvement analysis
compared to the subject. Use the “Summaiy 21 Sales Comparison Approach” section to explain
differences.

Adjust for functional obsolescenca.aeserved in the subject, recorded on page 1, and not found in the
comparable properties.

The floor plan of the subject is required when functional obsolescence is attributable to layout or poor
floor plan.

Heating/Cooling

Enter the type of heating end cooling systems, e.g., “Gas,” “FWA,” or “CAC.”
Any adjustment foi dirferences in heating and cooling systems must be based on market expectations.

Energy Efficient

Describe eneray efficient items: storm windows and doors, solar installations, replacement windows,

Items etc., and entr-an adjustment for differences if warranted. If none, so state.

Garage/Carport Enter a-description of the garage/carport used as car storage. Calculate adjustments in accordance with
mai.cet acceptance of carport value versus garage and size (one car, two cars, etc.).

Porch/Patio/Deck En.er1nese features for the subject and comparable properties if they exist. Base any adjustments on

lzeal market expectations.
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Value Adjustments

Field Protocol

Blank Lines Three blank lines are provided for the appraiser’s use to describe additional-ayaenities, features or
individual characteristics not listed or addressed elsewhere in the sales grid, =.4., a woodstove, fireplace,
fencing, pool or other.
Enter appropriate adjustments. For example, a pool located in an arca that expects pools might bring a
dollar premium in comparison to a comparable without a pool. .

Net Adjusted Mark either the [+] or [-] box to indicate if the total net adjus:rieats will increase or decrease the value

(Total) and note by how much.

If the adjustment exceeds preferred guidelines, review the.comparable properties to determine if the best
ones were selected and adjustments were approprietely applied. If the total adjustments appear
disproportionate in relation to the price, the aprraiser must reexamine the relevance of that sale and the
magnitude of the adjustments.

Adjusted Sale
Price of
Comparable
Properties

Total all of the adjustments and add them.<o 01 subtract them from the sales price of each comparable.
Preferred underwriting guidelines indicaw that adjustments should not exceed 10% for line items, 15%
for net adjustments and 25% for grocs adjustments in an active market.

If any adjustments exceed the.e guicelines, an explanation must be provided.

Research sale or
transfer history of
subject & comps

Enter an “X “in the applicable box indicating whether the appraiser “did” or “did not” research the sale
or transfer history of the s ibjuct property and comparable sales. If not, provide an explanation.

Prior sales or
transfers of subject

property

Enter an “X” in the a[:“\m:able box indicating whether the appraiser’s research “did” or “did not” reveal
any prior sales <r trarsfers of the subject property for the three years prior to the effective date of this
appraisal..

Data Source(s)

Enter the cata'source(s) used for sales and transfer information.
Apieraisers dare to be familiar with the data source(s), e.g., how the data is gathered and how often it is
upcated, the publication date of the data, and the effective date of the data.

Prior sales or
transfers of
comparable sales

Ezter an “X” in the applicable box indicating whether the appraiser’s research “did” or “did not” reveal
any prior sales or transfers of the comparable sales for the one year prior to the date of sale of the
comparable sale per the requirements of the form.

FHA requires the appraiser to report the date(s) and price(s) of prior sale(s) that occurred within one
year of the effective date of the appraisal.
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Value Adjustments

Field

Protocol

Data Source(s)

e Enter the data source(s) used for sales and transfer information. Two sources are recommended for
researching prior sales and transfers: local MLS and local public records;at 2.xainimum.

e Appraisers must be familiar with the data source(s), e.g., how the data‘is @2chered and how often it is
updated.

b. Reporting Prior

Sales

Report the results of the research and analysis of the prior sale or transfer history ¢f use subject property and comparable sales
(report additional prior sales in the “Additional Comments” section or an addcpacm).

Field

Frzocol

Date of Prior °
Sale/Transfer

Report the date(s) of prior sale(s) or transfﬁr(s)_ﬂt_:h'e subject that occurred within three years of the
effective date of the appraisal.

Price of Prior °
Sale/
Transfer °

Report the price of the prior sale(s) or trensfer(s) of the subject that occurred within three years of the
effective date of the appraisal.

FHA requires the appraiser to reporuthe date(s) and price(s) of prior sale(s) of the subject property that
occurred within three years of the effective date of the appraisal and within one year of the effective date of
the appraisal for comparable saies. This field must not be left blank, even for those non-disclosure
jurisdictions in which the.agpraiser is unable to obtain this information from a credible source: place a zero
(0) in this field.

Data Source(s) | e

Enter the date g‘ggeg) used.

Effective Date | o
of Data °
Source(s)

Enter the date *the-aata was published or updated by the source.
For exemple, e local MLS may update their database multiple times during the week or month whereas
proper’y wansfers at the local land records office may take six or eight weeks to be recorded.
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Narrative Comments

Field

Protocol

Analysis of prior sale
or transfer history of
subject and
comparable sales

Report the date(s) of prior sale(s) or transfer(s) of each comparable that scsurred within one year of
the effective date of the appraisal. .

Report prior transfers regardless of conveyance type or consideration aniount. If the prior transfer or
offering is not relevant to the current transaction or offering, exp'air why.

For new construction, include any prior transfers of the land ¢s vacant.

If the properties are located in a “non-disclosure state,” the/ajpraiser is responsible for reporting the
information that is reasonably obtainable.

Report the analysis of prior sale or transfer history »f the subject and comparable properties.

The appraiser must evaluate the relevancy of prior ‘ransfers to the current sale or offering of the
comparable.

The appraiser must describe the differance netween recent transfers versus the current sale or
offering, and the effect on the appraisa: Lronlem.

The appraiser must provide an analysic of the prior sale or transfer history of the subject property
and comparable properties in the report. Simply reporting a transaction is not a sufficient analysis or
explanation to the reader.

FHA recognizes the limitations of form reports and the UAD format. If multiple prior transactions
exist for the subject piaperty within three years prior to the effective date of the appraisal, or one
year for comparab'e p:operties, the appraiser must analyze and report those prior transactions.

Summary of Sales
Comparison Approach

Explain the coriiparanle selection and any necessary explanation of adjustments.

Explain anyadj:'siments exceeding guidelines.

Explain which comparable sale or sales is/are given the most weight or consideration and why.
Explair the thought process used to reconcile the range of adjusted sale prices into a single
indicatiun of value. The summary must generally reflect on the degree of comparability of each
comparable sale to the subject. This may include discussion of the relative size of gross and net
aujustments, date of sale, location, design, or other pertinent characteristics.

The value indicated by the sales comparison approach must be consistent with the appraiser’s
reasoning.

Indicated Valus by
Sales Comwuearistn

Enter the “Indicated Value.”
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Narrative Comments

Field

Protocol

Approach

9. Reconciliation and Conditions of Appraisal Section

The appraiser must consider all appropriate approaches to value and all information relevant to the subject property and the market

conditions in the opinion of Market Value.

If there is insufficient space in the “Reconciliation” section to list and describe the vaiction conditions noted, then the appraiser is
instructed to insert a reference in the “Reconciliation” section, “see Additional Cemimelits section on the next page,” and list and
describe the items under the heading “Required Repairs/Inspections.” If necezsav cue to space limitations, use an addendum with the

same heading.

the appraisal assignment.

Field Pretocol
Indicated e Enter the indicated value for each of the appreaches to value developed.
Value by: e If the approach was not developed, ente: “INL or “Not Dev.” for not developed.

e Reconcile the three approaches to value viitiia brief description of the validity of each approach with respect to

Conditions of Value Estimate

When. ..

Then the appraisal should be rendered...

the appraiser;
e establishing the As-is vaice for a 203(K);

24 CFR 202 362 or

e there is/are no repair(s), alteratzr.\c) or inspection conditions noted by

o the property is being.racammended for rejection;
e the intended use is'fc.Fre-Foreclosure Sale (PFS) in accordance with
24 CFR 203.372 o Claims Without Conveyance of Title (CWCOT) @

e the intenceduse is for Pre-Foreclosure, Foreclosure, or REO.

GCAS_iS’?
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When...

Then the appraisal shP:Fd._LieTeEered...

e the subject is Proposed Construction where construction has not started;

e the subject is Under Construction but not yet complete (less than 90%);
or

e the mortgage type is a standard or limited 203(K).

“Subject to completion pei plans and
specifications on tl evasis of a hypothetical
condition thet theimprovements have been

19

completed

e the repair or alteration condition(s) noted by the appraiser to:
o protect the health and safety of the occupants;
o protect the security of the property;
o correct physical deficiencies or conditions affecting structural
integrity;

e certain Section 203(k) Rehabilitation Mortgages depending on score
of work;

e Under Construction, more than 90% complete with only mii.o tiiish
work remaining (buyer) preference items e.qg., floor coverings,
appliances, fixtures, landscaping, etc.). This eliminates-the.need for
plans and specifications.

“Subjccto the following repairs or alterations
0. th2 basis of a hypothetical condition that the
renairs or alterations have been completed”

e required inspection(s) are noted by the appraiser

“Subject to the following required inspection
based on the extraordinary assumption that the
condition or deficiency does not require
alteration or repair”

e required appraisal conditions.

Enter the required completion, repairs,
alterations, or inspections. Detailed
explanations of each must be provided in the
“Additional Comments™ section or the
addendum.

More than 2ne-hcx may be marked depending on the assignment and property conditions.
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If repairs or alterations are required, the appraiser must indicate the extent of the repairs and note this in the.agropniate section of
the appraisal, the “Additional Comments” section, or in an addendum under the heading of “Reconciliation — i2equired Repairs,”
listing the repairs noted together with an estimated cost to cure.

The appraiser must indicate the reasoning for any required inspections and note this in the appropriate.-scction of the appraisal, the
“Additional Comments” section, or in an addendum under the heading of “Reconciliation — Regutires Inspection,” listing the
required inspections.

The value “subject to completion per plans and specifications,” “subject to the following sepairs or alterations,” or “subject to the
following required inspection” must be consistent with the subject property condition(s,described in the corresponding section of
the report.

Section ‘nstructions
Opinion of Market Value Enter the opinion of Market Value
Final Reconciliation Reconcile the three approar.ias o value with a brief description of the validity and
relative strength of each apnroach with respect to the appraisal assignment.
Date of Value Enter the date when ti:e property was inspected.

10. Additional Comments Section

These comment lines provide additional space for theaupraiser to fully describe any item, area or condition where the commentary
exceeds the space provided in other sections of the.ranort. It is recommended that any information carried forward to the “Additional
Comments” section, or an addendum if needed ftlow the sequence of the form with a proper heading identifying said section.

For example, the “Neighborhood Markat ~or ditions” comments exceed the space provided on the form. In that case, on page 1 in
“Neighborhood Market Conditions™anter “See additional comments;” in the “Additional Comments” section enter the heading
“Neighborhood Market Conditions” and provide the narrative in this section.

Follow the same procedure for-any section of the report where commentary exceeds the space provided. This will provide the reader
with the proper identificaticn aiid linkage of additional comments together with a logical flow of information in a standardized
reporting format.
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11. Income Approach Section

If the market contains sufficient data for this approach to be relevant, then the income approach must be comp!eted. The GRM factor
must be market derived, supported, and applied to the market rent for the subject.

Refer to the Income Approach to Value section in the 4000.1 FHA Single Family Housing Policy Fanabook.

Income Approach To Value

Field

Protoco!

Estimated Monthly
Market Rent

Enter the subject’s estimated market rent and multiniy.i* by the GRM (the ratio between the sales
price and the gross monthly Rental Income). ..

Summary of Income Approach | Provide support for the market rent and GRM if ceveloped.

Income Approach

If not developed, leave blank.

If this approach was not developed or included in the report, the app:a‘ser must provide a reason why this approach was not utilized
and report whether the lack of this approach adversely affects the crediility of the appraisal.

12. Planned Unit Development Information Section

A PUD is a project that includes common property and inmiprovements owned and maintained by an owners’ association for the use
and benefit of the individual units in the subdivisior. 17 riot applicable, leave blank.

P.'L,je_rt Information for PUDs (if applicable)

Field

Protocol

Developer/Builder
in Control of HOA

Enter an “X’in the box indicating whether the developer/builder is in control of the HOA.

Unit Type(s)

Enter an "X’ in the box indicating unit type, “Detached” or “Attached.”

Provide the following infarimaduon for PUDs only if the developer is in control of the HOA and the subject property is an attached

Dwelling Unit.
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The information requested is self-explanatory. Appraisers may choose to answer the last question referencing comimon eleiments and
recreational facilities in support of a location adjustment regardless of dwelling style.

Field

Protocol

Legal name of project

Report the legal name.

Total number of phases

Report the number of phases, if more than one.

Total number of units

Report the total number of units in the projest.

Total number of units sold

Report the total number of units sold. (This s o identify if the developer was
unsuccessful in selling all of the units.)

Total units rented

Report the total units rented if avaitadle.

Total units for sale

Report the total number of units iijtt_:' for sale (include For Sale by Owner).

Data source(s)

Provide source(s) of informetien;-c.g., the HOA board, management company,
verification with public reeorae, etc.

Was the project created by the
conversion of an existing building(s)
into a PUD?

Answer yes or no.

If Yes, date of conversion.

If this was a.2onveision of existing buildings, then provide the date of conversion.

Does the project contain any multi-
dwelling units?

Answer vas ar r0.

Data source(s)

Whit is the data source for this?

Are the units, common elements, and
recreation facilities complete? _|
If no, describe the status of compleiian

Aasvver yes or no.

If the project is incomplete or Under Construction, provide a description of what is

planned when finished, the current status of construction/completion, rate of progress, etc.

Are the common elements leasad 12 or
by the Homeowners’ Associauaon?

Answer yes or no.

If yes, describe the renta'.torms and
options.

If the common elements are leased to or by the HOA, describe the rental terms and
options.

Describe commeieraments and
recreational fatiltiss.

What are the common elements provided to residents?
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APPRAISER / CLIENT INFORMATION

Field Protocol Wa
Signature e For FHA appraisals, the only signature permitted is that of the Lender-Gelected FHA Roster
Appraiser.
e Supervisory signatures are not permitted.
Name e Enter appraiser name as it appears on the certificaior.

Company Name

Enter company name if applicable.

Company Address

Enter address of business or companj: VTN, eity, state and zip code.

Telephone Number

Enter phone number with area code.

Email Address

Enter e-mail address.

Date of Signature and
Report

Enter the date the renart is signed. This must be the current date and must be changed
accordingly forarv subsequent reports submitted, if applicable.

Effective Date of
Appraisal

Enter the ¢.feciive date of the appraisal which, for FHA purposes, is the date the property was
inspecter.

State Certification #

or State License #

e

Fnter state Certification number.

Leave blank. Not used by FHA.

or Other (descrih)

Leave blank.
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State

Enter the State of Certification.

Expiration Date

Enter the expiration date of State Certification.

ADDRESS OF e This field should auto populate with the appraisal software used:. I{.ngt, enter the full property
PROPERTY address including street, city, state and zip code.

APPRAISED

APPRAISED VALUE | e Enter the appraised value.

OF SUBJECT

PROPERTY $ PA

Name e Enter the name of person who ordered the appraisc!.

Company Name

Enter name of lender/client

Company Address

Enter company address

Email Address

Enter email address wherz2 rzpcrt'was transmitted to, if applicable
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D. INDIVIDUAL CONDOMINIUM UNIT APPRAISAL REPORT

This section provides specific instructions for completing the Fannie Mae Form 1073/Freddie Mac Form 465, 'nc.vidual
Condominium Unit Appraisal Report. FHA requires that this report be submitted in the MISMO 2.6 GSE"i:>rmat, which is an XML
document with embedded PDF as created by the appraiser.

This report form is designed to report an appraisal of a unit in a Condominium Project or a conaemirium unit in a PUD based on an
interior and exterior inspection of the subject property. This form is not designed to report ari-appraisal of Manufactured Housing or a
unit in a cooperative project.

The appraisal reporting requirements for a Manufactured Housing unit under a concaiminiam regime are:
1. Appraisals must be reported on the Fannie Mae Form 1004C/Freddie Maz-cxm 70B, Manufactured Home Appraisal Report.
2. The subject Condominium Project must be inspected and the “Project in1ernation” section of the Fannie Mae Form
1073/Freddie Mac Form 465, Individual Condominium Unit Appraisal-xeport, must be completed and included as an addendum
to the appraisal report.
3. Comparable sales must be condominium Manufactured Housir2. Detailed explanations must be provided when search

parameters are expanded due to the lack of comparable-caics in the subject market area.

1. Subject Property Section

This section provides the factual data to identify-the property and the parties to the appraisal process. The FHA case number together
with the Borrower and/or property information xxiii.ue supplied by the mortgagee/client who engages the appraiser.

Field Protocol

FHA Case Number/ | o Insert tha. FF.A Case number at the top of the upper right hand corner to correspond with the XML label
Appraiser Additional |  /VARUATICN_RESPONSE/REPORT/@AppraiserAdditionalFileldentifier. This must be formatted as
File Number XxXX-3 xXxxx, numetic only. (Example 123-4589034).

e T'uomiay also appear in a similar place on the other pages of the report but it is not a strict requirement.
~ The'rHA appraisal may not be transmitted to the mortgagee without a case number.

«._In most software packages, this is formatted as an additional file number.
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Field

Protocol

Appraiser’s File
Number

This is the appraiser’s choice of a file number/name.
This field occurs on every page of the form and must be consistent.
The placement of the header on the form varies from vendor to vendor.

Property Address

It must conform to the Mailing Standards of the United States Postal Sexvice Publication 28 — Postal
Addressing Standards. The following address elements must be included 1 this field:

o Street number

o street name (including applicable pre-directional indicator, scfiix, and/or post-directional indicator)

o address unit designator and number (if applicable)
This data is referenced more than once on the form and riust e represented consistently.
If the property’s legal location is different from the piopeity’s mailing address (for instance, the property is
located in a different municipality or in an unincorgoiatcd area) explain this in the appraisal report.

City

It must conform to USPS (Pub. 28). The follow.ny address element must be included in this field: City
(Postal Address City).
This data is referenced more than once on the form and must be represented consistently.

State

It must conform to USPS (Pub. 28). Ti:e following address element must be included in this field: USPS
two-letter state or territory represeitation.

This data is referenced more than ance on the form and must be represented consistently.

Zip Code

It must conform to USPS (Fub..28). The following address element must be included in this field: five-
digit ZIP Code or ZIRP+4 Ccac (with or without the dash).

This data is referencad muie than once on the form and must be represented consistently.

Borrower

Enter the name of the F.orrower

Owner of Public
Record

Enter the nam¢ o1 tiie owner as listed in public records.
If the se'er i3 not the owner of public record, the appraiser must explain.

County

If the'subject property is not located in any county (e.g., the subject property is located in an independent
city). eriter the name of the local municipality or district in which the property is located.

Legal Description

Enter tne legal description of the property.

“he four types of legal descriptions are: lot and block system, geodetic survey, government survey system,
and metes and bounds description.

If the space provided is insufficient, attach this information as an addendum with the heading “Legal
Description.”
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Field

Protocol

Assessor’s Parcel #

Enter the parcel number assigned by the local tax assessor.
For those areas that do not have an assessor’s parcel number, enter the tax identification number.
If more than one parcel number is applicable, each must be listed, separated L/ a’semicolon.

Tax Year e It must be in a four-digit year format.
e Data format: yyyy. -
R.E. Taxes $ ¢ Enter the dollar amount of the annual real estate taxes, including a'l relevant taxes (school district tax, fire

district tax, etc.).
Use whole dollars only.

