| DEPARTMENT OF |
VETERANS AFFAIRS
REGIONAL LOAN CENTER
Denver, CO

VA FEE PANEL

APPRAISER’S HANDBOOK
September 2008 Edition




TABLE OF CONTENTS

Chapter Topic
VA Contact Information

Chapter 1: GENERAL INFORMATION
Appraiser Availability and Communication
Vacation Notices/llIness and Emergency Notices
Conflict of Interest - VA Policy

Chapter 2: VETERANS INFORMATION PORTAL (VIP)
Registration
The Appraisal System (TAS)
The Assignment Process
Monitoring Your TAS Account
Overview of e-Appraisals
Uploading Appraisal Reports

Chapter 3: VA QUALITY CONTROL
Desk and Field Reviews of Appraisal Reports
Quiality Control Standards
Administrative Action
Summary of Deficiencies
Complaints
Disciplinary Due Process

Chapter 4: TIMELINESS
Timeliness Guidelines
Delays Requested by Lender or Builder
Reassignment of Untimely Appraisals

Chapter 5: FEE APPRAISER RESPONSIBILITIES
Appraisal Reports
Repair Inspections
Additional Requirements
Guidelines for Communicating with Parties of Interest

Chapter 6: TYPES OF APPRAISAL ASSIGNMENTS
Appraisal Forms
Existing Construction
Alterations, Improvements, or Repairs
Common Interest Communities
New Construction
Proposed or Under Construction
Manufactured Housing on Permanent Foundation
Liquidation
Fee Payment Schedule & Payment Issues

TABLE OF CONTENTS (Continued)

2



Chapter
Chapter 7:

Chapter 8:

Chapter 9:

Chapter 10:

Chapter 11:

ADDENDA:

Topic
VA APPRAISAL REQUIREMENTS

Definition of Value

USPAP

Selection of Comparable Sales
Approaches to Value

Inspecting the Property

Completing the Freddie/Fannie Form
Valuations Below Contract Sales Price
Minimum Property Requirements (MPR)
Appraisal Exhibits

Submission of Report

Preparing Repair Inspection Reports

LAPP APPRAISAL ISSUES
Role of the Staff Appraisal Reviewer (SAR)
Contact and Cooperation with SAR

RECONSIDERATION OF VALUE
Fee Appraiser Role
Allowable Fee

SPECIAL PROPERTY CONSIDERATIONS
Farm Residences and Outbuildings

Extra Lots or Large Parcels

Personal Property Items

Property Near Airports

Properties Subject to Flooding

VA Partial Release of Security

KEY POINTS OF A GOOD APPRAISAL REPORT
Common Deficiencies in VA Reports



CONSTRUCTION & VALUATION
CONTACT INFORMATION

PHYSICAL ADDRESS REGULAR MAIL ADDRESS

VA REGIONAL LOAN CENTER VA REGIONAL LOAN CENTER
Construction & Valuation (262) Construction & Valuation (262)
155 Van Gordon Street Box 25126

Lakewood, CO 80225 Denver, CO 80228

Administering the VA Home Loan Program in Alaska, Colorado, Idaho, Montana, Oregon, Utah,
Washington, and Wyoming

Phone Number: 1-888-349-7541 option 1

E-Mail Address: 39/va262@vba.va.gov

Fax Number: 303-914-5618

Denver Website: http://www.vba.va.gov/ro/denver/index.htm

National Website: www.vba.va.qov

Veteran Information Portal: http://vip.vba.va.gov

VA Training Broadcasts: http://www.homeloans.va.gov/broadcast.htm

VA Circulars: http://www.homeloans.va.gov/new.htm

VA Lenders Handbook: http://www.warms.vba.va.gov/pam26 7.html




Denver Regional Loan Center

Joe Reno
Valerie Martinez
Jack Chaney

Arthur Alarcon
George Berry
Alan Fejes
Steve Glasgow
Andrew Lofland
James Edgell
Larry Maitlen
Keith Pearce
Dave Russell
Terri Birdsong
Cindy Shuel
Robert Stefanski
Kellie Vasey
Bert Malin