Project Name and
Phase

Enter the name of the project.
If the subject property is in a phased project, enter th nuniber of the phase.

Map Reference

Enter the location map reference, page number and coordinates, from the source used.
This reference should relate to the location mans moast commonly used in the locale.

Census Tract

Enter the census tract number.

The census tract number must be provided.

Census tract numbers have four digitz ead may have a two digit decimal suffix.

Where the basic census tract nur.‘beris less than four digits, the Census Bureau includes leading zeroes
except when displaying numbhers oii maps or printed reports.

To uniquely identify a census tract, a two-digit state code and three-digit county code precede the four or
six-digit census tract huinbe .

The Census Bureauias an Internet resource guide for locating census information at www.census.gov.

Occupant

Mark the box siar.ifyiiig the occupancy status at the time of the appraisal.
If vacant, th= ¢npraiser must note, in the “Improvements” section under “condition of the property,”
whether the utilities were on or off at the time of the appraisal.
With he exception of HUD REO properties, if the utilities were not turned on:
o_ conZition the appraisal on a satisfactory re-inspection; and
> rtate that the utility that was off at the time of the appraisal, and include an extraordinary assumption
that the mechanical equipment does not require alteration, repair or further inspection once the utilities
are restored.
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Field

Protocol

Special Assessments
$

Report the dollar amount of special assessments for the subject property, if any, axd provide a brief
explanation for the assessment.

Special assessments can include municipal bond debt for off-site improvemen?s.

Larger than typical special assessments may affect marketability.

Use whole dollars only.

If there are no special assessments applicable to the subject prope:ty, the appraiser must enter 0 in this data
field.

HOA $

Enter the dollar amount of the HOA fee and mark the box irdicating if the fees are paid “per year” or “per
month.”

Use whole dollars only.

If there are no mandatory HOA fees applicable to we sunject property, the appraiser must enter 0 in this
data field.

Property Rights
Appraised

Mark the appropriate box indicating the nrorcrty rights appraised for the subject property as of the date of
the appraisal.
“Other” includes Land Trust.

Assignment Type
Purchase
Transaction

Mark the appropriate box indicetn j_tr_a assignment type: “Purchase Transaction,” “Refinance
Transaction,” or “Other” (describe).

Lender/Client

Enter the name of the. mortyagee/client that ordered and will receive the appraisal report.

Intended Use and
Intended Users

The intended use of the appraisal is solely to assist FHA in assessing the risk of the property securing the
FHA-insured mor gace (24 CFR 200.145(b)). FHA and the Mortgagee are the intended users of the
appraisal renort.1ie FHA Appraiser does not guarantee that the property is free from defects. The
appraisal estabiiclies the value of the property for mortgage insurance purposes only.

Address

Enter.the ma:igagee/client’s address.

Thisuaua is referenced more than once on the form and must be represented consistently to the extent the
ay'dr.avie space permits.

Thieprinted version of this field must appear completely in this location on the form, but may be truncated
11 the other locations.
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source(s) used,
offering price(s), and
date(s).

Field Protocol
Listed Within If the subject property is currently offered for sale or has been offered for sale in tae 12 months prior to the
Previous Year effective date of the appraisal, report the list date, expiration or withdrawn date_price change dates, prices,
Indicator Days on Market (DOM) and terms offered. -\
Report data The appraiser must provide a whole number or “Unk” if not known.

2. Contract Data Section

This section must be completed when the appraisal assignment involves a purchase ‘ransaction, otherwise leave blank when not
applicable. FHA requires that the appraiser be provided with a complete cozy 0¢.the ratified sales contract, including all addenda, for
the subject property. It provides the agreed-on contract price (acceptedaffer) ate of sale, and all financial terms implicit in the offer.
If unable to obtain this information, the appraiser is to state what efiarts vieere made to obtain it.

The following table provides instruction for completing the “Con.ract” section of the report form.

Field

Protocol

Contract Analysis

e “l did/did not analyze the “oriiract for sale for the subject purchase transaction.”
o Explain the results of (he «nalysis of the contract for sale or why the analysis was not performed.

GSE Days On Market
Description

o If there are no curient or prior offerings in the 12 months prior to the effective date of the appraisal, then

this field must indiezce the data sources used to establish this fact.

Currently offered for
sale?

e The appraiscr’s certification states in part, “I have researched, verified, analyzed and reported on any

currenivagr2ement of sale of the subject property, any offering for sale of the subject property in the
twelve moriths prior to the effect date of the appraisal...”

e Merk \he appropriate box indicating whether the subject is currently offered for sale or has been offered

foi sale in the 12-month period prior to the effective date of the appraisal.

o |1 there are multiple actions, report each instance.
o Research may reveal an expired or withdrawn listing, which may provide a good indication of the upper

limits of value.
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Field

Protocol

Report data source(s)
used, offering price(s),
and date(s)

Complete this field regardless of whether the property is currently offered for se'e or nas been for sale in
the 12 months preceding the date of the appraisal.

The appraiser must provide a whole number or “Unk” if not known.

Analyze Contract for
Sale

Explain the results of the analysis (terms and conditions) of the contrast or cale or why the analysis was
not performed.

The analysis may include a reference to the number of pages contained in the contract for sale provided.
Identify the source(s) used, price(s) and date(s) of current or Orior distings.

If purchaser name in contract does not match borrower-nane wiovided by the lender, include a
comment.

Contract Price $

Enter the final agreed upon contract price.
Use whole dollars only.

Date of Contract

Enter the date of the contract.
This is the date when all parties have agreca to the terms of, and signed the contract.
Data input format: yyyy-mm-dd, but PDFwill display this format: mm/dd/yyyy.

Defined Transaction
Types

Explain the results of the analvsis-cf (e contract for sale or why the analysis was not performed.
The allowable values are listec. belovy and are self-explanatory. The abbreviated version is displayed in
the sales adjustment grid.

Allowable Values [ Abbreviation

REOSale ‘ | REO
ShortSale .. Short
CourtOrderdZalr. CrtOrd
EstateSale - Estate
Reloz.tionSale Relo
| NenArmisLengthSale NonArm
A mslengthSale ArmLth
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Field Protocol \
Is the property seller | ¢ Mark the appropriate box indicating whether the seller is the owner of public record.
the owner of public e The appraiser is instructed to contact the mortgagee/client if the seller is som=one other than the owner
record? of record, as the property may not be eligible for FHA financing if it involv=s Froperty Flipping (resale

in less than 90 Days).

e The mortgagee will make a determination for any exceptions to FtiA’s ?roperty Flipping rule and
advise the appraiser.

e Report where the information was obtained.

Sales Concessions e Mark the appropriate box indicating whether or not there 7s an ,'_r'inancial assistance (loan charges, Sales
Down payment Concessions, gift or down payment assistance, etc.) pad ay-any party on behalf of the Borrower.
Assistance o If necessary, use an addendum, and enter the headiriy“‘Sales Concessions,” completing the description.

o If applicable, the appraiser is to report the total Geller-amount and describe the items to be paid.

o If the sale involves Personal Property (e.0., ar-zuvveground pool, lawn mower, furniture, etc.) identify it
and exclude from the valuation.

3. Neighborhood Section

This section reflects the area surrounding the subject propeiv.. e appraiser must observe neighborhood characteristics and
surrounding properties to make determinations that will-2e incorporated into the valuation of the subject property. In all instances, the
appraiser must mark the appropriate box for each lina.ui..*“Neighborhood Characteristics” and “Housing Trends.” Failure to note
conditions that may adversely affect the value ot the property is poor appraisal practice and violates the USPAP.

The following table provides instruction for Comgieting the “Neighborhood” section of the report form. NOTE: Race and the racial
composition of the neighborhood are not arpraisal factors.

Field Protocol

Location | e Enter the type of are. surrounding the subject property:

o urban - r=latzs to a city

o subuihan — relates to an area adjacent to a city

o <l - relates to the country or beyond the suburban area
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Field Protocol
Built-Up | e Enter the built-up percentage — the percentage of available land that has been improved.
e Mark only one box that best describes the type of area.
e Land such as a state park would not be considered available land. ~
Growth [ e Enter the growth rate.

The following table provides instruction for completing the “Condominium Unit Housing Trends” section of the report form.

Field Protocol
Property e Mark the box describing the current trend in the As-Is Property \falues for condominium unit housing in the
Values community.
e Comparing units that have been sold and resold in recent y2a:s.is an effective way to determine market trends.
e Appraisers who use this method, however, must factar <1 anyy improvements or changes made to the property
between sales.
Demand/ e Mark the appropriate demand/supply trend.
Supply e To determine the equilibrium status of suoplk;~arid demand in the neighborhood, compare the number of houses
sold to the number of houses listed for sa'= i a'recent time period.
e The similarity or difference between the nuraber of houses sold and listed, not the absolute numbers, must
determine the demand/supply level. .
Marketing | e Mark the appropriate marketing t.me — the typical length of time a property similar to the subject property would
Time have to stay on the market beiore being sold at a price near its Market Value.

The following table provides instructicn for coinpleting the “Condominium Housing Price and Age” section of the report form.

Field

Protocol

Price

Enter the low, ﬁip]‘. and predominant prices found within the neighborhood/market area.
The range ‘wust include the minimum and maximum ends of the range, excluding outliers.
The predaminant value must reflect a point in the range where most of the prices occur.
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Field Protocol

Age e Enter the low, high and predominant ages of houses found within the neighborhood/market area
e The range must include the minimum and maximum ends of the range, excluding outliers.
e The predominant age must reflect a point in the range when most of the houses were.built

The following table provides instruction for completing the “Present Land Use %” section of thu repe rt form.

Field Protocol

Present Land | e Estimate each type of land usage in the neighborhood.

Use % If there is no land in the neighborhood with one of the designatsd c'assifications, enter a “0.”

If a portion of the land consists of parks or other unspecified clcssifications, enter the estimated percentages on
the “Other” line and explain in the “Neighborhood Descriptio:n™ section.

Total of all land use must = 100%.

The following table provides instruction for completing the narrative ‘Neighborhood Boundaries, Description and Market Conditions”
sections of the report form.

Field Protocol

Neighborhood | e The appraiser must clearly define ‘he houndaries — north, south, east and west — of the subject’s neighborhood.
Boundaries e Provide a description of the:ne’'ghtorhood boundaries by physical features (such as streets, rail lines, other man-
made barriers or well-defircd nawral barriers, e.g., rivers, lakes, etc.), and details regarding neighborhood
composition.
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Field Protocol
Neighborhood | e Discuss factors that would attract residents or cause them to reject the neighborhood. Some tv pical factors
Description important to discuss include:

o the level of maintenance and condition of housing

housing styles, ages, sizes, etc.

land uses

proximity to employment and amenities, including travel distance «nd tiriie to local employment sources
and community amenities

o O O

o employment stability, in terms of variety of employment oopeiwir ities and industries

o overall appeal of the neighborhood, as compared to competitiva-ieighborhoods in the same market

o convenience to shopping, with respect to distance, time-2nd . required means of transportation

o _convenience to schools, in terms of the distance anc ’itae for travel to school
Market e Provide relevant information in support of the conc'usions iclating to trends in the As-Is Property Values,
Conditions demand/supply and marketing time.
(including e Provide a description of the prevalence and impe:t ot sales and financing concessions and/or downpayment
support for assistance in the subject’s market area.
the above e Other areas of discussion may include Dzys a1 Market, list to sale price ratios, and/or financing availability.

conclusions)

4. Project Site Description Section

This information provides the description of the-!ar.a underlying the subject project. Insert factual information on each of the lines
provided and report the conclusions as direct::a. Consider all aspects of the physical description and reconcile them in the opinion of
Market Value. This section of the appraisai equires the appraiser to consider any adverse site conditions or adverse external factors
that may affect value.

The following table provides instiaction for completing the “Site” section of the report form.

Field -\ Protocol
Topography o Erer the site topography, e.g., basically level, moderately sloping, strongly sloping, or steeply sloped,
| ““hilly, rolling, flat, etc.
| e Provide an explanation regarding whether the topography affects marketability and/or value.

104



FHA Single Family Housing
Appraisal Report and Data Delivery Guide
D. Individual Condominium Unit Appraisal Report

Field

Protocol

Size

e Enter the project site area in square feet if less than one acre, or acres if one acre oi.mor:. For appraisals in
territories where the metric system is widely accepted, such as Puerto Rico, square meters can be reported
on the form by “sqm” in place of “sf”” or “ac” to denote the lot size.

e How does the size of the subject compare to typical sites in the market aiea?

Density

o Enter the density classification as shown in zoning or other public reccrds 121 unit per acre, e.g., low
density may be townhouses or garden style projects; high density n.ay be mid-rise or high-rise projects.

View

e Describe the view from the site, e.g., similar housing, commercial.area, water view, scenic view, etc.

e See the table below for the UAD view descriptions.

¢ Make adjustments for view if the market recognizes a diffreace. Provide photographs and explanation to
support the adjustment.

Specific Zoning
Classification

o Enter the specific zoning classification used by the iL:ai_lnunicipaIity or jurisdiction, e.g., R15, DR-3, etc.
e DO NOT GUESS OR ASSUME.
e If no zoning exists, enter “None Exists.”

UAD View
Description

¢ Site descriptions for the subject and comparanle properties must include an indication of the appeal of the
site to the market. The UAD allowab!e values are listed below:

Allowable Values | PDFE.Dispiay
Neutral N
Beneficial LR
Adverse AN

¢ Since this daia isuszd to describe the subject and the comparable properties, the judgment or methodology
must be censistently applied.

¢ In addidon to tne judgment of potential benefit or adversity of the view, a description of the view also
includ®s vihat one can see from the property. The UAD allowable values are listed below:

Aalcwable Values | PDF Display
[WaterView Wir
PastoralView Pstrl
WoodsView Woods
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Field

Protocol
ParkView Prk
GolfCourseView Glfvw
CityViewSkylineView | CtySky
MountainView Mtn
Residential View Res
CityStreetView CtyStr
Industrial View Ind
PowerLines PwrLn
LimitedSight LtdSght
Other Explain

The appraiser can then show the reader a gensial céseription of the view and whether the effect to the
property is positive, negative or neutral.

“Other” provides the opportunity to describc.a view not included in the list. Due to space limitations on the
form, the appraiser may have to descritio and explain this in the addendum.

When comparing the other propeities to the subject, use these labels to assist in explaining why an
adjustment was made or why it may.not be adjusted.

Zoning Description

Describe what the specific clessification means. Include a general statement describing what the zoning
permits.
For example:
o R15 = Low Dansitv Multifamily Residential
o PD =Planrecc:Lavelopment Area
o MFL1 = Nuiifamily, High Density Development
If “No Zoning’ exists, describe the prevalent use of sites in the neighborhood.

Zoning
Compliance

Deterniini2 whether the current use complies with the zoning ordinances.

Meaik thic'oox indicating whether it is “Legal,” “Legal Non-Conforming” (Grandfathered Use), “No
Zariny,” or “lllegal Use.”

IT e existing property does not comply with all of the current zoning regulations (use, lot size,
Improvement size, off-street parking, etc.) but is accepted by the local zoning authority, enter “Legal Non-
Conforming” and provide a brief explanation.
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Field Protocol
e Mark the appropriate box “Yes” or “No” indicating that the zoning regulations perr.it reuilding to current
density.
o If the use is not legal, the property is not eligible for FHA mortgage insurance.
Highest and e Mark the appropriate box.
Best Use e This entry questions the categorization as the highest and best use of w2e si e as improved or, as proposed

and completed, in relation to the neighborhood and current market ~onditions.
e |f current use represents the highest and best use, mark “Yes.”
e |f it does not, mark “No” and provide an explanation.

Utilities e Mark either “Public” or “Other.” If “Other” is marked, de‘crihe.

e Public utilities mean they are governmentally suppliec and regulated.

e Public does not include any community systems srarizoied, owned or operated by the developer or a private
company not subject to government regulaticn er finuncial assistance.

¢ Note mechanical chlorinators or water flow/ thavdecreases noticeably while running simultaneous plumbing
fixtures.

¢ Visually inspect the septic system and.iw: surrounding area. If there are obvious or readily observable signs
of system failure, “require inspec.'0i.” ti) ensure that the system is in proper working order.

e Note: The appraiser must indicate whether a public water or sewage disposal system is available to the site.

Off-site o Briefly describe the off-site iiaprevements by which the property is accessed.
Improvements— e Under “Type,” enter rcad sur ‘ace material and mark “Public” or “Private.” For example: “Street-Asphalt;
Type Public,” or “Alley-Neiie.

e Public refers to an impravement dedicated to and accepted by a unit of government — not including HOAs.
FEMA Special e FEMA is resporsiv'e for mapping flood hazard areas. If the property is within an SFHA, mark “Yes.”
Flood Hazard Area Otherwiscymark “No0.”

e Attach‘a copy uf the flood map panel for properties located within an identified flood hazard area.

FEMA Flood Zone | e Enter the "EMA Zone designation. Only properties within SFHAs, such as zones “A,” a special flood
hazard-area, and “V,” a coastal area, require flood insurance. Zones “B” “C” and “X” do not require flood
~incurance.

FEMA Map # and R Enter the FEMA map number and map date. If it is not shown on any map, enter “Not Mapped.”

FEMA Map Date—~
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Field Protocol
Are utilities and o Mark the appropriate box indicating whether the utilities and off-site improvements are typical for the
off-site market area.
Improvements o [f“No” is marked, explain what is typical.

typical for the
market area

Any adverse site o Mark the appropriate box indicating whether there are any adverse site curnditions or external factors

conditions or (easements, encroachments, environmental conditions, land uses; €:¢.}.

external factors e If*“No” is marked, no comment is necessary; if “Yes” is marked, 2 explanation is required.

o Describe any adverse site conditions or adverse factors.

e Consider easements affecting the functional utility of *iic.uroperty in the conclusions of both the highest
and best use, and Market Value. For example, discucs «dverse easements, encroachments, slide areas,
illegal or non-conforming zoning use, etc.

e Consider surface, subsurface and overhead eaarnents.

o List any adverse environmental conditions, iacluding hazardous waste, toxic substances and others.

o Explain all deficiencies that do not regu re repair (extreme slope, etc.) and consider them in the opinion of
value.

o Discuss the observations with direc: reiationship to value and consider them in the final opinion of value.

5. Leasehold Interest/Ground Rent Section

If the property is subject to Ground Rent, the a)r=aiser must include an analysis of the terms of the lease including term of lease,
renewal options, right of redemption, capitalization rate, date of expiration, etc. The mortgagee is responsible for ensuring that the
appraiser has a copy of the deed or leas= 1o enalysis and that a copy is included in the loan file.

6. Project Information Description Section

This section describes the su'sj=ct-Condominium Project information. Accurately report the conditions observed including the overall
condition of the project anc quziity of construction. Enter factual information on each of the lines provided and report the conclusions.
Consider all aspects of tre project information and reconcile them in the opinion of Market Value.
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Field

Protocol

Data source(s) for
project information

Enter the data source(s) for the project information, e.g., condo documents, public 1 ’corrs_, property
management company, board or association officials, etc.

Project Description

Mark the box that best identifies the type of project description.
Some projects may contain more than one building type. In those cases, rnain t'ie appropriate boxes.
If “Other” is marked, enter a brief description for the project descriptioa.

General Description

Field

Protocol

# of Stories

Enter the number of stories for the project property g 2| E., number of stories for garden, mid-rise, or
high-rise projects, townhouse, etc.
Format required is Numeric, to 2 decimal placas

# of Elevator(s)

Enter the number of elevators.
Format required is Numeric, to 2 decims1 places
If none, enter 0.

Stage of
Construction

Mark the box indicating the stage o< construction: “Existing,” “Proposed,” or “Under Construction.”
Properties that are either “Pranozed” or “Under Construction” require plans, the builder’s certification, and
specifications for the appraisar o review.

Year Built

Enter the year the subiectwas completed
Format required is Y\r ./
For under constragticn or proposed construction Enter Current Year

Effective Age
(Yrs.)

Enter the effective age of the improvements as a number only. Do not enter text. Example: 25

A range.is acceptable. Do not enter text. Example: 15-20

The ef eci’ve age reflects the condition of the property relative to similar competitive properties.

The eifective age may be greater than, less than or equal to the actual age.

Ncte any significant difference between the actual and effective ages and explain in the “Condition of
Property” comments section.
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General Description

Field

Protocol

Exterior Walls

Enter the type of construction material: aluminum, vinyl, wood siding, brick verie2r, stucco, etc.
If a combination of materials was used, show the predominant portion first. ~

Roof Surface

Enter the material type: poured concrete, block, brick, stone, treated wooa, ete:, and rate the observed
condition.

Total # Parking

Enter the total number of parking spaces for the Condominium Praiect.

Ratio
(spaces/units)

Enter the ratio: the total number of parking spaces divided by the “ofal number of units.

Type

Enter the type of parking in the Condominium Project, gt,j_as_open, garage, carport, or assigned.

Guest Parking Enter the number of guest, visitor, or non-assigned par.<ing spaces in the Condominium Project.
Subject Thase
Field Protocol
# of Units Enter the total number of units in"he s_u}_/ject’s phase.
# of Units Enter the number of units in the sub;ct’s phase that have been completed.
Completed

# of Units for Sale

Enter the number of units 'n _tj_le subject’s phase currently offered for sale.

# of Units Sold

Enter the number of viuts in the subject’s phase that have been purchased.

# of Units Rented

Enter the number o. uni:s in the subject’s phase rented to non-owners.

Possible sources for this data might include the HOA, builder, county records (off-site addresses), or an on-
site management company.

Note: I this information is not available, the appraiser may have to enter a “0”” and then explain that it is
enterec as a nominal number due to UAD formatting requirements, and then explain why the information
reporied may not be the same.

# of Owner
Occupied Units

Eriter the number of units in the subject’s phase that are owner occupied.
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If Project Completed

Field

Protocol

# of Phases

Enter the total number of phases of construction in the subject project. .~

# of Units

Enter the total number of units in the subject project.

# of Units for Sale

Enter the number for sale in the subject project.

# of Units Sold

Enter the number of units sold in the subject project.

# of Units Rented

Enter the number of units rented in the subject project.

Possible sources for this data might include the HOA ~uuitder, county records (off-site addresses),
or an onsite management company.

Note: If this information is not available, the arpraiser may have to enter a “0”” and then explain
that it is entered as a nominal number due tv:UAL formatting requirements, and then explain why
the information reported may not be the sairs.

# of Owner Occupied Units

Enter the number of owner occupied tni.s iii the subject project.

If Project incomplete

Field

Protocol

# of Planned Phases

Enter the total number ovplanned phases for the subject project.

# of Planned Units

Enter the numbser of  lanned units for the subject project.

# of Units for Sale

Enter the nunipar of units for sale in the subject project.

# of Units Sold

Enter the numiser of units sold in the subject project.

# of Units Rented

Enter th>'niimber of units rented in the subject project.

Poszib'e sources for this data might include the HOA, builder, county records (off-site addresses),
ar an onsite management company.

Note: If this information is not available, the appraiser may have to enter a “0” and then explain
that it is entered as a nominal number due to UAD formatting requirements, and then explain why
the information reported may not be the same.

# of Owner Occupied Uit

Enter the number of owner occupied units in the subject project.
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Field Protocol
Project Primary e Mark the box indicating the occupancy type for the project, i.e., “Principle Residence,” “Second
Occupancy Home” or “Tenant.”

Is the developer/builder in
control of the HOA?

Mark the box indicating whether the developer/builder is in control of.tl.= F.OA.

Management Group

Mark the box identifying the type of management group.
If “Management Agent” is marked, provide the name of the management company and phone
number.

Does any single entity
own more than 10% of
the total units in the
project?

Enter an “X” in the applicable box indicating whetker a single Entity owns more than 10% of the
total units in the project.

If ““Yes,” provide the name of the Entity and the ncniber of units owned. It is possible to have
multiple entities in this category.

Was the project created
by conversion?

Enter an “X” in the applicable box indicati.ig 'vhether the project was created by a conversion.
If “Yes,” describe the original use and.i.= date of conversion.

Are the units, common
elements, and recreation
facilities complete?

Enter an “X” in the applicable box indicating whether the common elements and recreational
facilities have been completed
If “No,” provide an explantion ¢escribing what remains to be completed.

Is there any commercial
space in the project?

Enter an “X” in the applicable box indicating whether there is commercial space in the project.
If “Yes,” describe the vommercial space and provide the overall percentage of commercial space.

Describe the condition of
the project and quality of
construction

Describe the overa:l ccndition and maintenance of the project.

Note any evidenee of physical deterioration.

Rate the pro,=ct’s condition (Good, Average, Fair, or Poor).

Rate tie hua'ity of construction considering the durability and quality of the materials and finish.

Describe the common
elements and recreational
facilities

Are any common

the HOA? |

-
s

Describz common elements and recreational areas such as parking areas, pools, courts, club houses,
1'tness centers, etc.

"Enter an “X” in the box indicating whether any of the common elements are leased to the HOA.

elements leased to ordy-. | o If “Yes,” provide a description of the rental terms and options and comment on any effect on the

marketability or value of the project.
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Field

Protocol

Is the project subject to
ground rent?

Enter an “X” in the box indicating whether the project is subject to a Grounc . Ren B

If “Yes,” enter the dollar amount of the annual Ground Rent and describe.the terms, restrictions, and
conditions of the lease agreement and what effect, if any, it has on the.n arkatability or value of the
project.

Are the parking facilities
adequate for the project
size and type?

Enter an “X” in the box indicating whether the parking facilities.are _Ldequate for the project size and
type.

If “No,” describe and comment on the effect on value anc' marketability. For example, projects of
similar size, type and quality have garage parking whe eas tie subject project has assigned open
spaces.

7. Project Analysis Section

Field

Protocol

Analyze the
Condominium Project
Budget

Explain the results of analysis of the “ondominium Project budget or why the analysis was not
performed.

The analysis includes adecuey uf the fees and reserves to meet operating expenses, which may
include: legal and accounting. utilities, trash removal, snow removal, repairs and maintenance,
recreational areas maititenance and upkeep, gardening and yard maintenance, taxes, insurance,
facility rentals, etc

Are there any other fees
for the use of the project
facilities?

Enter an “X” in.tii2 5ox indicating whether or not there are any fees other than the regular HOA fee
for use of thz gioract facilities.

If “Yes, 1cpert the charges and describe.

Compared to other
competitive projects

Mark the vox that best indicates the subject project’s unit charge comparability to competitive
orojecic of similar quality and design.
11 ither the “High” or the “Low” box is marked, an explanation is required.

Are there any special or
unusual characteristics of
the project known to
appraiser?

Cuater an “X” in the box indicating whether there are any special or unusual characteristics of the
project known to the appraiser (based on information from condominium documents, budget, HOA
meetings, or other sources).

If “Yes,” describe and explain the effect on value and marketability; for example, condominium fees
increasing by 30% to cover major repair due to lack of adequate reserves for building maintenance.
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8. Unit Description Mechanical Systems Section

An appraiser must examine the mechanical, plumbing and electrical systems of the subject property to ensure that they are in proper
working order. This examination entails turning on the applicable systems and observing their performarce: Do not operate the
systems if doing so may damage equipment, or when outside temperatures will not allow the system t& op2rate.

Field

Protocol

Unit Charge

Enter the monthly condo/HOA fee, multiply by 12 and enter the result per year.

Annual Assessment
per Sg. of GLA

Divide the annual assessment charge per year by the GLA to campute the assessment per square foot.

Utilities included in
monthly assessment assessment.
It “Other” is marked, please describe.

Enter an “X” in the appropriate box or boxes identif\'ing_W.iich utilities are included in the unit monthly

General Description

may damage thein

Field Protocol
Floor # o Enter the floor level location of the unit. ~
#oflevels [ e Enter the number of levels containet. in the subject unit.
Heating o Enter the type of heating system. “ENA” (forced warm air); “HWBB” (hot water baseboard); “HWRad” (hot
Type water radiant); “EBB” (for eiectric baseboard), etc.

e Turn on the furnace/heatir.a system to test functionality, weather permitting, and that no unusual noises are heard,
no odors or smoke a’e 2mitted indicating a defective unit, etc. However, do not operate the systems if doing so

e Turn on the hct water to ensure that the water heater is operating appropriately.
» Note any siar ificant deterioration to the heating system.

Fuel e Enter the vpe of fuel used: natural gas, oil, propane, electric, etc.
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General Description

Field Protocol
Cooling e Enter an “X” in the box indicating the type of cooling system: “Central Air Conditioniiy,” “Individual,” or
Type “Other.” If “Other” is marked, provide a brief description, e.g., permanently affixez-fa2<; zoned air conditioning,

etc.
Turn on the air conditioning system to test functionality, weather permitting, «ad faat no unusual noises are heard,
no odors or smoke are emitted indicating a defective unit, etc.

DO NOT operate the systems if doing so may damage equipment or wk.e:i autside temperatures will not allow
system to operate.

Note significant holes/deterioration on the unit.

a. Interior Materials/Condition

Enter the types of materials and the condition of the materials (Goot ', ~v/erage, Fair, and Poor). Make every effort to describe
accurately and explain in detail “Fair” and “Poor” ratings. The raic:ag must relate to the habitability of the property given local

standards.
Intericy wiaterials/Condition
Field Protocol
Floors o Enter the floor type: tile. Farawood, carpet, etc., and note the condition.
Walls o Enter the type of waI_Ia:,_r\l:sfer, drywall, paneled, etc., and note the condition.
Trim/Finish e Enter the type of muldiig: wood, metal, vinyl, etc., and note the condition.

Bath Wainscot | e Enter the type thai frotects the walls from moisture: ceramic tile, fiberglass, etc., and note the condition.

Doors

e Enter the acer ‘ypes: wood, metal, hollow core, etc., and note the condition.

Fireplace(s) # | e Enter ‘2 if this amenity exists and provide a specific number.

x

Woodstove #

e Entei “2771f this amenity exists and provide a specific number.

Deck/Patio

e Eitc=“X” if this amenity exists.

Porch/Balcony | e Ericer “X” if this amenity exists.

Other

o Enter “X” in this box if applicable and describe the amenity or feature.

—_
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b. Appliances

Make an entry [X] in the boxes to indicate that these items exist. An entry in a box means that the item wes considered part of the
real estate and is included in the value.

Field Protocol
Refrigerator Enter “X” if this item exists.
Range/Oven Enter “X” if this item exists. A\
Disp/Microwave Enter “X” if this item exists. -
Dishwasher Enter “X” if this item exists. o\
Washer/Dryer Enter “X” if this item exists. ~\

c¢. Car Parking/Storage

Field Protocol
None o Mark “None” if there is no car storzge space.
Type of Space e Enter an “X” in the box or bexes sipnifying the type of storage space, if applicable.
# of Cars o Enter the number of cars the spacc'can accommodate, if applicable.
Assigned or Owned | ¢ Mark this box indicating wirether space(s) are assigned or owned, if applicable.
Parking Space # e Enter the parking spase .

d. Gross Living Area

Field Protocol
Finished area e To compid2 this section, enter the total number of above-grade rooms, the total number of bedrooms
above grade abewva grade, and the total number of bathrooms above grade.
contains e 2 nacinclude foyers, basement finished rooms or unfinished attic space in the room count.

| « =nier the total square footage of the GLA above grade.
Are heating and _ .| & Enter an “X” in the box indicating whether the heating and cooling for the individual units are
cooling separawly separately metered.
‘ metered? e\ e [f“No,” describe and comment on compatibility to other projects in the market area.

116



FHA Single Family Housing
Appraisal Report and Data Delivery Guide
D. Individual Condominium Unit Appraisal Report

e. Narrative Comments

The completion of this section is critical to the opinion of Market Value. The appraiser must discuss all ac:¢erse conditions and
observed physical and functional deficiencies noted. If necessary, use an addendum for additional digcission or description.

Appraisers must follow UAD instructions for formatting the first part of this section, and must vlearly communicate the
observations, analyses, and conclusions.

The UAD field specific requirements are not a substitute for, and do not exempt FHA ‘¢ cter appraisers from the requirement to
provide adequate explanations in the addendum of the reporting form regarding me’noa2!ogy, anomalies, property deficiencies
and other conditions that may have an impact upon the value of a property and i*s mar«etability.

Field Frouacel
Additional e Use this space to describe special energy.eficicii: teatures such as solar energy or geothermal systems
Features and/or to further describe the additional fe.tui=s.
o Please elaborate on any special or unusual aspects of items, e.g., gas fireplace or wood burning
fireplace. N\
Condition of the o Describe any physical deteric-at on and/or functional or external depreciation noted in or on the
property (including property.
needed repairs, e UAD requires the Overal! Cendition Type, Update within the Last Fifteen Years Indicator, and
deterioration, Improvement Area. Ty{€.
renovations, ¢ Provide a conclusien'as+io the overall condition of the improvements that is supported by the previous
remodeling, etc.) descriptive sect’ors.
e FHA requires he.appraiser to list deficiencies and/or lack of compliance with MPS or MPR.
e The reporea gioperty condition must be consistent with the reconciled condition of the appraisal. If the
appraisal ic completed subject to repair, the reported condition is the condition of the property “as
repaed.”
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D.

Field

Protocol

Physical
deficiencies or

e Enter an “X” in the applicable box indicating whether or not there are any phys cal aficiencies or
adverse conditions that affect the livability, soundness, or structural integrit\v. of the property.

adverse conditions | e If the response is “No,” no explanation is required or needed.

o If the response is “Yes,” a full and detailed explanation is required at:d, ii necessary, condition the
appraisal on the “repair or alteration of the condition” or a “requircd ins pection” by appropriately
qualified individuals or entities, which may include professionc! engiiieers, tradespersons, or HUD fee
inspectors.

e Lead-Based Paint Hazard for condominium units built.be”ore 1978, the appraiser must inspect the
interior of the unit, and exterior surfaces and appurtenan: siructures of the specific unit being appraised,
address the overall condition, maintenance and appcarance of the Condominium Project. The appraiser
must note the condition and location of all defectiva.raint in the interior of the unit, and require repair.

Property
conformity

e Enter an “X” in the applicable box indicating«i2tner or not the subject generally conforms to the
neighborhood (functional utility, style. cor dicion, use, construction, etc.). If the response is “Yes,” no
explanation is required or needed. Howuver, if the response is “No,” an explanation is required.

The following table provides instruction for completing-ths ~Ccndition Rating format” in the “Expanded Comments” portion of
the “Unit Description” section of the report form. The U.AL-format includes a series of defined condition and quality ratings to
assist the reader in clearly understanding the appraige:’s opinion of the quality and condition of the subject property.

Condition Definitions
Ratings

The improvements heve been very recently constructed and have not previously been occupied.

C1 . . . L
The entire Struct ire:ard all components are new and the dwelling features no physical depreciation.
The improvement: feature no deferred maintenance, little or no physical depreciation, and require no repairs.
Virtually zivbuilding components are new or have been recently repaired, refinished, or rehabilitated.

co At” o'u*,\j.‘tb:‘. components and finishes have been updated and/or replaced with components that meet current
stancCai s,
Cweiiings in this category are either almost new or have been recently completely renovated and are similar in
cundition to new construction.
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Condition
Ratings

Definitions

C3

The improvements are well maintained and feature limited physical depreciation due to normal wear and tear.
Some components, but not every major building component, may be updated or.rezenily rehabilitated.
The Structure has been well maintained.

C4

The improvements feature some minor deferred maintenance and physica. det¢ rioration due to normal wear
and tear.

The dwelling has been adequately maintained and requires only miririal repairs to building
components/mechanical systems and cosmetic repairs.

All major building components have been adequately mainteined and are functionally adequate.

C5

The improvements feature obvious deferred maintenance anc ace in need of some significant repairs.

Some building components need repairs, rehabilitation, er updating.

The functional utility and overall livability is somewiidt diminished due to condition, but the dwelling remains
useable and functional as a residence.

C6

The improvements have substantial damage. or G=ferred maintenance with deficiencies or defects that are
severe enough to affect the safety, soundnecs, or structural integrity of the improvements.

The improvements are in need of subatentiz | repairs and rehabilitation, including many or most major
components.

9. Prior Sale History and Sale Data Section

Report the results of the research and analysis ¢f'u e prior sale or transfer history of the subject property and comparable sales (report
additional prior sales in the “Additional Czminents” section or in an addendum).

Field

Protocol

Research sale or
transfer history of
subject & comps

e Enter a;i X" in the applicable box indicating whether the appraiser “did” or “did not” research the sale or
transier nistory of the subject property and comparable sales. If not, provide an explanation.
e A preperty’s location in a “non-disclosure state” does not remove the appraiser from the requirement to

_ rescarch, report, and analyze the prior sale history of the subject and comparable properties.
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Field Protocol
Prior sales or e Enter an “X” in the applicable box indicating whether the appraiser’s research “did” or “cid not” reveal any
transfers of prior sales or transfers of the subject property for the three years prior to the effective aate of this appraisal.
subject property - \
Data Source(s) e Enter the data source(s) used for sales and transfer information. Two sourcas-are recommended for

researching prior sales and transfers: local MLS and local public recorcs at ¢ minimum.
e Be familiar with the data source(s), i.e., how the data is gathered an.' how uften it is updated, what is the
publication date of the data, and what is the effective date of the ¢'aia

Prior sales or e Enter an “X” in the applicable box indicating whether the appraise.’s research “did” or “did not” reveal any
transfers of prior sales or transfers of the comparable sales for the one vecr gitor to the date of sale of the comparable
comparable sales sale per the requirements of the form.

e FHA requires the appraiser to report the date(s) and price/s) of prior sale(s) that occurred within one year of
the effective date of the appraisal.

Data Source(s) e Enter the data source(s) used for sales and tran< far-information. Two sources are recommended for
researching prior sales and transfers: local Mi..S and local public records at a minimum.

e Be familiar with the data source(s), i.e., i ow the data is gathered and how often it is updated, what is the
publication date of the data, what s the eftective date of the data.
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Field Protocol

Analysis of prior | e Report the date(s) of prior sale(s) or transfer(s) of the subject that occurred within th-ee yﬁrs of the effective
sales or transfers date of the appraisal.

of subject and e Report the date(s) of prior sale(s) or transfer(s) of each comparable that occurred within one year of the
comparable effective date of the appraisal.
properties e Report prior transfers regardless of conveyance type or consideration amour t. If the prior transfer or offering

is not relevant to the current transaction or offering, explain why.

e For new construction, include any prior transfers of the land as vacant.

e If the properties are located in a “non-disclosure state,” theappraisci is responsible for reporting the
information that is reasonably obtainable. This field must not heieft blank, and for those non-disclosure
jurisdictions in which the appraiser is unable to obtain thissintcrmation from a credible source, a zero (0) shall be
placed in this field.

e Report the analysis of prior sale or transfer history e%the subject and comparable properties.

e The appraiser must evaluate the relevancy of p»ioitransfers to the current sale or offering of the comparable.

e The appraiser must describe the difference bcrween recent transfers versus the current sale or offering, and
the effect on the appraisal problem.

e The appraiser must provide an anaivs(s ¢f the prior sale or transfer history of the subject property and
comparable properties in the report. Stiply reporting a transaction is not a sufficient analysis or explanation
to the reader.

e FHA recognizes the limitations of form reports and the UAD format. If multiple prior transactions exist for
the subject property withia three years prior to the effective date of the appraisal, or one year for comparable
properties, the apprais2inust analyze and report those prior transactions.