Judy Picon
David Sileo

DENVER REGIONAL LOAN CENTER C&V STAFF

Valuation Officer
Assistant VValuation Officer
Assistant VValuation Officer

Staff Appraiser

Staff Appraiser

Staff Appraiser

Staff Appraiser

Staff Appraiser

Staff Appraiser

Staff Appraiser

Staff Appraiser

Lead Staff Appraiser

Program Assistant

Staff Appraiser

Staff Appraiser

Special Adapted Housing Coordinator
Special Adapted Housing Agent
Special Adapted Housing Agent
Special Adapted Housing Agent

Out Based Senior Appraisers/Special Adapted Housing Agents

John Cunningham

Cheryl Maines
Joe Ladan
Glenn Shaw
Jerry Black
Rick Siavrkas
Marlene Putnam
Roy Reel

Kim Blackburn
Guy Main

Rich Rodriguez

Seattle

Seattle

Seattle

Seattle

Salt Lake City
Salt Lake City
Portland
Portland

Boise
Cheyenne
Anchorage



CHAPTER 1
GENERAL INFORMATION

This appraiser handbook supersedes all previous editions. It is also recommended that you
download a copy of the VA Lenders Handbook. Chapters 10 through 18 contain
instructions relating to the appraisal process. Whenever you receive any written instructions
or training material, the instructions/and or material with the most current date takes
precedence. You will be advised by e-mail or postings to the VA website of any changes or
additions to this handbook. Changes or instructions issued after the date of release of this
guide would rule. Portions of the text that are highlighted are done so to point out certain
changes in previous instructions, to point out program changes, and to emphasize certain
points.

e Appraiser Availability and Communication

All VA fee appraisers in Denver’s jurisdiction must make themselves available during
normal business hours and are expected to respond promptly to any inquiries received
(by phone, fax, or e-mail) from VA staff, lenders, or real estate agents. Generally,
your response should be made no later than the following business day. Failure to
respond timely will be documented and could lead to withholding of assignments.
NOTE: You are only authorized to discuss the contents of your appraisal with
VA staff and the lender’s Staff Appraiser Reviewer (SAR).

o Internet/ E-Mail Access

VA fee appraisers must have Internet access that is compatible with
the VA Information Portal operating systems and an e-mail address,
from which they can both send and receive e-mails, including
attachments.

o0 Phone/Fax Availability

A fax machine, or access to a fax machine, is required.

A telephone answering machine, or voicemail system, or someone to
answer your telephone during normal business hours (typically 8:00 a.m.
to 4:00 p.m.) Monday through Friday, is required.

If no one is available to answer your telephone or to check your e-mail
during periods of unavailability, you are required to have a recorded
telephone message to inform callers of the date you expect to return.
These messages should further direct them to call the Denver RLC if
they need immediate assistance on a VA case.

e Vacation Notices

Other than emergency requests for leave, please notify us at least 5 business days in
advance when you want to have your VA assignments stopped. Please send an e-
mail indicating the date you want to be taken off rotation, the date you want to be
placed back on rotation, and the state(s) where you work: to
39/VA262@vba.va.gov




Note: It is your responsibility to ensure all assignments received (or
assigned to you on TAS) prior to the start of your vacation period are
completed and uploaded to e-Appraisal. Be sure you notify VA of any
assignment(s) still pending so we can reassign them to another appraiser.

We are no longer in a position to approve extended time off panel rotation,
except for medical reasons and other reasons deemed valid and also in the
best interest of the VA. If requesting extended leave, please contact a
member of the supervisory staff.

e lllness or Emergency Notices

Immediate notification is required when you need your assignments stopped
due to illness or for reasons of personal emergency. Also, please let us know if
there are any assignments you have not completed, so these can be reassigned.

Note: Please be aware that any cases unaccounted for during the period of your
unavailability are subject to reassignment in the event we are unable to reach you
to determine status.

e Conflict of Interest - VA Policy

Due to a policy change, VA no longer requires fee personnel to submit an annual
Statement of Interests. Nonetheless, VA fee appraisers are held to those
requirements and must continue to adhere to them. The following statement of VA
policy provides some examples of conflict of interest as well as other guidelines
for fee personnel:

It is neither the desire nor the intent of VA to interfere in the private lives of fee
appraisers or to infringe upon their personal liberties. It is appropriate, however,
for VA to require that persons serving as fee appraisers not engage in private
pursuits that conflict with their duties on behalf of the VA. Except as may be
otherwise expressly authorized by VA regulations, instructions, or directives, VA
requires that, as a condition for appointment and retention as an approved fee
appraiser, any particular individual serving in such capacities shall not engage in
any private pursuits where there may or will be:

o0 Any connection established that might result in a conflict between the
private interests of the VA fee appraiser and his/her duties and
responsibilities to VA and veterans.

0 Any circumstances wherein information obtained from or through a VA
assignment to appraise will be used to the detriment of the government or
veterans.

Specifically, the foregoing statements of policy and the standards contained therein are
intended to preclude any fee appraiser from:

e Selling land to a builder or sponsor and then making an appraisal of a dwelling
unit purchased by a veteran with guaranteed, insured, or direct loan.

e Owning an interest in, being employed by, or operating an architectural,
engineering or land planning firm which renders services to builders or
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sponsors and later accepting an assignment from VA to appraise dwelling units
built or to be built by a particular builder or sponsor for whom architectural,
engineering, or land planning services have been rendered by the firm in which
the fee appraiser has employment or an interest.

Appraising dwelling units on VA assignments and later accepting exclusive selling
rights for the homes.

Appraising properties for builders or sponsors who are purchasing hazard insurance
or title services with respect to those properties from a company in which the fee
appraiser has an interest.

Owning an interest in a project developed by a builder and accepting VA appraisal
assignment in another area which the same builder owns, is building, or is handling
as real estate broker.

Having an interest in or representing building supply firms and accepting VA
assignments on dwelling units built by builders or sponsors who deal extensively
with such supply firms.

Accepting a VA assignment to appraise property if the fee is contingent upon
supporting a predetermined conclusion.

The above examples are not all-inclusive, but they do illustrate some obvious conflicts.

The provisions above do allow you to act as sales agent or broker in connection with a
particular property. However, if you receive an appraisal request related to VA financing
on that property, then you must immediately contact VA and request reassignment.

In summary:

You must notify VA immediately if you are elected or appointed to public
office, or if affiliated with any new lender, builder, or realty firm; or if you have
a financial interest in the property to be appraised.

You may not perform a VA appraisal on any property in which you have an
interest or involvement or where there is or could be a conflict between your
private interests and your duties and responsibilities to VA and to the veterans
we all serve.

In addition to quality appraisal reports completed in timely fashion, the Department of
Veterans Affairs expects and requires the highest standards of professional conduct,
courtesy, appearance, and customer service from its fee panel members. Although
you are independent contractors, remember that in the eyes of the veterans, lenders, real
estate professionals, and other clients with whom you come in contact everyday, you
represent the VA. While we recognize and respect your right to conduct your
appraisal business as you see fit, be assured that VA likewise has the right -- and the
responsibility -- to ensure that the Loan Guaranty program is administered first and
foremost for the benefit of our veterans.



CHAPTER 2
VETERANS INFORMATION PORTAL
(VIP)

The VIP is an Internet based application that provides links to integral applications pertaining to
the VA home loan program, such as The Appraisal System (TAS) and e-Appraisal, as well as
links to other government and VA websites. Appraisals are ordered through TAS. At the time
the appraisal request is ordered and an appraiser is assigned the system will notify the assigned
appraiser via an e-mail message of the assignment. The appraiser would then print the
assignment verification form 26-1805 from the TAS system.

Reqistration

If you have never used the portal, you will need to register. Please go to the website at
vip.vba.va.gov and click on the user registration box on the blue sidebar. Fill out all required
information in the boxes provided and then select “submit”. You must enter the four digit
appraiser 1.D. number assigned to you and you must select Denver as your Regional Office (RO).
The system will then assign you a password, which you can change at any time.