Data Source(s) e Enter the data soi:rce(s) used for sales and transfer information. Two sources are recommended for
researching prior<ales and transfers: local MLS and local public records at a minimum.

e Be familiar witt the data source(s), i.e., how the data is gathered and how often it is updated, what is the
publicat:on date of the data, and what is the effective date of the data.

Report the results of the resecict and analysis of the prior sale or transfer history of the subject property and comparable sales (report
additional prior sales in.tiie. ‘Additional Comments” section or in an addendum).
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10. Sales Comparison Approach Section

The appraiser is required to report the number of comparable properties currently offered for sale, as of the e1iactive date of the
appraisal, and the number of comparable sales in the subject neighborhood, within 12 months of the effecu e date of the appraisal, in
this section. Unlike the neighborhood price data, which includes all sales, this section focuses only or-ihczs properties that are
comparable to the subject, not the universe of sales.

If there was difficulty in locating comparable properties, for example, the subject is a “high-1:se” and it is the only sale within the
project in the past 12 months, and one or more of the comparable properties was a “mid-rise ‘o1 “garden style”, then for the purposes
of this section, all such properties in the subject’s neighborhood are to be treated as coriparavle and counted.

Refer to the Comparable Sales section in the 4000.1 FHA Single Family HousingR0licy Handbook.

a. Comparable Data Pool

The following table provides instruction for completing the “Salesand, Listing” portion of the “Sales Comparison Approach”

section of the report form.

Field

Protocol

Comparable properties offered for sale

Enter the number of comparable properties currently offered for sale, including
these wnaer contract, within the subject neighborhood together with the price range.

Comparable sales

Siter'the number of comparable sales that occurred within the 12-month period
preceding the effective date of the appraisal, and within the subject neighborhood,
together with the price range.

Number of Comparable Listings

Comparable Listings Researched Count

Comparable Listings Price Range-l-ow

Comparable Listings Price Range Low Amount

Comparable Listings Price kange High

Comparable Listings Price Range High Amount

Number of Comparable Salos

Comparable Sales Researched Count

Comparable Sales Price 22nge Low

Comparable Sales Price Range Low Amount

Comparable Sales Qrﬁ Range High

Comparable Sales Price Range High Amount

Enter factual (ate 1n each field or line.
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Field Protocol \
Address and ¢ Enter the address and unit number for the subject and each comparable sale. This 'must conform to the
Unit # Mailing Standards of the United States Postal Service, Publication 28 — Postal.Addressing Standards.

The following address elements must be included in this field:
o street number
street name (including applicable pre-directional indicator, sufti, ani/or post-directional indicator)
address unit designator and number (if applicable)
city (Postal Address City)
USPS two-letter state or territory representation
o _five-digit ZIP Code or ZIP+4 Code (with or withoutthe dush)

0O O O O

Project Name

Enter the project name and phase number for the subicet end each comparable sale.

and Phase

Proximity to e Enter the proximity in straight-line distance anc d:racuon. For example, “1.5 miles NE.”

Subject ¢ If the distance from the subject is more than a yerierally accepted distance, or located outside the defined
neighborhood boundaries, be sure to expla’n wiy the sale is applicable in the “Summary of Sales
Comparison Approach” section.

Sale Price Enter the contract price of the stbj:ct 'f applicable.

Enter the purchase price for each ot uie comparable sales.

If a comparable is an active 11sting, enter its list price and comment that it is an active listing.

If a comparable is a listizig with a contract pending, enter the contract price if known. If not known, enter
its list price and communtiiat the price noted is the list price and not the contract price.

Sale Price/ Gross
Liv. Area

Enter the price pe: squzre foot for the above-grade living area for the subject, if a purchase transaction,
and each compaiau'e sale. (This is usually calculated automatically by the appraiser’s software).

Data Source(s)

Enter the da:a seurce(s) used for sales information.
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Field Protocol
Verification o Enter the verification source(s), the document or party from which the additional )roof was obtained.
Source(s) e MLS by itself is not considered a verification source.

¢ Contacting someone with first-hand knowledge of the transaction (agent, broi-er. buyer, seller, etc.)
especially where it involves confirmation of seller concessions is the proferied method of verification.

¢ Assingle source may be used if the quality of data is such that the salcs da a are confirmed and verified by
settled transactions. Information provided must permit the reader of the report to locate the data from the
sources cited.

e Do not use market data sales that are not verified and adjustza t¢-ieflect the terms and conditions of sale.

b. Value Adjustments

Adjustments are made to the price of the sale properties for price-influencing dissimilarities between each sale and the subject
property. Not all dissimilarities require adjustment because not all Gissimiiarities achieve price differentials in the market. All
adjustments must be extracted from and supported by the actions.ai the market.

For each adjustment item, enter the description of the adjustment and whether it is an upward or downward adjustment. Do not
make an adjustment unless it has a material effect on ve'ie

The following table shows the individual field desc ipiions of the sales comparison grid along with the FHA protocol for that
section.

Field Protocol

Sales or Financing Report the type 21 financing such as conventional, FHA or VA, etc.

Concessions See tai'e bzlow for UAD Requirements.

Repart the type and amount of sales concession for each comparable sale listed.

If 1 0 concessions exist, the appraiser must note “None.”

The appraiser is required to make market-based adjustments to the comparable sales for any sales or

financing concessions that may have affected the sales price.

e The adjustment for each comparable sale must reflect the difference between the sales price with the
Sales Concessions, and what the property would have sold for under typical market conditions.
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Field

Protocol

Date of Sale/Time

Enter the date of settlement. UAD formatting may show this as month and year.

Enter the date of contract. UAD formatting may show this as month and year

Time adjustments, if any, must be supported by the market and consistent.v.ith'the neighborhood market
conditions noted.

Show both the contract date and date of settlement. Time adjustments i ust be calculated using the
contract date (meeting of the minds) rather than the date of settiament. Explanation is required for any
time adjustments.

Location

See the table below for UAD Externalities Description:

Location adjustments may be warranted for positive o neqatlve factors that influence sales price, such
as a busy street versus a quiet street, rather than usiigth2 name of the community or subdivision.
Explain any adjustments made in this area.

If the UAD specifications do not sufficientiy ¢zscribe the locations of the subject and comparable sales,
use one of the blank lines to provide additional descriptions and corresponding adjustments.

Leasehold/Fee
Simple

State whether the property was sold as Fe= Simple or as a Leasehold Estate.

An adjustment is required if the esta.= differs from the rights appraised for the subject property, and the
difference is recognized by tho !¢ cal market.

Adjust for differences between tie comparable properties and the subject based on Fee Simple versus
Ground Rent if applicable

Adjust for differences oet veen the comparable properties and subject based on differences in terms of
Ground Rent if apzlicauie.

HOA Mo.
Assessment

Enter the monthy un.t charges.
Any adjustrreris made for value differences must be explained.

Common Elements
and Rec. Facilities

List tha.commun elements and recreational facilities.
Adjust for uifferences where and if warranted.

Floor Location

Adiust for any differences attributable to floor location within a project if warranted.

En er ihe floor location of the unit.
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Field Protocol

View e Describe the view from the unit, water view, skyline, etc.

e See the table below for UAD Requirements.

e Such terms as “Average” or “Good” are only to be used as adjuncts, e.g.*‘UXv ine/Average,” “Water
view/Good.”

e Make adjustments only if the view is superior or inferior to the sub;act.

e If the subject has a superior view and adjustments are made, a piaotograph of the view amenity is

required. AN
Design (Style) e Enter the style according to a project description used. Se corsistent with the improvement description.
Quality of e See the table below for UAD Requirements.
Construction o Differences in quality resulting in adjustments must be explained. An explanation must be specific. It is

not sufficient to simply state that “adjustments. for.quality are based on observations” or “based on
descriptions provided in MLS.”

e Adjustments may also be warranted foz in*ciior construction quality and must be explained and justified.

Actual Age e Enter only the actual age of the subject ai.d each comparable property.

Condition e Enter the condition of the subject.2nc.comparable sales.

e See the table below for UAD r2equiraments.

e Differences in condition resulting in adjustments must be explained. The explanation must be specific. It
is not sufficient to simply :tate that “adjustments for condition are based on observations” or “based on
descriptions provided ‘n NILS.”

o [fthe appraisal is completed “subject to repairs,” the subject’s condition rating, and corresponding
adjustments, mi st ke'based on the repairs as completed.

Above Grade e Enter the voCr count, consistent with the description of improvements on the front of the appraisal

Room Count form. !n to thiee adjustments may be entered:

o . The tust line is for bedroom and/or total room count differences (if appropriate).
ol 1he second line adjustment is for the bathroom count differences (if appropriate)
o . 1he third is for a difference in GLA (if appropriate).
e Explain any adjustment to a comparable property in GLA and room count, bedroom count and/or
P | " bathroom count.
Gross Living.Aira N o Enter the total square footage of the above-grade living areas.
o Adjustments for differences in square footage must be market derived.
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Field Protocol
Basement & e Provide the total square footage of basement area.
Finished Rooms e Total basement area format: square footage, numeric, up to five digits: 12345
Below Grade °

The appraisal report must indicate the square footage in whole numbers eni . ro commas.

If there is no basement, enter a value of 0.

Report the finished square footage in whole numbers only, no cominas.

If 0% finished, a value of 0 must be entered.

If the appraiser does not have a credible data source for the guziitity of finished basement area, enter a 1
for finished area and explain in the addendum.

Finished square footage format: numeric, to five digits. 12345.

Enter the type of additional basement access based onthe following table:

Allowable Values | PDF Display
WalkOut W0

WalkUp wu
InteriorOnly in |

Explain or address the applicevil ty vt adjustments for differences in basement access. For instance, if
no adjustment is made for a waizout basement versus a walk-up basement, provide an explanation.
Enter the type of rooms beiow grade: for example, recreation room, bedroom, full bath, or half bath.
Basement room forma. ri:niaeric, one-digit such as 1rr, 1br, 1ba or 1rr, 2br, 1.1 ba, etc.

Explain any special feawies or finishes in the “Summary of Sales Comparison Approach” section.
Because adjustimeris for multiple basement characteristics may be combined, it is important to include
clear explanauianz of each adjustment factor or amount.
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Field

Protocol

Functional Utility

Enter “Equal,” “Superior,” or “Inferior” as a total of the items rated in the “Imp.ovenient Analysis”
compared to the subject. Use the “Summary of Sales Comparison Approach’.section to explain
differences.

Adjust for functional obsolescence observed in the subject noted in tii» Lt description and not found in
the comparable sales.

Extract dollar adjustments from the market. For example, a poo: floor design that includes two
bedrooms so that the entrance to one is gained by passing through the other typically requires a negative
adjustment for functional obsolescence.

The floor plan of the subject is required when functionalausolescence is attributable to layout or poor
floor plan.

Heating/ Cooling

Enter an adjustment for differences in heating achz.ing systems. Any adjustment must be based on
market expectations.

Energy Efficient Describe energy efficient items: storm winoves and doors, solar installations, replacement windows,
Items etc., and enter an adjustment for differeri=es If warranted. If none, so state.
Garage/Carport Enter an adjustment for car storage.

Calculate adjustments in acco: dance with market acceptance of carport value versus garage and size
(one car, two cars, etc.).

Porch, Patio, Deck

Enter an adjustment for th2se features.
Base any adjustments Hn iocal market expectations.

Blank Lines Three blank lines aie provided for the appraiser’s use to describe additional amenities, features or
individual characCterisiics not listed or addressed elsewhere in the sales grid, e.g., woodstove, fireplace,
fencing, cther.

Enter anpropiiace adjustments where warranted.
Net Adjustment Mark either [+] or [-] box to indicate if the total net adjustments will increase or decrease the value and
(Total) note L how much.

(T aqjustment exceeds preferred guidelines, review the comparable properties to determine if the best
uries were selected and adjustments were appropriately applied. If the total adjustments appear
disproportionate in relation to the price, the appraiser must reexamine the relevance of that sale and
magnitude of the adjustments.
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Field Protocol
Adjusted Sale e Total all of the adjustments and add them to or subtract them from the sales pric= of rach comparable.
Price of Preferred underwriting guidelines indicate that adjustments may not exceed 10% tor line items, 15% for
Comparable net adjustments and 25% for gross adjustments.
Properties e If any adjustments exceed stated guidelines, an explanation must be proviued.
Summary of Sales | e Use this section to explain the comparable selection.
Comparison e Use this section to provide required explanations for subjective adjustments made in any of the
Approach following value factors: “Location,” “Site,” “View,” “Desigr,”” Guality of Construction,” “Age,”

“Condition” and “Functional Utility.”

e Use this section to explain any adjustments exceeding.juideiines.

e Use this section to explain which comparable sale o sa1s is/are given most weight or consideration,
and why.

e Explain the thought process used to reconcile *:ic range of adjusted sale prices into a single indication of
value. The summary must generally reflect anthe degree of comparability of each comparable sale to
the subject. This may include discussion of the relative size of gross and net adjustments, date of sale,
location, design, or other pertinent characteristics.

e The value indicated by the sal®s “on parison approach must be consistent with the appraiser’s reasoning.

Indicated Value by | e Enter the indicated value.

Sales Comparison

Approach $

The following table provides instruction fo:.completing the “Sales Transaction Type” block of the “Sales Comparison Approach”
section of the report form.

Transfer Type Sales Giid '_abel Page 1 Description
REOSale REC REO sale
ShortSale Shot Short sale
CourtOrderedSale | CrtOrd Court ordered sale
EstateSale __f Cstate Estate sale
RelocationSale:’ Relo Relocation sale
NonArmsLehgthSale | NonArm Non-arm’s length sale

129



FHA Single Family Housing
Appraisal Report and Data Delivery Guide

D.

Individual Condominium Unit Appraisal Report

Transfer Type Sales Grid Label Page 1 Description
ArmsLengthSale ArmLth Arm’s length sale
Listing Listing Does not apply to subject property.

Allowable Values | PDF Display
FHA FHA

VA VA
Conventional Conv

Cash Cash

Seller Seller
RuralHousing RH

Other Explain

Allowable Values | PDF Display
Neutral N

Beneficial B

Adverse A i

Allowable Values ~[DF Display
WaterView Witr
PastoralView .« Pstrl
WoodsView, Woods

The following table displays the UAD allowable values for the type of financing, along with tke !
be printed on the display PDF of the appraisal report.

zv2a abbreviation, which will

The following table displays the UAD allowable values-fo: u.2 type of location, along with the related abbreviation, which will be
printed on the display PDF of the appraisal report.

The following table displays the <!AD allowable values for the UAD Externalities Description for location, along with the related
abbreviation, which will be piinted on the display PDF of the appraisal report.
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Allowable Values | PDF Display
ParkView Prk
GolfCourseView Glfvw
CityViewSkylineView | CtySky
MountainView Mtn
Residential View Res
CityStreetView CtyStr
Industrial View Ind
PowerLines PwrLn
LimitedSight LtdSght
Other

If an Externalities factor not on the list provided materially affects the wva'we of the property, the appraiser must select “Other” and
enter a description of the view associated with the property. Free-foum descriptions must be entered carefully because data will be

truncated on the appraisal report form if it exceeds the available szace for that field.

The following table displays the UAD allowable values. forihetype of “Site View,” along with the related abbreviation, which will

be printed on the display PDF of the appraisal report.

Allowable Values PDF Display
Residential Res
Industrial Ind
Commercial Comm
BusyRoad BsyRd © *
WaterFront Wirkv
GolfCourse GifCse
AdjacentToPark AdiFk
AdjacentToPowerLines ["AdjPwr
Landfill “. | Lndfl
PublicTranspcrtauar PubTrn

Other
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If a view factor not on the list provided materially affects the value of the property, the appraiser must select “Dtri2r”” and enter a
description of the view associated with the property. Free-form descriptions must be entered carefully be:ause data will be
truncated on the appraisal report form if it exceeds the available space for that field.

The following table displays the UAD allowable values for the “Quality of Construction,” along vith the related abbreviation,
which will be printed on the display PDF of the appraisal report.

Allowable
Values

Definitions of Quality Level Identiniars

Q1

Dwellings with this quality rating are usually unique Structures tiat are individually designed by an architect
for a specified user.

Such residences typically are constructed from detailec ar hit:ctural plans and specifications and feature an
exceptionally high level of workmanship and exceptiznai'y: nigh-grade materials throughout the interior and
exterior of the Structure.

The design features exceptionally high-quality.extesior refinements and ornamentation, and exceptionally high-
quality interior refinements.

The workmanship, materials, and finishes-frizoughout the dwelling are of exceptionally high quality.

Q2

Dwellings with this quality rating are “fi2n/custom designed for construction on an individual property owner’s
site.

However, dwellings in this qualiv grade are also found in high-quality tract developments featuring residences
constructed from individual g'ans or from highly modified or upgraded plans.

The design features detatied. nigh-quality exterior ornamentation, high-quality interior refinements, and detail.
The workmanship, maizria:s, and finishes throughout the dwelling are generally of high or very high quality.

Q3

Dwellings with taic quility rating are residences of higher quality built from individual or readily available
designer plarissin «bove-standard residential tract developments or on an individual property owner's site.

The desigriincludes significant exterior ornamentation and interiors that are well finished.

The workinar ship exceeds acceptable standards and many materials and finishes throughout the dwelling have
been.usgrided from “stock” standards.
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Allowable Definitions of Quality Level Identifiers
Values

o Dwellings with this quality rating meet or exceed the requirements of applicable building codes.

e Standard or modified standard building plans are utilized and the design includes ¢%ec uate fenestration and
some exterior ornamentation and interior refinements.

e Materials, workmanship, finish, and equipment are of stock or builder grade arid may feature some upgrades.

o Dwellings with this quality rating feature economy of construction ana-basic tunctionality as main
considerations.

e Such dwellings feature a plain design using readily available er kasic fioor plans featuring minimal fenestration
and basic finishes with minimal exterior ornamentation and lirnited-interior detail.

e These dwellings meet minimum building codes and are cciisirusted with inexpensive, stock materials with
limited refinements and upgrades. a

o Dwellings with this quality rating are of basic quaiity-ziil lower cost; some may not be suitable for year-round
occupancy.

e Such dwellings are often built with simple planc.or without plans, often utilizing the lowest quality building
materials.

¢ Such dwellings are often built or expinced 9y persons who are professionally unskilled or possess only
minimal construction skills.

e Electrical, plumbing, and other rrecianical systems and equipment may be minimal or non-existent.

e Older dwellings may feature sne .07 more substandard or non-conforming additions to the original Structure.

Q4

Q5

Q6

The following table displays the UAD comziiance Condition Rating Code along with the related definition of the level of
condition.

Condition Definitions
Ratings

e The imzinvaments have been very recently constructed and have not previously been occupied.