Whenever you try to log into the portal, you will be asked to provide your user name and
password. Remember, your user name will always be your first name (dot) your last name in
lower case (e.g.john.doe). If you wish to change your password at any time, please remember that
passwords are case sensitive and must include three of the following four types of characters:
Upper case, lower case, number, or symbol (e.g #). In addition, your password cannot resemble
in any way a real word.

NOTE: If you forget your password, there is a box “lost user password” located on the blue
sidebar on the initial login screen.

The Appraisal System (TAS)

Once you have gained access to the portal, scroll down the blue sidebar until you see “TAS”.
Click on this link and you are in the system.

You are allowed and encouraged to perform the following functions:

Check pending assignments.

Find contact information for the requester.

Check your availability status.

View and/or change your personal information (e-mail, address, etc) Please note if you do
change your e-mail address in TAS, you will also need to advise us of this change by
sending us a message at 39/va262@vba.va.gov .

e Check, but not change your assigned geographical area.




The Assignment Process

Lenders and other requesters order case numbers and appraisals through TAS. TAS assigns
fee appraiser for each case on a rotational basis, according to geographic areas (cities and/or
counties) of coverage. All appraisers currently on the VA fee panel whose status is “active
and available” are in the rotation and eligible to receive assignments.

When the requester has entered all necessary information on the screen, and hits the submit
button, you will automatically receive an e-mail indicating you have an appraisal assignment.

In conformance with USPAP requirements, you are expected to make a reasonable attempt to
obtain the sales contract and disclosure statement(s). Under no circumstances, however, are
you to delay completing an appraisal assignment or uploading the report to e-Appraisals
simply because the sales contract or disclosure statement(s) have not been received. Include a
comment that these items were not forthcoming despite your requests and that the report was
submitted without them for timeliness purposes.

Monitoring Your TAS Account

It is your responsibility to monitor your TAS account frequently. Checking daily will enable
you to keep track of your workload and will alert you to new VA appraisal assignments as
soon as the requester orders them. Your “appraiser pending assignments” list on TAS will
display the case number, the subject’s property address, the name, address, and phone number
of the person and company who ordered the appraisal, and the type of case (i.e. LAPP, IND,
LGI or LPL). When viewing your pending assignments in TAS, we suggest you keep the
following points in mind:

e If you receive a cancellation notice from the requester for any type of appraisal
assignment, please notify VA of the case number and property address and the reason
for the cancellation. Often the lender does not notify VA when a case is canceled.
Until TAS is updated to reflect the cancellation, that case will continue to show on
your pending assignment list.

e If you need to have a case reassigned due to conflict of interest or any other valid
reason, contact the Denver VA office.

e e-Appraisal automatically updates TAS to reflect the receipt date of each uploaded
appraisal. With e-Appraisal in place, you will not receive an acknowledgement of
your uploaded report, but you can check e-appraisal and verify that your report is in
the system.

Overview of “e-Appraisals”

E-Appraisals is an application on VIP intended for use by external users (SARs and Fee
Appraisers). E-Appraisals offers a variety of functions:

e Allows the electronic upload of the appraisal by the appraiser and electronic retrieval
of the appraisal by an authorized SAR or Servicer, as well as by VA staff.

e Interacts with TAS to record the receipt date of the appraisal. SARs or VA staff can
run TAS reports listing “Appraisals Received” and “Pending Review”.
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e All uploads into e-Appraisals are recorded and retained in FileNet, from where they
can only be accessed by VA staff member.

e Only the last uploaded document is retained in e-Appraisals for retrieval by external
users.

Uploading Appraisal Reports

Prior to uploading the appraisal report you must first ensure that the report is in .pdf format
and is named correctly. All reports must be named starting with the VA case number and then
(dot) pdf. For example, 46-46-6-0999999.pdf. It is important to follow this form exactly in
order for the report to be successfully uploaded.

Once your appraisal report is in .pdf format and is named correctly, you are ready to upload
the report into the e-Appraisals system. From the VIP Portal main screen, click on
“e-Appraisals” under applications. The e-Appraisals main screen should appear. Click on
“appraisal” and then “upload report” under the drop-down menu selections. Fill in all
required information on this screen and click the submit button.