C1 . . -
e The eat.re'Structure and all components are new and the dwelling features no physical depreciation.
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Condition Definitions
Ratings

e The improvements feature no deferred maintenance, little or no physical depreciation. ana require no repairs.

e Virtually all building components are new or have been recently repaired, refinishes, ¢r rehabilitated.

co ¢ All outdated components and finishes have been updated and/or replaced wit» coinponents that meet current
standards.

e Dwellings in this category either are almost new or have been recently compietely renovated and are similar in
condition to new construction. N

e The improvements are well maintained and feature limited physical depreciation due to normal wear and tear.

C3 e Some components, but not every major building component, r1ay: be updated or recently rehabilitated.

e The Structure has been well maintained. N a

e The improvements feature some minor deferred maintenance and physical deterioration due to normal wear and
tear.

C4 e The dwelling has been adequately maintained-and i2quires only minimal repairs to building
components/mechanical systems and cosmetic renairs.

e All major building components have been acequately maintained and are functionally adequate.

e The improvements feature obvious defzived maintenance and are in need of some significant repairs.

e Some building components need reoairs, rehabilitation, or updating.

C5 e The functional utility and overali 'ivability is somewhat diminished due to condition, but the dwelling remains
useable and functional as a-recidence.
e The improvements have sunsiantial damage or deferred maintenance with deficiencies or defects that are severe
C6 enough to affect the safaty,.coundness, or structural integrity of the improvements.

e The improvemens irs in need of substantial repairs and rehabilitation, including many or most major
components.

Note: Newly constructed impravements that feature recycled materials and/or components can be considered new dwellings if the
dwelling is placed on a 1%5u peicent new foundation and the recycled materials and the recycled components have been
rehabilitated/re-manufacturcd into like-new condition. Recently constructed improvements that have not been previously occupied
are not considered “vew" if they have any significant physical depreciation (i.e., newly constructed dwellings that have been
vacant for an exw:naea period without adequate maintenance or upkeep).
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11. Income Approach Section

If the market contains sufficient data for this approach to be relevant, then the income approach must be comp!eted. The GRM factor
must be market derived, supported, and applied to the market rent for the subject. Refer to the Income Asproach to Value section in
the 4000.1 FHA Single Family Housing Policy Handbook.

Income Approach To Value

Field

Protocol

Estimated Monthly
Market Rent

Enter the subject’s estimated market rent and multiply it ~y the GRM (the ratio between sales price
and gross monthly Rental Income).

Summary of Income Approach | Provide support for the market rent and GRM.i£.aaveloped.

Income Approach

If not developed, leave blank.

If this approach was not developed or included in the report, the apprais=r must provide a reason why this approach was not utilized
and report whether the lack of this approach adversely affects the creioility of the appraisal.

12. Reconciliation and Conditions of Value Estimate Sectiox:

The appraiser must consider all appropriate approaches to vaive, and all information relevant to the subject property and the market
conditions in the opinion of Market Value.

If there is insufficient space in the “Reconciliation® section to list and describe any “repairs, alterations or required inspections” noted,
then the appraiser is instructed to insert a refererice in the “Reconciliation” section, “see addendum,” and list and describe the items
under the heading “Repairs, Alterations, P<quired Inspections.”

Field

Protocol

Indicated Value by:

e Enter e “Indicated Value” for each of the approaches to value developed. If the approach was not

develuped, enter “0,” “N/A,” “ND” or “Not Dev.” for not developed.

o Kozoncile the three approaches to value with a brief description of the validity of each approach with
A

respect to the appraisal assignment.
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Conditions of Value Estimate Section

When... Then the appraisal shoula 2z 'rendered...

e there is/are no repair(s), alteration(s) or inspection conditions )
noted by the appraiser; “As-Is”

e establishing the As-Is Value for a 203(k);

e the property is being recommended for rejection;

e the intended use is for Pre Foreclosure Sale (PFS) in
accordance with 24 CFR 203.370 or CWCOT @ 24 CFR
203.368; or

e the intended use is for Pre-Foreclosure, Foreclosure, or REO.

¢ the subject is Proposed Construction where construction has

not started:; | “Subject to completion per plans and specifications on
e the subject is Under Construction but not yet complete (less 1e basis of a hypothetical condition that the
than 90%); or improvements have been completed”

¢ the mortgage type is a standard or limited 203(K). «
e the repair or alteration condition(s) noted by the aporise: 10:

o protect the health and safety of the occupants; “Subject to the following repairs or alterations on the
o protect the security of the property; basis of a hypothetical condition that the repairs or
o correct physical deficiencies or conditiciiz.asfecting alterations have been completed”

structural integrity;

e certain Section 203(k) Rehabilitation M.2iujages depending on
scope of work.

e Under Construction, more thar. 9¢% complete with only
minor finish work remaining {huyer) preference items e.g.,
floor coverings, appliancss, fixtures, landscaping, etc.). This
eliminates the need for plars and specifications.

e required inspection(s,‘arz noted by the appraiser.

“Subject to the following required inspection based on
the extraordinary assumption that the condition or
deficiency does not require alteration or repair”
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When... Then the appraisal should.L2 .:’nEan...

e required appraisal conditions. ) ) _ _
Enter the required completion, repairs, alterations, or

inspections. Detailed explahaunns of each must be
provided in the “Adgciticrai, Comments” section or the
addendum.

More than one box may be marked depending on the assignment and property conditiors.

If repairs or alterations are required, the appraiser must indicate the extent of rej.anc and note this in the appropriate section of the
appraisal, in an addendum, under the heading of “Reconciliation — Required/Repairs,” listing the repairs noted together with an
estimated cost to cure.

The appraiser must indicate the reasoning for any required inspectio s end note this in the appropriate section of the appraisal, in
an addendum, under the heading of “Reconciliation — Required Iri:pection,” listing the required inspections.

The value “subject to completion per plans and specifications,” “subject to the following repairs or alterations,” or “subject to the
following required inspection” must be consistent with w e suvject property condition(s) described in the corresponding section of
the report.

State the “Remaining Economic Life” as a singl= niimber or as a range. This line must be completed for every FHA appraisal
whether or not the cost approach is completed. An explanation is required if the remaining economic life is less than 30 years.

Section ! Instructions
Opinion of Market Value .| Enter the opinion of Market Value.
Final Reconciliation Reconcile the three approaches to value with a brief description of the validity and
=\ relative strength of each approach with respect to the appraisal assignment.
Date of Value Y Enter the date when the property was inspected.

More than one hesemiay be marked depending on the assignment and property conditions.
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If repairs or alterations are required, the appraiser must indicate the extent of repairs and note this in the apnroj riate section of the

appraisal, in an addendum, under the heading of “Reconciliation — Required Repairs,” listing the repairs fiotea together with an

estimated cost to cure.

The appraiser must indicate the reasoning for any required inspections and note this in the appropriate-scction of the appraisal, in
an addendum, under the heading of “Reconciliation — Required Inspection,” listing the requireainsrcctions.

The value “subject to completion per plans and specifications,

99 ¢¢

subject to the following sepairs or alterations,” or “subject to the

following required inspection” must be consistent with the subject property condition() J=scribed in the corresponding section of

the report.

13. Additional Comments Section

It may become necessary to include commentary that carries beyond the.provided space of the appraisal reporting form. The use of an
addendum provides the additional space for the appraiser to fully descrihe any item, area or condition where the commentary exceeds
the space provided in other sections of the report. It is recommendea that cny information carried forward to the addendum, if needed,
follow the sequence of the form with a proper heading identifyinc-said section.

For example, the “Neighborhood Market Conditions” comi:eits £xceed the space provided on the form. In that case, on page 1 in

“Neighborhood Market Conditions” enter “See addendum,” ard in the addendum enter the heading “Neighborhood Market

Conditions,” and provide the narrative in this section. I ollcw the same procedure for any section of the report where commentary
exceeds the space provided. This will provide the reader with the proper identification and linkage of additional comments together

with a logical flow of information in a standardizec.reporting format.

APPRAISER / CTAENT INFORMATION

Field

Protocol

Signature

e For FHA appraisals, the only signature permitted is that of the Lender Selected FHA Roster
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Appraiser.
Supervisory signatures are not permitted.

Name

Enter appraiser name as it appears on the certification.

Company Name

Enter company name if applicable.

Company Address

Enter address of business or company with city, state ana zip code.

Telephone Number

Enter phone number with area code.

Email Address

Enter e-mail address.

Date of Signature and
Report

Enter the date the report is signed. TI+'s iaust be the current date and must be changed
accordingly for any subsequent repcrts submitted, if applicable.

Effective Date of
Appraisal

Enter the effective date o” tt eg,wpraisal which, for FHA purposes, is the date the property was
inspected.

State Certification #

Enter state Certifizaiion number.

or State License #

Leave blank. 0! used by FHA.

or Other (describe)

Leave biank.

State

Lnter the State of Certification.

Expiration Date

PROPERTY. |

ADDRESS OF

Enter the expiration date of State Certification.

This field should auto populate with the appraisal software used. If not, enter the full property
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APPRAISED address including street, city, state and zip code.

APPRAISED VALUE | e Enter the appraised value.

OF SUBJECT

PROPERTY $ (A
Name e Enter the name of person who ordered the appraisal.

Company Name e Enter name of lender/client

Company Address e Enter company address \J

Email Address e Enter email address where report was trans: sited to, if applicable
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E. SMALL RESIDENTIAL INCOME PROPERTY (TWO TO FOUR UNITS) APPRAISAL REPORT
1. Introduction to the Fannie Mae Form 1025/Freddie Mac Form 72

This section provides specific instructions for completing the Small Residential Income Property Appraical.Report Fannie Mae Form
1025/Freddie Mac Form 72. FHA requires that this report be submitted in the MISMO 2.6 Errata 1, wnich is an XML document with
embedded PDF as created by the appraiser.

This report form is designed to report an appraisal of a two-to four-unit property, including #two-to four-unit property in a PUD,
based on an interior and exterior inspection of the subject property. A two-to four-unit Jror2:ty located in a Condominium Project
must be appraised using the Individual Condominium Unit Appraisal Report. Fannic rdas~orm 1025/Freddie Mac Form 72 is not
designed to report an appraisal of manufactured home; therefore, where one or mcreof the units is Manufactured Housing, the
appraiser is required to complete the following sections of the Manufactured “iome 'Appraisal Report: “HUD Data Plate” and
“Improvements.”

2. Subject Property Data Section

This section provides the factual data to identify the property and ‘e parties to the appraisal process. The FHA case number together
with the Borrower and/or property information will be supiliad by the mortgagee/client who engages the appraiser.

Field Protocol
FHA Case Number/ | o Insert the FHA case nun:her at the top of the upper right hand corner to correspond with the XML label
Appraiser /VALUATION_RESPONSE/REPORT/@AppraiserAdditionalFileIdentifier. This must be formatted as
Additional File XXX-XXXXXXX, num:tic-only. (Example 123-4589034).
Number e This may aizo'appzar in a similar place on the other pages of the report but it is not a strict requirement.
e The FHAanj raisal may not be transmitted to the mortgagee without a case number.
e In mo.t software packages, this is formatted as an additional file number.
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Field

Protocol

Property Address

It must conform to the Mailing Standards of the United States Postal Service, Puk'ication 28 — Postal
Addressing Standards. The following address elements must be included in this fiela:
o Street number
o street name (including applicable pre-directional indicator, suffix, and/Gr post-directional indicator)
o address unit designator and number (if applicable)
This data is referenced more than once on the form and must be reoreseiiced consistently.
If the property’s legal location is different from the property’s mzili.g address (for instance, the property
is located in a different municipality or in an unincorporatec are.) explain this in the appraisal report.

Borrower

Enter the name of the Borrower.

Owner of Public
Record

Mark the appropriate box indicating whether the seller 12 the owner of public record.

The appraiser is instructed to contact the mortgacee/ciicnt if the seller is someone other than the owner of
record, as the property may not be eligible foi F-='A financing if it involves Property Flipping (resale in
less than 90 Days).

The mortgagee will make a determination .or any exceptions to FHA’s Property Flipping rule and advise
the appraiser.

Report where the information wis Hbtciried.

County

Enter the name of the county in wiich the property is located. It further provides locational parameters.
If not applicable, enter “N/A.”

Legal Description

Enter the legal descripticn ¢f the property.

The four types of legal cascriptions are: lot and block system, geodetic survey, government survey
system, and metes anid.bounds description.

If the spacewrHvided is insufficient, enter this information with the heading “Legal Description” in the
“Additicnal Coniments” section of the form report or attach this information as an addendum.

Assessor’s Parcel #

Enter«the parcel number assigned by the local tax assessor.
For thos: areas that do not have an assessor’s parcel number, enter the real property tax identification
numoer.

Tax Year

~_Lneer the current tax year used by the locale, e.g., the fiscal year or actual year.

R.E. Taxes $

«. Enter the dollar amount of the annual real estate taxes, including all relevant taxes (school district tax, fire

district tax, etc.).
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Field

Protocol

Neighborhood
Name

Enter the name of the subdivision, if applicable, or the commonly known local ne.ahbc rhood designation.
If the subject property is in a PUD, provide the name of the development.

Map Reference

Enter the location map reference, page number and coordinates, from the soui e Jsed.
This reference must relate to the location maps most commonly used in the Iccale.

Census Tract

Enter the census tract number.

The census tract number must be provided.

The Census Bureau has an Internet resource guide for locatina ‘cznzus information, which can be found at
WWW.CEensus.gov. NG

Occupant

Mark the box signifying the occupancy status at the time ot the appraisal.
If vacant, the appraiser must note, in the “Improvemcnts’ section under “condition of the property,”
whether the utilities were on or off at the time of the.anpraisal.
With the exception of HUD REO properties, iv.uulidies are not turned on:
o condition the appraisal on a satisfaciory re-1nspection; and
o state that the utility that was off at.the me of the appraisal, and include an extraordinary assumption
that the mechanical equipment docs not require alteration, repair or further inspection once the
utilities are restored.

Special Assessments
$

Report the dollar amount of sneciai-assessments for the subject property, if any, and provide a brief
explanation for the assessmicnt.

Special assessments can‘inc ude municipal bond debt for off-site improvements.

Larger than typical special assessments may affect marketability.

If not applicable, :ntex”‘N/A.”

PUD

Check the box if'the property is located in a PUD.

HOA $

Enter the daliar amount of the HOA fee and mark the box indicating if the fees are paid “per year” or “per
month”’

Property Rights
Appraised

Mark th¢ ‘appropriate box indicating the property rights appraised for the subject property as of the date of
the‘appraisal.
¢ Other” includes Land Trust.

Assignment Type'./ | e

Mark the appropriate box indicating the assignment type.
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Field

Protocol

Lender/Client °

Enter the name of the mortgagee/client that ordered and will receive the appraisal report.

The intended use of the appraisal is solely to assist FHA in assessing the risk of the property securing the
FHA-insured mortgage (24 CFR 200.145(b)). FHA and the Mortgagee are.ti¢ ititended users of the
appraisal report. The FHA Appraiser does not guarantee that the propeity is1ree from defects. The
appraisal establishes the value of the property for mortgage insurance,oury oses.

for sale or offered
for sale in last 12

Currently offered o

The appraiser’s certification states in part, “I have researched, ver:fied, analyzed and reported on any
current agreement of sale of the subject property, any offering for saie of the subject property in the
twelve months prior to the effect date of the appraisal...”

source(s) used,

and date(s)

offering price(s), .

months e Mark the appropriate box indicating whether the subject s cuivently offered for sale or has been offered
for sale in the 12-month period prior to the effective fiai= of the appraisal.
e If there are multiple actions, report each instance. i:ese2ich may reveal an expired or withdrawn listing.
The prior listing may provide a good indication 2fhe upper limit of value.
Report data e Complete this field regardless of whether the nrenerty is currently offered for sale or has been for sale in

the 12 months preceding the date of the ap,raisal.
Identify the source(s) used, price(s) ari1 date(s) of current or prior listings.

3. Contract Section

This section must be completed when the appraisal assignment involves a purchase transaction; otherwise leave blank when not
applicable. FHA requires that the appraiser be nwrovided with a complete copy of the ratified sales contract, including all addenda, for
the subject property. It provides the agreed-ca cerntract price (accepted offer), date of sale, and all financial terms implicit in the offer.
If unable to obtain this information, the apirieiser is to state what efforts were made to obtain it.

Field

Protocol

Analyze Contract for
Sale

e Exn.ain the results of the analysis (terms and conditions) of the contract of sale or why the analysis was

r et rerformed.

«..The analysis may include a reference to the number of pages contained in the contract for sale provided.
Lo purchaser name in contract does not match borrower name provided by the lender, include a comment.

Contract Price % .

o Enter the final agreed upon contract price.
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Field

Protocol

Date of Contract

Enter the date of the contract.
This is the date when all parties have agreed to the terms of, and signed, the cantract.

Is the property seller
the owner of public
record?

Mark the appropriate box indicating whether the seller is the owner of pub!ic <ecord.

The appraiser is instructed to contact the mortgagee/client if the seller 12 summaone other than the owner of
record.

The property may not be eligible for FHA financing if it involves:Property Flipping (resale in less than 90
Days). The mortgagee will make a determination for any except?cns to FHA’s Property Flipping rule and
advise the appraiser.

Data Source(s)

Report where the information was obtained.

Sales Concessions,
Downpayment
Assistance

Mark the appropriate box indicating whether or not “nei2 is any financial assistance (loan charges, Sales
Concessions, gifts or downpayment assistance, etc.) paid by any party on behalf of the Borrower.

If necessary, use the “Additional Commentssccuon of the appraisal reporting form or an addendum and
enter the heading “Sales Concessions,” coprip'eting the description.

If “Yes,” the appraiser is to report the tota.dollar amount and describe the items to be paid.

If the sale involves Personal Propertv (e.g., an aboveground pool, lawn mower, furniture, etc.) it must be
identified and excluded from th>valuition of the real estate.

4. Neighborhood Analysis Section

This section reflects the area surrounding the subjeccrioperty. The appraiser must observe neighborhood characteristics and

surrounding properties to make determinatiors ta* will be incorporated into the valuation of the subject property. In all instances, the
appraiser must mark the appropriate box fer.each line in the “Neighborhood Characteristics” and “Housing Trends” sections. Failure
to note conditions that may adversely a‘fe=t the value of the property is poor appraisal practice and violates the USPAP.

NOTE: Race and the racial compasition of the neighborhood are not appraisal factors.
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Neighborhood Characteristics
Field Protocol

Location | e Enter the type of area surrounding the subject property:

o urban — relates to a city

o suburban — relates to an area adjacent to a city

o rural — relates to the country or beyond the suburban area
Built-Up | e Enter the built-up percentage — the percentage of available land that has beer.improved. Land such as a state park
would not be considered available land. S/

Growth e Enter the growth rate. If many lots are available, the growth rate may e rapid, stable or slow, but if the
neighborhood is fully developed, select the “Stable” box.

Two-to Four-Unit Haucinn i rends

Field ~rococol
Property e Mark the box describing the current trend in Ac-1s Property Values for two-to four-unit housing in the community.
Values e If the subject property is the sole or one af ¢nly several two-to four-unit properties in the neighborhood or

marketplace, indicate this scarcity under “i4arxet Conditions,” identify the most predominant housing type in the
neighborhood and address trends in vaive for that identified type.

e Comparing properties that have bzen £ald and resold in recent years is an effective way to determine market trends.

e Appraisers who use this method, 1.ovvever, must make sure to factor in any improvements or changes made to the
property between sales.

Demand/ e Mark the appropriate dexard/supply trend.

Supply e If the subject propert /i the sole or one of only several two-to four-unit properties in the neighborhood or
marketplace, indicate.ihis scarcity under “Market Conditions,” identify the most predominant housing type in the
neighborhood.2xd address trends in demand/supply for that identified type.

e To determina heequilibrium status of supply and demand in the neighborhood, compare the number of two-to
four-unit.o:operties sold to the number of two-to four-unit properties listed for sale in a recent time period.

e The simu:rity or difference between the numbers of houses sold and listed, not the absolute numbers, must
ac’enanie the demand/supply level.
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Two-to Four-Unit Housing Trends

Field Protocol
Marketing | ¢ Mark the appropriate marketing time — the typical length of time a property similar to i subject property would
Time have to stay on the market before being sold at a price near its Market Value. -~
Price and ¢ Indicate the low and high neighborhood prices and ages as well as the predominant v2iue and age.
Age e The high and low for both price and age must exclude the extreme outliers.

Present Land Use %

One Unit, Two- to
Four-Unit, Multi-
Family, Commercial,
Other

Estimate each type of land usage in the neighborhncd.
If there is no land in the neighborhood with ons-of b2 designated classifications, enter a “0.”

If a portion of the land consists of parks oratner.tnspecified classifications, enter the estimated
percentages on the “Other” line and expia‘i 1. the “Neighborhood Description” section.

Neig::herkood Narrative

Neighborhood
Boundaries

The appraiser must clearly zefine the boundaries — north, south, east and west — of the subject’s
neighborhood.

Providing a descripticn of Jieighborhood boundaries by physical features such as streets, rail lines, and
other man-made bharriars or well defined natural barriers (e.g., rivers, lakes, etc.) details the makeup and
understanding.regarding neighborhood composition.
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Neighborhood Narrative

Neighborhood
Description

¢ Discuss factors that would attract Investors or cause them to reject the neighbortinod.

e Some typical factors important to discuss include:

o vacancy/rent loss

housing styles, ages, sizes, etc.

o O O

sources and community amenities

O O O

level of maintenance and condition of housing
proximity to employment and amenities, including travel dictance and time to local employment

employment stability, in terms of variety of emplovmeiit crportunities and industries

overall appeal of the neighborhood, as compared te vomgetitive neighborhoods in the same market
convenience to shopping, with respect to distanse, @ me and required means of transportation

o convenience to schools, in terms of the distazce.and time for travel to school.

Market Conditions
(including support for
the above
conclusions)

e Provide relevant information in support of the C:e=ciusions relating to trends in the As-Is Property

Values, demand/supply and marketing time

¢ Provide a description of the prevalence ad impact of sales and financing concessions and/or

downpayment assistance in the subje<t’s market area.

o Other areas of discussion may ‘nciua? Days on Market, list to sale price ratios, and/or financing

availability.

5. Site Section

This information provides the description of th<and underlying the subject property. Insert factual information on each of the lines

provided and report the conclusions as directd. Sonsider all aspects of the physical description and reconcile them in the opinion of

Market Value. This section of the appraisaliequires the appraiser to consider any adverse site conditions or adverse external factors

that may affect value.

Field

Protocol

Dimensions

o List 2l dimensions of the site beginning with the frontage.

«..if the shape of the site is irregular, show the boundary dimensions (85" X 150" X 195" X 250") or attach a

property survey or legal description of the site.
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Field Protocol

Area e Enter the site area in square feet if less than one acre, or acres if one acre or more. Forgppraisals in
territories where the metric system is widely accepted, such as Puerto Rico, souare meters can be reported
on the form by “sqm” in place of “sf” or “ac” to denote the lot size. Example::'6:100 sf or 3.40 ac or 380

sqm.

e This entry must be consistent with the dimensions provided in the “imei sions” field.

Shape o Describe the shape of the site, e.g., triangular, square, rectangular;.irregular, or flag lot.
View e Briefly describe the view from the property (None or N/A is not.an acceptable response).

¢ Identify a view with a significant positive or negative influence un the value.

e Photographs are required for any negative or positive vi¢w inriuences affecting value or marketability.

Specific Zoning e Enter the specific zoning classification used by the I¢ca niunicipality or jurisdiction, e.g., R-3, R-5.

Classification e Appraisers are instructed to be especially cognizanto1 ine specific zoning for two-to four-unit properties.

e If no zoning exists, enter “None Exists.” « «

Zoning Description | e Describe what the specific classification®meariz, include a general statement describing what the zoning
permits.

e For example: R-3 = single family and vvo-family, up to three Dwelling Units per acre.

e If “No Zoning” exists, describe "ic nrovalent use of sites in the neighborhood.

Zoning Compliance | e Determine whether the current use complies with the zoning ordinances. Some zoning codes require
additional analysis to deterrxine-compliance.

e Mark the box indicating wh:ther it is a “Legal,” “Legal Non-Conforming” (Grandfathered Use), “No
Zoning” or an “lllerai. Use.”

o If the existing prc¢oersy does not comply with all of the current zoning regulations (use, lot size,
improvement Gize: uff-street parking, etc.) but is accepted by the local zoning authority, enter “Legal Non-
Conforraing,” provide a brief explanation and state whether the property may legally be rebuilt if
destroved.

e If thc usa is not legal, the property is not eligible for FHA mortgage insurance.
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Improvements—Type

Field Protocol

Highest and Mark the appropriate box.

Best Use This entry represents the highest and best use of the site, as improved, in relatian to the neighborhood and
current market conditions.
If the current use represents the highest and best use, mark “Yes.”
If it does not, mark “No” and provide an explanation. B

Utilities Mark either “Public” or “Other.” If “Other” is marked, describe.
Public utilities mean they are governmentally supplied and regulaiaa.
Public does not include any community systems sponsorad, ow:ied or operated by the developer or a
private company not subject to government regulation ¢! firancial assistance.
Note mechanical chlorinators or water flow that decrzas2s'noticeably while running simultaneous
plumbing fixtures.
Visually inspect the septic system and its surraunuing area.
If there are obvious or readily observable siziz ¢f system failure, “require inspection” to ensure that the
system is in proper working order.
Note: The appraiser must indicate whether a public water or sewage disposal system is available to the
site. If available, connection must e riade to the public or community water/sewage disposal system if
connection costs are reasonable. Ihe mortgagee will determine whether connection is feasible.

Off-site Briefly describe the off-site improvements under “Type,” enter the road surface material, and mark

“Public” or “Private.” For example: “Street-Asphalt; Public,” or “Alley-None.”
Public refers to an imspravement dedicated to and accepted by a unit of government — not including
HOA:s.

FEMA Special
Flood Hazard Area

FEMA is resporsibie for mapping flood hazard areas. If the property is within an SFHA, mark “Yes.”
Otherwise, raarx” ‘No.”
Attach a copy of the flood map panel for properties located within an identified flood hazard area.

FEMA Flood Zone

Ente’ th» FEMA Zone designation. Only properties within SFHAS, such as zones “A” (a special flood
hazura area) and “V” (a coastal area), require flood insurance. Zones “B” “C” and “X” do not require
lusd insurance.

FEMA Map # and
FEMA Map Date

Enter the FEMA map number and map date. If it is not shown on any map, enter “Not Mapped.”
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Field

Protocol

Are utilities and off-
site improvements
typical for the
market area?

Mark the appropriate box indicating whether the utilities and off-site improvemer.ts are _typical for the
market area.

If “No” is marked, explain why the utilities and/or off-site improvement are 15t ypical.

Any adverse site
conditions or
external factors

Mark the appropriate box indicating whether there are any adverse site coaditions or external factors
(easements, encroachments, environmental conditions, land uses, <tc.).

If “No” is marked, no comment is necessary; if “Yes” is marked. ariexplanation is required.

Describe any adverse site conditions or adverse factors. Corsids<reasements affecting the functional
utility of the property in the conclusions of both the highest and best use, and Market Value. For example,
discuss adverse easements, encroachments, slide areas;-ili2gal or non-conforming zoning use, etc.
Consider surface, subsurface and overhead easement.

List any adverse environmental conditions, incli7iing hazardous wastes, toxic substances and others.
Explain all deficiencies that do not require renair (extreme slope, etc.) and consider them in the opinion of
value.

Discuss the observations with direct r¢ lationship to value and consider them in the approaches to value.

6. Leasehold Interest/Ground Rent Section

If the property is subject to Ground Rent, the appraisar must include an analysis of the terms of the lease, including term of lease,
renewal options, right of redemption, capitalizaticn'vate, date of expiration, etc. The mortgagee is responsible for ensuring that the
appraiser has a copy of the deed or lease for anaiv=ic and that a copy is included in the loan file.

7. Description of Improvements Secti¢p

This section describes the subject improements. Accurately report the conditions observed. Describe needed repairs, or the existence
of any functional or external obsuiescence. Enter factual information on each of the lines provided and report the conclusions.
Consider all aspects of the pky»icad description and reconcile them in the opinion of Market Value.
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General Description

Construction

Field Protocol
Units e Mark the appropriate box indicating number of units. ~
Accessory Unit | e A two- to four-unit dwelling with an accessory unit is ineligible for FHA finaricing:
# of Stories e Enter the year above grade, including half stories.
e Format required is Numeric, to 2 decimal places.
e Do not include the basement. A\
# of Buildings e Enter the number of buildings. _r~
Type e Mark the box that identifies the type of dwelling: “Det.” (Detecner); “Att.” (Attached); “S-Det.” (Semi-
Detached); or “End Unit” (end unit of a group of row houses.or iownhouses).
Stage of e Mark the box signifying the stage of construction: “Exisiing,” “Proposed” or “Under Construction.”

Properties that are either Proposed or Under Constriction require plans, a builder’s certification, and
specifications for the appraiser to review. .

Design (Style)

Enter a brief description of the house design stvle using historical or contemporary fashion. For example:
Cape Cod, bi-level, split level, split foyer,‘colonial, town house, row house, etc.

Do not use the builder's model name.

Avoid generic descriptions such as traaiiional or conventional.

Year Built e Insert the year the subject was cornoleted.

e Format required isYYYY

e For under construction or prugosed construction, Enter Current Year
Effective Age Enter the effective age ui thie improvements as a number only. Do not enter text. Example: 25
(Yrs.) A range is accenteyis. D0 not enter text. Example: 15-20

The effective ag?2 refiects the condition of the property relative to similar competitive properties.

The effective ayc may be greater than, less than or equal to the actual age.

Note any significant difference between the actual and effective ages and explain in the “condition of
propeity’ ‘comments section.

152



FHA Single Family Housing
Appraisal Report and Data Delivery Guide
E. Small Residential Income Property (Two to Four Units) Appraisal Report

a. Reporting Requirements for Attic

The appraiser is required to inspect the attic. Enter the attic and observe the interior for insulation, ventilaiian4fan, vent, window),
and condition of roof structure. Note any deficient materials, leaks or readily observable evidence of si;nificant water damage,
structural problems, previous fire damage, exposed and frayed wiring, or any other health and safziv J=ficiencies. If any
deficiencies exist, condition the appraisal on their repair or inspection and prepare the appraisal “‘subject to repairs” and/or “subject
to inspection.”

Attic Description

Field Protocol
None Enter “X” if there is no attic.
Drop Stair | Enter “X” if this item exists.
Stairs Enter “X” if this item exists.
Floor Enter “X” if this item exists.
Scuttle Enter “X” if this item exists.
Finished | Enter “X” if this item exists.
Heated Enter “X” if the attic is heated.

b. Foundation

The appraiser is required to inspect the founda.iG-and basement. The appraiser must address all visible deficiencies and may
require a recommendation for an inspectisri.“Consider deferred maintenance and physical deterioration in the valuation process.

c. Basement

Generally, the basement may e partially or completely below grade (ground level). Do not count the basement in the finished
GLA at the grade level. The'infi,rmation provided must be consistent with the description in the “Foundation” section. If the
basement is finished and'bas a grade walk out entrance, count square foot GBA.
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Foundation

Field Protocol

Concrete Slab | ¢ Mark this box if any part of the foundation system has a concrete slab.

Crawl Space | ¢ Mark this box if any part of the foundation system has a crawl space.

e Access to the space should be clear. Examine the crawl space for inadequaw azcess (minimum entry of the
head and shoulders).

e Check the distance from the bottom of floor joists to ground.

e Space should be adequate for maintenance and repair.

e A minimum distance of 18 inches from the ground to the bottom ¢ f the joists is highly recommended but not
mandated.

e Check for insulation and ventilation or for any struct:ire! problems.
e The support beams should be intact and of structurziscindness.
Full Basement | e Mark this box if there is a full basement.

Partial e Mark this box if there is a partial basement.
Basement e If checked “yes”, at least one other foundation type must be checked
Cellars or e For a dirt basement floor, determinz vinethiar such a property is typical for the area and is readily marketable.
Limited e If so, it is not required that a concrev sasement floor be installed.
iasement e Mechanical equipment, howevzi;must be located on a concrete pad.

reas
Basement o Enter the square footage af the basement area using exterior dimensions.
Area Sq. Ft (~
Basement e Enter the percentane of sasement (figure above) that is finished.
Finish % A4
Outside e Mark this bux.oaly if there is an outside entry/exit, otherwise leave blank.
Entry/Exit e If there 1:.an entry, verify functionality.

Sump Pump e Mark-this Fox only if there is a sump pump, otherwise leave blank.
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Foundation
Field Protocol
Evidence of e Mark this box if there is evidence of infestation, including the house and/or othe: Ztructures within the legal
Infestation boundaries of the property, otherwise leave blank.

e Examine the subject property for readily observable evidence of wood boriag 'rsects.

e Do not require a pest inspection based solely on the age of a property.

¢ Inspections are necessary whenever there is evidence of decay, pest I1»festation, suspicious damage or when
it is customary to the area or required by state law. ny4

Evidence of e Mark this box if there is evidence of dampness, otherwise leav> biank.

Dampness e Examine the foundation/basement for dampness or readilv abscervable evidence of water damage.

e Signs of past water problems may include efflorescence. mnld, mildew or stains on walls or mechanical
equipment.

e Basement or crawl space area must not have e;:cessizz dampness or ponding of water.

e If any of these inadequacies exist, condition tke appraisal “subject to repairs” to correct the condition, or
“subject to inspection” to determine the saurcc.of the problem and corrective measures necessary by a
qualified party. P\

Evidence of e Mark this box if there is evidence ¢ sett!ement, otherwise leave blank.

Settlement e Examine foundation for readily.abservable evidence of settlement.

e Hairline step-cracks are commcn; nowever, horizontal cracks, bulging walls or separation of sill plate from
the top of the foundatioriwall ire critical and require inspection.

d. Mechanical Systems

An appraiser must examine the mechaiiical, plumbing and electrical systems of the subject property to ensure that they are in
proper working order. This examinat.on entails turning on the applicable systems and observing their performance. Electrical,
plumbing and/or heating/cociira certifications may be called for by the appraiser when they cannot determine if one or all of these
systems are working propeitv.<An appraiser should not arbitrarily call for such certifications. However, the appraiser is still
responsible for checking e functionality of these systems at the time of appraisal. Note the type of heating and cooling for each
unit, if different.
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Heating and Cooling Systems

Field Protocol

Heating | ¢ Enter an “X” in the box indicating the type of heating system: “FWA” (forced warm zit), “HWBB” (hot water
baseboard), “Radiant” or “Other.”

e If “Other” is marked, provide a brief description, e.g., EBB (for electric basebocra)

e Turn on the furnace/heating system to test functionality, weather permitting, and..hat no unusual noises are heard,
no odors or smoke are emitted indicating a defective unit, etc.

e DO NOT operate the systems if doing so may damage equipment or whzr outside temperatures will not allow
system to operate.

¢ Note significant holes/deterioration on the unit.
e Turn on the hot water to ensure that the water heater is operitiny appropriately.
Fuel e Enter the type of fuel used: coal, gas, oil, propane, electric, atc.
Cooling e Enter an “X” in the box indicating the type of coolingsystem: “Central Air Conditioning,” “Individual” or

“Other.”

If “Other” is marked, provide a brief descriptien, e.z., permanently affixed fans, zoned air-conditioning, etc.

e Turn on the air conditioning system to test funetionality, weather permitting, and that no unusual noises are
heard, no odors or smoke are emitted in'icatir.g a defective unit, etc.

e DO NOT operate the systems if doina so niay damage equipment or when outside temperatures will not allow
system to operate.

* Note significant holes/detericraiion on the unit.

e. Exterior Materials/Condition

Enter the types of materials and rate tha-observed condition of the materials (Good, Average, Fair, and Poor). Describe and explain
in detail “Fair” and “Poor” ratings «d whether or not the item(s) described require repair, replacement or further inspection. The
rating must relate to the habitaility of the house given local standards (photographic documentation of property condition is
always advisable).
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Exterior Description Materials/Condition

Field Protocol
Foundation Enter the material type: poured concrete, block, brick, stone, treated wood, etc. anu rate the observed
Walls condition. Wa
Exterior Enter the material type: aluminum, vinyl or wood siding, brick veneer, stucca, stone, etc.
Walls If a combination of materials, show the predominant portion first and rate the observed condition.

Roof Surface

Enter the material type: poured concrete, block, brick, stone, treated.\weaod, etc. and rate the observed
condition. View the roof from ground level to determine if the integiity of the roof is sufficient.

If the roof is otherwise unobservable, look for telltale signs of roof problems on the interior such as damage to
or water stains on the ceiling area of a room or closet.

Observe roof coverings, roof drainage systems, flashing, skylights, and chimneys for readily observable
evidence of leakage or abnormal condensation on by:ilding components.

Note any evidence of deterioration of roofing niaterials (missing tiles, shingles, flashing).

Deteriorated roofing materials include those thxt are worn, cupped, or curled.

The appraiser must note in the appraisal that they could not adequately observe the entire roof area (state
which area(s) were unobservable).

Based on the information reported b tre appraiser, the underwriter will determine whether a roofing
inspection is required.

Gutters and

Enter the material type: galvam;d, aluminum, plastic, vinyl, PVC, etc. and rate the condition observed.

Downspouts L
Window Enter the window type:‘aruile hung, single hung, casement, sliders, etc. and identify the window frame
Type material: wood, alumi.nui, steel, vinyl, etc.

Rate the conditior goserved.
Bedroom windowys with security bars require a quick release mechanism for emergency egress. If not so
equipped. condition the appraisal on a “required repair.”

Storm Sash/

Describe stcym sash material or state if windows are double glazed, etc. or a combination of the two.

Insulated Rat= ke sondition observed.
I nane, so state.
Screens Describe style (full, half, none) and rate the condition observed.
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A brief description of an amenity may include its material type and/or size and/or dimensions.

Amenities

Field Protocol
Fireplace(s) # | Enter “X” if this amenity exists and provide a specific number.
Woodstove # | Enter “X” if this amenity exists and provide a specific number.

Patio/Deck Enter “X” if this amenity exists. Describe material/type in “Additional i=atures.”

Fence Enter “X” if this amenity exists. Describe material/type in “Additiora’y»atures.”

Pool Enter “X” if this amenity exists. Describe in “Additional features Soecify whether in-ground or aboveground.
Aboveground pools are considered Personal Property and are:1ouvto be included in the value.

Porch Enter “X” if this amenity exists. Describe the material/typ: in “Additional features.”

Other Enter “X if this line is used to report another amenitv.or saiient feature not listed above that has Contributory

Value. Describe “Other” in “Additional features.” Besur2 to compare the subject and comparable sales in
relation to that amenity or feature and make the azgropriate adjustments.

f. Interior Materials/Condition

Enter the types of materials and rate the observed condinan or the materials (Good, Average, Fair, and Poor) and whether or not
the item(s) described require repair, replacement orfurther inspection. Describe and explain in detail “Fair”” and “Poor” ratings.