Toward the bottom of the next screen, you will see a box which says, “specify path to file”,
and next to this box, a button that says, “browse”. Click the “browse” button. Locate the
appraisal file on your computer in the box that follows and double-click on the report. The
“specify path to file” box will populate with information. Once this is done, click “save”. A
blue box will appear showing the progress of the upload. Once this process is complete, the
report has been uploaded and is ready for review by VA staff or LAPP SAR.

Please note that all appraisal reports must be uploaded to this system, including LAPP
appraisals. At times, you may experience problems with the availability of the e-Appraisal
system. In these instances, you are instructed to e-mail the appraisal directly to the lender or
to VA depending on whether the case is ordered as LAPP or not. You are then to upload the
appraisal to e-Appraisals when the system is available

If you are experiencing problems with any applications associated with the VIP you can e-
mail the VIP Help Desk at VIP@vba.va.gov or contact the Denver Regional Loan Center

You can obtain a user guide of how this system works by logging into VIP and selecting the
e-Appraisals link. A user guide is available on the link.
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CHAPTER 3
VA Quality Control

Desk and Field Reviews of Appraisal Reports

We conduct quality reviews on every appraisal report, prior to issuing a VA Notice of Value
(NOV) on the case. The vast majority (approximately 97%) of the quality reviews being
conducted on appraisals that will be used for loan origination purposes are conducted by
SARs who work for lenders approved by VA under the Lender Appraisal Processing
Program (LAPP). The remainder of appraisals being reviewed for loan origination
purposes, are reviewed by VA staff review appraisers. VA also conducts post audit quality
control reviews on a minimum of 20% of the appraisals being reviewed by LAPP SARs.
These reviews are conducted by VA staff review appraisers for the purpose of determining
if the SAR’s review of the appraisal report was conducted in compliance with industry and
VA standards. Every appraisal completed for liquidation purposes is also reviewed by
either an approved staff appraiser working for the lender or by VA staff review appraisers.
VA staff review appraisers also conduct appraisal field reviews on a minimum of 10% of
each appraiser’s work. When a substantive error finding has been identified for any
appraiser, VA staff must field review a minimum 15% of that appraiser’s work. If you
receive either a letter or an e-mail relating to a negative quality or timeliness finding
and you are asked to provide a response, you must submit that required response.
Failure to do so could result in disciplinary action. Please use these letters, e-mails or
phone call contacts regarding deficiencies as a training tool when providing future
reports.

The review process is completed to verify:

e The report was submitted timely.

e The appraiser’s conclusions of value are consistent, sound, supportable, and logical.

e The report was prepared in accordance with Uniform Standards of Professional
Appraisal Practices (USPAP) standards and all VA instructions. In addition, all
appraisal reports are subject to field review by VA staff or by the LAPP lender.

Quality Control and Standards

All appraisal reports are reviewed for both work quality and timeliness purposes. Non-
acceptable quality or timeliness findings in any appraisal will be classified as a negative
work quality or a negative timeliness finding. All negative work quality findings are further
categorized according to their significance into substantive or non-substantive findings.

A substantive negative work quality finding will generally be assessed where VA has
determined the fee appraiser made a serious error of fact or methodology that materially
impacts the appraised value or condition of the property. Examples include, but are not
limited to:

e Fraudulent reporting (misrepresentation of a material fact in the appraisal).

e Appraising the wrong property.
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e Failing to require necessary MPR repairs that may negatively impact the veteran’s
purchase.

e Repeating or failing to correct non-substantive errors after notification by VA.

e Continued disregard for VA instructions or requirements after they have been called
to appraiser’s attention.

e Serious USPAP violations.

A non-substantive finding is generally one in which VA has determined that the fee
appraiser made a relatively minor error of fact or methodology that did not impact the final
value or the reported condition of the property. Examples include, but are not limited to:

e Failing to provide required information on the URAR (e.g., remaining economic life,
HOA dues, trending statement, etc.).
Misreporting of distances between subject and comps.
Inconsistency within the URAR.**
Inconsistency in making line item value adjustments.**
Failing to adequately describe reasoning in support of large adjustments.**
Making unsupported time adjustments.**
Indicating an increasing market and not making a time adjustment on dated comps or
not providing reasoning for not making time adjustment. **
e Making insupportable or “wrong-way” adjustments (plus instead of minus).**
e Not properly addressing sales/financing adjustments.**

**Could be considered to be of a substantive nature, depending on the degree to which it
impacts value.

Administrative Disciplinary Action

Documented negative timeliness or quality findings can form the basis for administrative
action by VA against a fee appraiser. Additionally, an appraiser who exhibits chronically
deficient customer service, as evidenced by documented unprofessional conduct or repeated
complaint calls and letters from program participants, may also be subject to administrative
disciplinary action.