The rating must relate to the habitability of the F.ouse given local standards (photographic documentation of property condition is
always advisable). If the condition of materia'z varies significantly between the different units, address each unit separately. Use
the “Additional Comments” section on p.ae 4 If necessary.

Interior Materials/Condition

Field Protocol
Floors e Enter i wnaterial type: tile, hardwood, carpet, etc. and rate condition observed.
Walls e _Enter wx¢ material type: plaster, drywall, paneled etc. and rate condition observed.
Trim/Finish | e Eater the material type: wood, metal, vinyl and rate condition observed.

Bath Floor ! «. Enter the material type: ceramic tile, vinyl, carpet and rate condition observed.
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Interior Materials/Condition

Field Protocol
Bath e Enter the material type that protects walls from moisture: ceramic tile, fiberglass, ¢ie. and rate condition
Wainscot observed. _C

g. Car Storage

Field Protocol
None o If the property does not have a garage, carport or driveway, m:rK “None.”
Driveway # of o [f applicable, mark the box and enter the number of car. thet can be parked. Whole numbers only
Cars ¢ Assingle lane driveway is considered a one-car drivewa /.

e It would be considered a two-car driveway if eitiier car can be moved without disturbing the other.

Driveway Surface | e Enter the surface type: concrete, gravel, macadam; etc., if none, so state.
Garage # of Cars | e Enter the number of cars the structure cax-accommodate. Whole numbers only
Carport # of Cars | e Enter the number of cars the structure'can accommodate. Whole numbers only
Garage/Carport e If there is a garage, designate whetner 16 is: “Attached,” “Detached,” or “Built-in.”
Type e Enter an “X” in the box(es) indicating the style “Att.,” “Det.,” or “Built-in.”

h. Appliances

Field

Protocol

Refrigerator | e

Enter the number inifrlgerators; enter 0 if none.

Range/Oven | e

Enter the numb2ar &f ranges/ovens; enter O if none.

Dishwasher °

Enter the numua: of dishwashers; enter O if none.

Disposal o

Enter th< iumber of disposals; enter 0 if none.

Microwave °

Ente’ ¢ riumber of microwaves; enter 0 if none.

Washer/Dryer | o

Entor tiie number of washers/dryers; enter O if none.
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Field Protocol

Other e Enter “X” for any other appliances not listed above and describe.
e Do not include personalty.
e Enter “none” if applicable.

i. Gross Living Area for the Units

The GLA is obtained by drawing an imaginary line on the outside perimeter walls of each unit (similar to the method used to
measure a single-family dwelling). Do not include attic or basement areas that may e @ssigned to a unit.

j. Gross Building Area (GBA)

The GBA is the total finished area (including common areas — hallways.-incarior stairways, etc.) of the improvements, above and
below grade, based upon exterior measurements. Use the same methc iur calculating the GBA of comparable sales and rentals.

k. Unit Room Count and Gross Living Area

Field Protocol
To complete e Enter, for each unit, the total numbe: of rooms, the total number of bedrooms, and the total number of
this section bathrooms.

o Enter the total square footage of the GLA for each unit.
e Ifaunitis located in *iie tasement but has a walkout at grade entrance, include it in the GBA.

1. Narrative Comments

The completion of this section is ciit cal to the opinion of Market Value. The appraiser must discuss all adverse conditions and
observed physical and functic:.al deficiencies noted. If necessary, use the “Additional Comments” section of the form report, or an
addendum, for additional aisctigsion or description.

Field | Protocol
Additional o Use this space to describe special energy efficient features such as solar energy or geothermal systems
Features . and/or to further describe the additional features.
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Field Protocol \

¢ Please elaborate on any special or unusual aspects of items, e.g., a gas fireplace or wbod burning
fireplace, in-ground pool, etc. .

Condition of the o Describe any physical deterioration and/or functional or external depreciatizn oted in or on the

property (including property.

needed repairs, e UAD requires the Overall Condition Type, Update within the Last Fifte2n Years Indicator, and
deterioration, Improvement Area Type.

renovations, e Provide a conclusion as to the overall condition of the improvemeats that is supported by the previous
remodeling, etc.) descriptive sections.

e FHA requires the appraiser to list deficiencies and/or taci< ui compliance with MPS or MPR.
e The reported property condition must be consistent w:ti. the reconciled condition of the appraisal. If the
appraisal is completed subject to repair, the repo.ted-condition is the condition of the property “as

repaired.” ¢ ”
Physical e Enter an “X” in the applicable box indicat’.xg whether or not there are any physical deficiencies or
deficiencies or adverse conditions that affect the livabii.ty, soundness, or structural integrity of the property.

adverse conditions | e If the response is “No,” no explanai.on is required or needed.

o Ifthe response is “Yes,” a ful aid ¢z=tailed explanation is required and, if necessary, condition the
appraisal on the “repair or alteration of the condition” or a “required inspection” by appropriately
qualified individuals or entiies, which may include professional engineers, tradespersons, or HUD fee
inspectors.

Lead-Based Paint. (4zzard

¢ If the house vwar built before 1978, this may indicate a lead paint hazard.

e For ali=H.A-insured properties, correction is required to all defective paint in or on Structures and/or
proverty improvements built before January 1, 1978 in accordance with 24 CFR Part 35.

e Okserve all interior and exterior surfaces, such as walls, stairs, deck porch, railing, windows or doors
for defective (chipping, flaking or peeling) paint. (Exterior surfaces include surfaces on fences,
detached garages, storage sheds and other outbuildings and appurtenant structures).

¢ Note any areas affected (be specific), provide photographs, and condition the appraisal on repair.
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Property
conformity

Enter an “X” in the applicable box indicating whether or not the subject generallyz.coaforms to the
neighborhood (functional utility, style, condition, use, construction, etc.).

If the response is “Yes,” no explanation is required or needed.

If the response is “No,” a full and detailed explanation is required.

Subject to Rent
Control

Enter an “X” in the applicable box indicating whether the property is.su hj:—‘,t_to rent control.
If “Yes,” indicate the ceilings on rent and any other pertinent coni:ols.

8. Comparable Rental Data Section

The appraiser is required to report information on the subject and three comparable ren:al 1yroperties. Ideally, the properties used for
comparable rentals will not be the same as those used in the “Sales Comparison Ariclysis.”

Enter factual data in each field or line. The following properties represent tha rrost current, similar, and proximate comparable rental
properties to the subject property. The analysis is intended to support the apinion of market rent for the subject property.

Field

Protocol

Address

Enter the address that can be usec-ta lacate each property.
Enter the community, if neede:". 2 identify the property.
For rural properties, list the.location by road name, nearest intersection and side road.

Proximity to Subject

Enter the proximity in straighi-line distance and direction. For example, “1.5 miles NE” or “3 blocks
south.”

If the distance fro'n.the subject is more than a generally accepted distance, or located outside the
defined neighbtrhcad boundaries, be sure to explain why the sale is applicable in the “Summary of
Sales Corapurison Approach” section.

Current Monthly Rent

Enter w2 current monthly rent for the subject and each of the comparable rentals.

Rent/Gross Bldg. Area

Entex the rent/GBA for the subject and each of the comparable rentals.

Rent Control

Fnier an “X” in the applicable box indicating rent control or not.

Data Source(s)

"nrer the data source(s) used for sales and property information.

Date of Lease(s)

Enter the date of lease for each of the subject units as well as the comparable rentals.
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Field Protocol

Location e Enter the neighborhood name that is commonly used to refer to the property’s lc catic n.

e Location adjustments may be warranted for positive or negative factors that.influence market rent, such
as a busy street versus a quiet street.

o Explain any adjustments made in this area.

Actual Age o Enter only the actual age of the subject and each comparable rentau.

Condition e Enter the condition of the subject and comparable rental.

e Ratings to be used are “New,” “Good,” “Average,” “Fair,” aid” Poor,” or a combination, if more
accurate. Differences in condition resulting in adjustment. must be explained. The explanation must be
specific. It is not sufficient to simply state that “adjustinents tor condition are based on observations” or
“based on descriptions provided in MLS.”

e If the appraisal is completed “subject to repairs.” thesubject’s condition rating, and corresponding
adjustments must be based on the repairs as ccrip leted.

Gross Building Area | e Enter the total GBA for the subject anc ea<i:.comparable.

Unit Breakdown e Enter the total room count, number of bec'rooms, number of baths and size for each unit in the subject.

e Enter the total room count, number. ¢€ bedrooms, number of baths, size in square feet, and the monthly
rent for each unit in each of th>tare¢ comparable rentals.

e Enter the room count, total squai 2 footage and monthly rent for each of the comparable rentals.

Utilities included ¢ Indicate which utilities, i1 any-(electric, water, heat, etc.), are included in the rent for the subject and the

comparable rentals: .«

Provide analysis ei reiital data collected.

Provide support for-cstimated market rents for the subject units.

Discuss ti e ariequacy of the comparable rentals.

Addresz.reatal concessions if applicable.

Analysis of rental data
and support for
estimated market rents

9. Subject Rent Schedule Sec iox

The appraiser is required.to regort information on the subject leases and provide an opinion of market rent.
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Rent Schedule
The appraiser must reconcile the applicable indicated monthly market rents to provide an opinion of the n.arkct rent for each unit
in the subject property.
Rent Schedule \"
Leases Provide the starting and termination dates of the leases fct eaci..tiit of the subject.
Provide comments on lease data, i.e., terms and conditiens.
Actual Rent Enter the rent for each unit, unfurnished or furnished;-ani fnen the total rent.

Total Actual Rent

Enter the total actual monthly rent for all units.

Other Income

Enter any other monthly income.
Itemize this information in the comments scciian below.

Total Actual Income

Enter the total actual monthly income..

Opinion of Market Rent

Enter the opinion of market rent for P;cm\it, unfurnished and furnished, and then the total rent.

Gross Monthly Rent

Enter the total estimated market rer.t for all units.

Other Income

Enter any other monthly incon.».
Itemize this information in*he comments section below, e.g., coin operated washers and dryers,
garage rented for storage, e*c.

Total Est. Income

Enter the total estinmiated. monthly income.

Utilities included in
estimated rents

Enter an “X” in the 1 ox indicating the applicable utility items included in the rent.
If the “Other™ hor 1s marked, describe.

Comments on actual or
estimated rents

Provide ccmménts on actual or estimated rents and other monthly income (including Personal
Projer vj zuch as itemizing other monthly income, and differences, or lack thereof, between actual
rent end market rent.
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10. Prior Sale History Section

Field

Protocol

Research sale or
transfer history of
subject & comps

Enter an “X” in the applicable box indicating whether the appraiser “did” or “d ¢'n»t” research the sale or
transfer history of the subject property and comparable sales. If not, provide explanation.

A property’s location in a “non-disclosure state”” does not remove the wopraiser from the requirement to
research, report, and analyze the prior sale history of the subject and comgarable properties.

Research prior
sales or transfers
of subject property

Enter an “X” in the applicable box indicating whether the appraisci’s vesearch “did” or “did not” reveal any
prior sales or transfers of the subject property for the three yeais p-isr to the effective date of this appraisal.

Data Source(s)

Enter the data source(s) used for sale and transfer informctian.
Appraisers are to be familiar with the data source(s), “.€.. h.ow the data is gathered and how often it is
updated.

Research prior
sales or transfers
of comparable
sales

Enter an “X” in the applicable box indicating vhether the appraiser’s research “did” or “did not” reveal any
prior sales or transfers of the comparable sai s for the one year prior to the date of sale of the comparable
sale per the requirements of the form.

FHA requires the appraiser to repert ‘he date(s) and price(s) of prior sale(s) that occurred within one year of
the effective date of the appraisal.

Data Source(s)

Enter the data source(s) used forsales and transfer information.

Two sources are recommeriuea for researching prior sales and transfers: local MLS and local public records
at a minimum.

Appraisers must be faxiin ar with the data source(s), i.e., how the data is gathered and how often it is
updated.

Report the results of the research ana-analysis of the prior sale or transfer history of the subject property and comparable sales (report
additional prior sales in the “Add:tional Comments” section or an addendum).

Field

Protocol

Date of Prior
Sale/Transfer

| «-'Report the date(s) of prior sale(s) or transfer(s) of the subject that occurred within three years of the
| effective date of the appraisal.
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Field Protocol \
Price of Prior e Report the price of the prior sale(s) or transfer(s) of the subject that occurred within tliree years of the
Sale/Transfer effective date of the appraisal.

e FHA requires the appraiser to report the date(s) and price(s) of prior sale(s) =f ine subject property that
occurred within three years of the effective date of the appraisal and veitiiin one year prior for
comparable sales. This field must not be left blank, even for those non-isclosure jurisdictions in which
the appraiser is unable to obtain this information from a credibia source: place a zero (0) in this field.

Data Source(s) o |dentify the data source(s) used. A
Effective Date of Data | e Enter the date the data was published or updated by the:so‘irce for the subject and comparable sales.
Source(s) e For example, the local MLS may update their database'meluple times during the week or month whereas

property transfers recorded at the local land records orfice may take six or eight weeks after settlement.
e The property transfer records may have an effective aate that is eight weeks earlier than the appraisal
date and the MLS data is within one week of tac’cppraisal date.
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Field Protocol

Analysis of prior sale | e Report the date(s) of prior sale(s) or transfer(s) of the subject that occurred within thr e years of the

or transfer history of effective date of the appraisal.

subject and e Report the date(s) of prior sale(s) or transfer(s) of each comparable that occired within one year of the

comparable sales effective date of the appraisal.

e Report prior transfers regardless of conveyance type or consideraticn an ount. If the prior transfer or
offering is not relevant to the current transaction or offering, explain wny.

e For new construction, include any prior transfers of the land #s vacant.

o If the properties are located in a “non-disclosure state,”.th¢ apuraiser is responsible for reporting the
information that is reasonably obtainable.

¢ Report the analysis of prior sale or transfer history &1 the.subject and comparable properties.

e The appraiser must evaluate the relevancy of prio: tianisfers to the current sale or offering of the
comparable.

e The appraiser must describe the difference .etween recent transfers versus the current sale or offering,
and the effect on the appraisal problem.

e The appraiser must provide an analycis of the prior sale or transfer history of the subject property and
comparable properties in the répcrt. Sunply reporting a transaction is not a sufficient analysis or
explanation to the reader.

e FHA recognizes the limitzacns of form reports and the UAD format. If multiple prior transactions exist
for the subject property”witin three years prior to the effective date of the appraisal, or one year for
comparable propertiez. the appraiser must analyze and report those prior transactions.

11. Sales Comparison Approach Sectior

The appraiser is required to report tiva.number of comparable properties currently offered for sale, as of the effective date of the
appraisal, and the number of coninarable sales in the subject neighborhood, within 12 months of the effective date of the appraisal, in
this section. Unlike the neighboihocd price data, which includes all sales, this section focuses only on those properties that are
comparable to the subject, notins universe of sales.

If there was difficultv.in !ocating comparable properties, e.g., the subject is a four-unit property and one or more of the comparable
properties was a two-.or three-unit property, etc., then for the purposes of this section, all such properties in the subject’s
neighborhood are to he treated as comparable and counted.
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Field

Protocol

Comparable properties
offered for sale

Enter the number of comparable properties currently offered for sale, including those under contract,
within the subject neighborhood together with the price range.

Comparable sales

Enter the number of comparable sales that occurred within the 12-month peﬁod preceding the effective
date of the appraisal, and within the subject neighborhood, together witl-in: price range.

Address

Enter the address that can be used to locate each property.
Enter the community, if needed, to identify the property.
For rural properties, list the location by road name, nearest ir'tei;ection and side road.

Proximity to Subject

Enter the proximity in straight-line distance and direction’ For example, “1.5 miles NE” or “3 blocks
south.”

If the distance from the subject is more than a generaliy accepted distance, or located outside the
defended neighborhood boundaries, be sure to.explain why the sale is applicable in the “Summary of
Sales Comparison Approach” section.

Sale Price

Enter the contract price of the subject if anp'icable.
Enter the purchase price for each of the camparable sales.

If a comparable is an active listing, eater its list price and comment that it is an active listing.

If a comparable is a listing wi.% ¢ .coatract pending, enter the contract price if known. If not known, enter
its list price and comment that tri2 price noted is the list price and not the contract price.

Sale Price/Gross Bldg.
Area

Enter the price per square foo: of the GBA for the subject, if a purchase transaction, and each comparable
sale.

Gross Monthly Rent

Enter the gross mm[*fy—rent for the subject property and each comparable sale.

Gross Rent Multiplier

Enter the GRM foriie subject property and each comparable sale.
A manuai cl ek on the software calculations is recommended to test for accuracy as the appraiser is
resporiible for the data contained in the report (use the sale price divided by the gross monthly rent).

Price Per Unit

Enter the price per unit for the subject property and each comparable.

Price Per Room

Price Per Bedroom

o

Encer “he price per room for the subject property and each comparable.

"n'er the price per bedroom for the subject property and each comparable.

Rent Control

[ > Enter an “X” in the box indicating whether there is rent control or not.

Data Source(s)

\ N\ | '@ Enter the data source(s) used for the sales and property information for each comparable.
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Field

Protocol

Verification Source(s)

Enter the verification source(s): the document or party from which the additionc! proof was obtained.
MLS by itself is not considered a verification source.

Contacting someone with first-hand knowledge of the transaction (agent..biaker, buyer, seller, etc.)
especially where it involves confirmation of seller concessions is the prefer 'ed method of verification.

A single source may be used if the quality of data is such that salesdata are confirmed and verified by
settled transactions.

Information provided must permit the reader of the report toio.2te the data from the source cited.

Do not use market data sales that are not verified and adjustea w reflect the terms and conditions of sale.

Value Adjustments

Adjustments are made to the price of the sale properties for price-influencing dissimilarities between each sale and the subject
property. Not all dissimilarities require adjustment because not all uissimiiarities achieve price differentials in the market. All
adjustments must be extracted from and supported by the actions =t the market.

For each adjustment item, enter the description of the adjustment and whether it is an upward or downward adjustment. Do not
make an adjustment unless it has a material effect on ve:ie. Make adjustments only if the dissimilarity has a noticeable effect on
the value. Small differences do not usually require adiustnients.

Value Adjustments

Field

Protocol

Sales or Financing
Concessions

e Report the tyne.of financing such as conventional, FHA or VA, etc.
e Report the 3me and amount of sales concession for each comparable sale listed. If no concessions

e Tlhc.appraiser is required to make market-based adjustments to the comparable sales for any sales or

«Tne adjustment for such affected comparable sales must reflect the difference between the sales price

exist, Ui appraiser must note “none.”
finarcing concessions that may have affected the sales price.

with the Sales Concessions and what the property would have sold for under typical market
conditions.
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Value Adjustments

Field Protocol

Date of Sale/Time e Enter the date of settlement. Formatting may show this as month and year:

e Enter the date of contract. Formatting may show this as month and yepn:.

e Time adjustments, if any, must be supported by the market and he ccunaststent with the neighborhood
market conditions noted.

e Show both the contract date and date of settlement. Time adiustments must be calculated using the
contract date (meeting of the minds) rather than the date of s<ti'ement. Explanation is required for any
time adjustments. o\

Location ¢ Enter the name of the subdivision or PUD. If none i< applicable, enter the neighborhood name that is
commonly used to refer to the property’s locatior .

o If a location adjustment is warranted for positive.or negative factors that influence sales price (such as
a busy street versus a quiet street), enter.th= adiustment.

e Explain any adjustments made in thic.arca.

Leasehold/Fee e State whether the property was sol as e Simple or as a Leasehold Estate.

Simple e An adjustment is required if the-gsiete differs from the rights appraised for the subject property.

e Adjust for difference betwee.: tre.comparable properties and the subject based on Fee Simple versus
Ground Rent if applicable

o Adjust for differences hetween the comparable properties and the subject based on differences in
terms of Ground Rei't it applicable.
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Value Adjustments
Field Protocol

Site ¢ Enter the site size in square feet or acreage.
o The total size of the entire site/parcel must be entered.
o No other data may be entered in this field.
o For sites/parcels that have an area of less than one acre, the size riust be reported in square feet
(whole numbers only, e.g., 27840 sf).
o Sites/parcels that have an area of 1.00 acre or greater ru:s* e reported in acreage to two decimal
places (e.g., 8.35 ac).
o Format:
= |f less than one acre: Square feet, wholz ricrabers only;
= |f 1.00 acre or more: Acres, numeric 0 v0 decimal places;
= If site is in square meters: numeric.to fwo decimal places
o Indicate the unit of measure as eithe +'s? 10r square feet or ‘ac’ for acres or sqm for square meters
as appropriate.
o Examples: 6400 sf or 3.40 ac:Hr 380 sqm.
o Make adjustments only for rieasuiaule differences.
o Small differences in lot sizes may not support a credible adjustment if the sizes of the comparable (s)
and the subject are withii1 o typical range.
o If appropriate, consicertii2 possibility of Excess or Surplus Land and provide appropriate comments.

View o Describe the view 107 the site, e.g., similar housing, commercial area, water view, scenic view, etc.
Such terms as“/{verage” or “Good” are only to be used as adjuncts, €.g., “Residential/Average,”
“Water view/Gnod.”

e Make aciustments only if the view is superior or inferior to the subject.

o If the sub ect has a superior view and adjustments are made, a photograph of the view amenity is
requtired.

Design (Style) o Titer the style according to a description used by local market expectations.

__|.*-5e consistent with the improvement description.
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Value Adjustments

Field Protocol
Quality of e Enter “Good,” “Average,” “Fair,” etc. using the quality rating from the appiaiser’s cost service
Construction subscription or provider.

o Differences in quality resulting in adjustments must be explained. An evrianation must be specific. It
is not sufficient to simply state that “adjustments for quality are besed on observations” or “based on
descriptions provided in MLS.”

e Adjustments may be warranted for construction quality anc. riust be explained.

Actual Age e Enter only the actual age of the subject and each comipa.abiz property.
Condition e Enter the condition of the subject and comparable sa.ss.
e Ratings to be used are: “New,” “Good,” “Aves2g>,” ‘Fair,” and “Poor,” or a combination if more
accurate.

¢ Differences in condition resulting in adjustments must be explained. The explanation must be specific.
It is not sufficient to simply state thav‘‘2djustments for condition are based on observations” or “based
on descriptions provided in MLS.”

e If the appraisal is completed “sibicet to repairs,” the subject’s condition rating, and corresponding
adjustments, must be based v the repairs as completed.

Gross Building Area | e Enter the total GBA for tha subject and each comparable.

Unit Breakdown ¢ Enter the room count ney.unit, consistent with the description of improvements on the front of the
form.
e Enter the room <o for the units in each of the comparable sales and make adjustments where
warranted.
e Explain aciustments in the “Summary of Sales Comparison Approach” section.
Basement e Entera.doscription of the basement, total square footage of basement area and/or enter percentage of
Description batement in relation to the first floor area, or enter full, partial, or none.
Basement Finished | e Ente *the type of rooms below grade: bedroom, recreation room, laundry, full bath, etc.
Rooms «Nlake sure adjustments made here do not duplicate adjustments in GBA or elsewhere.
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Value Adjustments

Field Protocol
Functional Utility e Enter “Equal,” “Superior,” or “Inferior” as a total of the items rated in the“mprovement” analysis
compared to the subject.
e Use the “Summary of Sales Comparison Approach” section to expla:n differences.
o Adjust for functional obsolescence observed in the subject and nou.for.nd in the comparable properties.

Heating/Cooling ¢ Enter the type of heating and cooling systems, e.g., “Gas,” “FV/A,” “CAC.”

e Any adjustment for differences in heating and cooling systeris must be based on market expectations.
Energy Efficient o Describe energy efficient items: storm windows and dacrs. solar installations, replacement windows,
Items etc., and enter an adjustment for differences if warranted. If none, so state.

Parking On/Off- Site | e Enter a description of on/off-site parking. Cale¢ulcte i.djustments in accordance with market acceptance
of on/off-site parking.

Porch/Patio/Deck o Enter these features for the subject and mnﬁ'ar-able sales if they exist. Base any adjustments on local
market expectations.
Blank Lines e Three blank lines are provided for.the appraiser’s use to describe additional amenities, features or

individual characteristics not lisied or addressed elsewhere in the sales grid, e.g., a woodstove,
fireplace, fencing, pool or ot..ar.

e Enter appropriate adjustraants. For example, a pool located in an area that expects pools might bring a
dollar premium in comncrison to a comparable without a pool.

Net Adjustment e Mark either the [+].cx.[-; box to indicate if the total net adjustments will increase or decrease the value

(Total) and note by hov’ ruich.

o If the adjustmunt exceeds preferred guidelines, review the comparable properties to determine if the
best ones vcre selected and the adjustments were appropriately applied. If the total adjustments appear
dispicpoitionate in relation to the price, the appraiser must reexamine the relevance of that sale and
tha magnitude of the adjustments.

Adjusted Sale Price | o_T9ta all of the adjustments and add them to or subtract them from the sales price of each comparable.

of Comparable P eferred underwriting guidelines indicate that adjustments should not exceed 10% for line items,

Properties |\ 15% for net adjustments and 25% for gross adjustments in an active marketplace.

| o If any adjustments exceed stated guidelines, an explanation must be provided.
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Value Adjustments

Field Protocol
Adjusted Price Per e Enter the adjusted price per unit for each comparable sale (adjusted sale prive divided by number of
Unit units). W
Adjusted Price Per o Enter the adjusted price per room for each comparable sale (adjusteasa'e‘price divided by number of
Room rooms).
Adjusted Price Per | e Enter the adjusted price per bedroom for each comparable sale ‘adjusted sale price divided by number
Bedroom of bedrooms). ~
Value Per Unit e Enter the adjusted price per unit and multiply by the hurabe: of units = estimated value.
Value Per GBA e Enter the price per gross square foot of building area ana multiply by the gross square feet of building

= estimated value. ¢\

Value Per Room e Enter the adjusted price per room and multipiv.b;~the number of rooms = estimated value.

Value Per Bedroom | e Enter the adjusted price per bedroom and nuuliply by the number of bedrooms = estimated value.

Summary of Sales e Explain the comparable selection ana zay riecessary explanation of adjustments.

Comparison e Explain any adjustments exceedin« guiaelines.

Approach e The appraiser must reconcils the ahceve value indicator(s) and comment which were given most
consideration and why.

e Explain the thought procecs used to reconcile the range of adjusted sale prices into a single indication
of value. The summa=y.riust generally reflect on the degree of comparability of each comparable sale
to the subject. This.niaviinclude discussion of the relative size of gross and net adjustments, date of
sale, location, d2s'gn, or other pertinent characteristics.

e The value indicated by the sales comparison approach must be consistent with the appraiser’s
reasonir.q. .

Indicated Value by | e Enter ire indicated value by sales comparison approach.

Sales Comparison

Approach
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12. Income Approach Section

If the market contains sufficient data for this approach to be relevant, then the income approach must be comp'eted. Properties
containing two to four Dwelling Units typically are more affected by their potential investment value thaii >ne-unit dwellings
purchased for their amenity value.

Income Approach To Value

Field Protocol
Development of the ¢ Enter the subject’s estimated market rent (calculated on.thatsection of the report).
Income Approach e Develop the GRM from general market data.

¢ If the market derived GRM is not found within the rziige.of GRM factors demonstrated by the
comparable sales, reconcile and explain why ther. is\a.difference.
e Multiply the market rent by the GRM to estimita-the Market Value for the subject based on the income

approach. .}
Summary of Income | e Provide support for the market rent and C*M if developed.
Approach
Income Approach e Ifnot developed, enter “N/A” in ¢ack biank field in this section of the report.

If this approach was not developed or included in the repert, the appraiser must provide a reason why this approach was not utilized
and report whether the lack of this approach adverse:y.afects the credibility of the appraisal.

13. Reconciliation Section

The appraiser must consider all approgrieie-anproaches to value and all information relevant to the subject property and the market
conditions in the opinion of Market-\/al.ie.

If there is insufficient space in thie “Reconciliation” section to list and describe any “repairs, alterations or required inspections” noted,
then the appraiser is instructea 0 inisert a reference in the “Reconciliation” section, “see Additional Comments section on the next
page,” and then list and des-1.%¢ the items under the heading “Repairs, Alterations, Required Inspections.” If necessary, due to space
limitations, use an addenduri with the same heading.
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appraisal assignment.

Field Protocol
Indicated e Enter the “Indicated Value” for each of the approaches to value developed. If the approacl. was not developed,
Value by: enter “ND or “Not Dev.” for not developed.

e Reconcile the approaches to value with a brief description of the validity of each apnr=ach with respect to the

Conditions of Value Estimate

When...

T_kcl_lt_“- appraisal should be rendered...

by the appraiser;
e establishing the As-Is value for a 203(k);
e the property is being recommended for rejection;

with 24 CFR 203.370 or CWCOT @ 24CFR 203.368; or
e the intended use is for Pre-Foreclosure, Foreclosure, or REO.

e there is/are no repair(s), alteration(s) or inspection conditions noted

e the intended use is for Pre Foreclosure Sales (PFS) in accordanc.

“AS-iS”

started;

90%); or

work includes new construction or adaiuon.

e the subject is Proposed Construction where constructicn hiis not
e the subject is Under Construction but not yet cc npiate (less than

¢ the mortgage type is a standard or limite2 z35(K) when scope of

“Subject to completion per plans and specifications on

the basis of a hypothetical condition that the
improvements have been completed”
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When...

Then the appraisal shou'd hc_f&(ﬁ@d...

the repair or alteration condition(s) noted by the appraiser to:

o protect the health and safety of the occupants;

o protect the security of the property; and/or

o correct physical deficiencies or conditions affecting structural

integrity;
¢ the mortgage type is a standard or limited 203(k) when scope of
work does not include new construction or addition.

e Under Construction, more than 90% complete with only minor
finish work remaining (Borrower preference items e.g., floor
coverings, appliances, fixtures, landscaping, etc.). This eliminates
the need for plans and specifications.

L

“Subject to the following repairs or alterations on the
basis of a hypothetical coicition that the repairs or
alteratiors 1 2m¢ been completed”

e required inspection(s) are noted by the appraiser.

“Subject to the following required inspection based on
the extraordinary assumption that the condition or
deficiency does not require alteration or repair”

e required appraisal conditions.

Enter the required completion, repairs, alterations, or
inspections. Detailed explanations of each must be
provided in the “Additional Comments” section or the
addendum.

More than one box may be marked Jegerding on the assignment and property conditions.

If repairs or alterations are ret ired, the appraiser must indicate the extent of repairs and note this in the appropriate section of the
appraisal, in the “Additional Co.aments” section, or in an addendum under the heading of “Reconciliation — Required Repairs,”

listing the repairs noted t>ge’her with an estimated cost to cure.

The appraiser musuirndicate the reasoning for any required inspections and note this in the appropriate section of the appraisal, in
the “Additiona:-Camments” section, or in an addendum under the heading of “Reconciliation — Required Inspection,” listing the

required insuections.

177



FHA Single Family Housing

Appraisal Report and Data Delivery Guide

E. Small Residential Income Property (Two to Four Units) Appraisal Report

The value “subject to completion per plans and specifications,

99 ¢¢

subject to the following repairs or alterations;” o1 ‘subject to the

following required inspection” must be consistent with the subject property condition(s) described in the >orresponding section of

the report.

Section

Instructions

Opinion of Market
Value

Enter the opinion of Market Value.

Final Reconciliation

Reconcile the three approaches to value with a brief descriptiariof the validity and relative strength of
each approach with respect to the appraisal assignment.

Date of Value

Enter the date when the property was inspected.

14. Additional Comments Section

These comment lines provide additional space for the appraiser to fully.descrike any item, area or condition where the commentary
exceeds the space provided in other sections of the report. It is recoramcrided that any information carried forward to the “Additional
Comments” section, or an addendum if needed, follow the sequence o:.the form with a proper heading identifying said section.

For example, the “Neighborhood Market Conditions” cominsits ¢ xceed the space provided on the form. In that case, on page 1 in
“Neighborhood Market Conditions” enter “See additional coraments;” in the “Additional Comments” section enter the heading
“Neighborhood Market Conditions” and provide the nairative in this section. Follow the same procedure for any section of the report
where commentary exceeds the space provided. This viui! provide the reader with the proper identification and linkage of additional
comments together with a logical flow of informaiion-in a standardized reporting format.

15. Cost Approach Section

If the subject property is New Consuict'on Less than One Year Old, or the cost approach is recognized in the market as a basis for
pricing, the appraiser may compiate the cost approach; however, it is not required for an FHA appraisal. If, however, the subject is a
unique property, has specializec imrovements, is Manufactured Housing, or the client requests the cost approach be completed, then
the cost approach is required a:1¢ must be completed. The square foot method is to be used.

State the “Remaining Ecanomic Life” as a single number or as a range. This line must be completed for every FHA appraisal whether
or not the cost approcchis completed. An explanation is required if the remaining economic life is less than 30 years.
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Field Protocol
Sup_port for opinion e Provide a description of the method used to estimate site value.
of site value e |f the comparable sales were utilized, provide a summary and analysis of the !and sales.

If an alternative method of estimating site value was utilized, such as extraction; allocation, land residual,
or Ground Rent capitalization, describe the method utilized and the anc!yais and support for the
conclusion.

Reproduction or
Replacement Cost

Mark the box indicating which cost estimating method was usead.
“Reproduction Cost” — exact duplicate with all deficiencies ard-chsolescence
“Replacement Cost” — cost at current prices with equivalert utiiity

Source of Cost Data

Provide the name of the cost service.

If it is an electronic version, provide the source and dat>. Upload as an exhibit into the report when
available.

If it is a paper version, provide the page numhe:s ¢ f cost tables or factors. The reviewer or reader should
be able to replicate.

Quality Rating

Enter the quality rating of the cost tables ox factors referenced.

Effective Date

Enter the edition and date of latest.u:ndates referenced.

Comments

Describe how the physical depicciation was calculated.
Describe the functional or evterna: obsolescence.
Enter the GLA calculations.or vefer to a property sketch.

Economic Life

Enter the remaining eccnoraic life of improvements (required for all FHA appraisals).

Opinion of Site Value

Enter the opinion ¢ f site value.

Dwelling Sq. Ft. @ $

Enter the GLA..muluply it by the square foot factor and enter the result.

Basement Sg. Ft. @ $

Enter the basenent square feet, multiply it by the square foot factor and enter the result.

Blank Line

Use this nne for lump sum adjustments for plumbing fixtures, dormers, fireplaces, built-in appliances,
pools,.etc.
Ada together and enter the sum.

Gar/CrprtSq. Ft@ $ |

Eatcr the car storage square feet, multiply it by the square foot factor and enter the result.

Total Cost New

oo

Add the results of the first five lines together and enter the sum.
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Field

Protocol

Less Depreciation

Enter the amount of the estimated depreciation as a specific dollar amount, as a .2rcer.tage or as a
combination of both.

Entries made in either functional or external depreciation require explanatin.in‘the comments section.
Add together all forms of depreciation, enter the sum, and deduct this watai nom the total cost new.

Depreciated Cost

Enter the difference from the total cost new less depreciation.

“As-is” Value of Site
Improvements

Enter the adjusted as-is value of the site improvements.

Blank Line

Enter marketing costs here; it generally averages 6%. Also if_n.ﬂ)licable, identify and include impact
fees.

Indicated Value

Add together the depreciated cost of improvements, aa,usted as-is value of site improvements, marketing
expense and/or impact fees, and enter the total.

16. Planned Unit Development Information Section

A PUD is a project that includes common property and improvensents owned and maintained by an owners’ association for the use
and benefit of the individual units in the subdivision. If notapolicacle, leave blank.

Project Information for PUDs (if applicable)

Field

Protocol

in control of HOA

Developer/Builder | e Enter an “X” in the box i;’ll_cating whether the developer/builder is in control of the HOA.

Unit Type(s) e Enter an “X™in thc box indicating unit type: “Detached” or “Attached.”

Provide the following informatien for FUDs only if the developer is in control of the HOA and the subject property is an attached
Dwelling Unit. The information recuested is self-explanatory. Appraisers may choose to answer the last question referencing common
elements and recreational facin:iesin support of a location adjustment regardless of dwelling style.
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Field

Protocol

Legal name of project

Report the legal name.

Total number of phases

Report the number of phases, if more than one.

Total number of units

Report the total number of units in the project.

Total number of units sold

Report the total number of units sold. (This is to identiv 2 i¥wn2 developer was
unsuccessful in selling all of the units.)

Total units rented

Report the total units rented if available.

Total units for sale

Report the total number of units listed for sale (ir.clude For Sale by Owner).

Data source(s)

Provide source(s) of information, e.g., the FOA Soard, management company,
verification with public records, etc.

Was the project created by the
conversion of an existing building(s)
into a PUD?

Answer yes or no.

If Yes, date of conversion.

If this was a conversion oteislfng buildings, then provide the date of conversion.

Does the project contain any multi-
dwelling units?

Answer yes or no.

Data source(s)

What is the date scurc: vor this?

Are the units, common elements, and
recreation facilities complete?

Answer yes or no.

If no, describe the status of completion.

If the projectis incomplete or Under Construction, provide a description of what is
planned vehien finished, the current status of construction/completion, rate of progress, etc.

Are the common elements leased to or
by the Homeowners’ Association?

If yes, describe the rental terms and
options.

ISWE Yes or no.

If the common elements are leased to or by the HOA, describe the rental terms and
options.

Describe common elements anr
recreational facilities.

What are the common elements provided to residents?
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APPRAISER / CLIENT INFORMATION

Field Protocol
Signature e For FHA appraisals, the only signature permitted is that of the Lender 5e.ected FHA Roster
Appraiser.
e Supervisory signatures are not permitted.
Name e Enter appraiser name as it appears on the certification.

Company Name

Enter company name if applicable.

Company Address

Enter address of business or company with “itfsﬁte and zip code.

Telephone Number

Enter phone number with area code.

Email Address

Enter e-mail address.

Date of Signature and
Report

Enter the date the report % ;I;ed. This must be the current date and must be changed
accordingly for any suicsequent reports submitted, if applicable.

Effective Date of
Appraisal

Enter the effective.daze of the appraisal which, for FHA purposes, is the date the property was
inspected.

State Certification #

Enter stowe Certification number.

or State License #

! eave blank. Not used by FHA.

or Other (describe)

Leave blank.

State

Enter the State of Certification.
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Expiration Date

Enter the expiration date of State Certification.

ADDRESS OF e This field should auto populate with the appraisal software used. If not, entei-tiie full property
PROPERTY address including street, city, state and zip code.

APPRAISED

APPRAISED VALUE | e Enter the appraised value.

OF SUBJECT

PROPERTY $ AN

Name e Enter the name of person who ordered the appraisal.

Company Name

Enter name of lender/client

Company Address

Enter company address

Email Address

Enter email address where report wes transmitted to, if applicable
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