Summary of Deficiencies

Additional examples of unacceptable conduct or performance in the areas of timeliness,
quality, or customer service have been described throughout the preceding chapters. VA
expects all fee appraisers to adhere to our general guidelines in all of these areas. Failure to
comply will form the basis for administrative action on the part of VA. Repeated violations
will result in progressively more severe action. The following summary of deficiencies is
not all inclusive but is intended to supplement the examples given in the preceding section:

e Substantive violation(s) of established VA policies or procedures.

e Substantive negative work quality finding(s) of a nature that would materially or
significantly impact the value or condition of the property.

e A series of non-substantive negative work quality findings, which in the aggregate
establish a pattern of careless or negligent performance.

e Technical incompetence (i.e. appraisal reports which demonstrate insufficient
knowledge of industry accepted principles, techniques, and practices).
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e Improper conduct (i.e. conduct or behavior not befitting a professional and/or not in
the best interest of VA or of the VA program).

e Continued disregard for VA requirements after they have been called to the
appraiser’s attention.

In instances where an appraiser chooses to disregard these guidelines, VA is mandated
to take corrective action. VA has discretion to employ a wide variety of administrative
actions (i.e. disciplinary actions), to include removal from the panel as circumstances
dictate.

Complaints

The VA Regional Office shall consider a lender’s valid report of complaint as a basis for
administrative (disciplinary) action. Administrative actions, if appropriate, shall be based
upon a thorough VA review of:

e The facts and evidence presented in support of the allegation(s).

e Full consideration of any response provided by the fee appraiser.

e The number of previous cumulative negative findings and/or complaints documented
in the fee appraiser’s performance folder.

Disciplinary Due Process

Any fee appraiser receiving notification that assignments are being withheld, or that other
administrative or disciplinary action is being taken, will be afforded the opportunity to
appeal the action in writing or in person, or both, by requesting a meeting with the Fee
Roster Committee at the Regional Loan Center in Denver, Colorado. The Fee Roster
Committee typically consists of the Loan Guaranty Officer, the Assistant Loan Guaranty
Office, and the Valuation Officer. Appellate rights and procedures will be explained in
detail within the disciplinary action letter. If, after all due process and appellate procedures
have been exercised, the disciplinary action is upheld, the fee appraiser is subject to having
his or her name, and the reason for the disciplinary action, reported to the state licensing
authorities and/or any professional appraisal organizations of which the appraiser is a
member.

14



CHAPTER 4
TIMELINESS

Lender’s Handbook Timeliness Guideline

Chapter 11 of the Lenders Handbook provides timeliness guidelines for both requesters
and fee appraisers. In summary, the Handbook states:

e Fee appraisers must complete VA assignments as quickly as appraisals for
conventional loans are completed in the area where the property is located. An
exception may be allowed in a particular case if:

1. Valid extenuating circumstances are documented, and

2. The appraiser notifies VA (or the lender’s staff appraisal reviewer
(SAR) in LAPP cases).

e VA offices will consider adding appraisers to the fee panel in areas where
timeliness of VA appraisals has been a consistent problem.

A timeliness survey of lenders was conducted in March, 2008. Below are the results.

Denver RLC Timeliness Standards (Revised 4/16/08)

State Business Days
Alaska

Anchorage/Eagle River 10
Kodiak 15
Fairbanks 10
Juneau 10
Ketchikan 21
Kenai 28
Wasilla 14
Colorado (All expect as noted below) 5-7
Denver/Colorado Springs/Pueblo 3/5
Grand Junction 10-14
Idaho

Boise Area S
Coeur d’Alene 5-7
Idaho Falls 5
Lewiston 5-7
Nampa S-7
Pocatello 7-8
Mountain Home 5-7
Twin Falls 5-7
Rural Statewide 10
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State Business Days

Montana (State Wide Other Than Noted Below) 7
Billings 7-10
Missoula 7
Kalispell 14
Oregon

Statewide 7
Eastern Rural 15
Utah

Statewide 5
Washington

Statewide 5-7
Wyoming

Statewide 7-10

Additionally, VA Central Office has established a national standard of five workdays for all
liquidation assignments.

An explanation is required on all cases submitted late. Use the comments section of the
addendum to document the length (number of days) and the specific reason(s) for each
delay. Any delays that are reasonably outside the appraiser’s ability to control
(assuming due diligence) will not be counted against you.

If you experience any of the following types of delays that will cause you to miss a
timeliness standard, report it to the Regional Loan Center and we will notify the
requestor the appraisal is being cancelled until issues have been resolved:

Delays Requested by Lender, Builder, etc

If the requestor asks you to delay the appraisal assignment for any reason (for example,
seller is on vacation, customer preference items not yet installed, etc.) and this delay
would result in the appraisal report not meeting VA timeliness standards by fewer than
seven calendar days, you should:

e require the requester to provide you a written request for such delay and

e include a copy of the request in your appraisal package (scan and attach to
your PDF appraisal)

e fully document the delay in your comments.

If the expected delay would result in the appraisal missing VA timeliness standards
by seven or more calendar days, you should contact Denver C&V for guidance
prior to agreeing to such request.

Reassignment of Untimely Appraisals
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In the event a requestor contacts VA for assistance with a late appraisal and

e the requestor claims non-responsiveness on the part of the assigned fee
appraiser (or inability to even make contact), and

e VA, after reasonable attempts, is likewise unable to contact the appraiser or to
otherwise ascertain whether or not the appraisal has been completed,

that appraisal is subject to reassignment to another appraiser. Additionally, the
original appraiser’s fee will be forfeited and a timeliness error will be charged.

You should be aware that continued failure to comply with VA timeliness

requirements may result in administrative (i.e., disciplinary) action up to and
including Limited Denial of Participation (LDP).

17



CHAPTER 5
FEE APPRAISER RESPONSIBILITIES

Appraisal Reports

The fee appraiser must view the interior and exterior of every existing construction subject
property. In addition, the fee appraiser is responsible for all aspects of the appraisal process,
including the final estimate of value.

Important: Certain key appraisal functions may not be delegated to anyone else.
Failure to comply with this requirement will be grounds for immediate disciplinary
action. Specifically, the fee appraiser assigned by VA must personally

e Visit and observe the interior and exterior of the subject property and the exterior of
each comparable. (The sole exceptions are on liquidation cases where entry to the
subject property has been denied or may otherwise not be possible).

e Select, visit, observe, and analyze each of the comparable sales used in the report
e Complete the Market Data Analysis
e Make the final value estimate, and

e Sign the appraisal report as the appraiser.

The VA fee appraiser may not delegate any of these four important functions to an
assistant, even though that person may be licensed or certified. The individual who
signs the URAR as the appraiser must be the VA fee panel member who was assigned
on the rotational basis by VA.

VA fee appraisers must comply with USPAP standards and VA policy concerning
assistants. An appraiser who has relied on significant professional assistance from
any individual in the performance of the appraisal or the preparation of the appraisal
report must name the individual and the specific tasks performed in the reconciliation
section of the report.

The URAR (and the accompanying Freddie Mac 439/Fannie Mae Form 1004B)
acknowledges the use of assistants. The URAR further allows that, in some States,
compliance with the intent of the Real Estate Appraisal Reform Amendments (Title XI)
of FIRREA is assumed to have occurred when an unlicensed or uncertified appraiser
working as an employee or subcontractor performs a significant portion of the appraisal
(or the entire appraisal, if he or she is qualified to do so), as long as the appraisal report
is signed by a licensed or certified supervisory appraiser. While the URAR format
allows for this practice, be advised that this is not acceptable to VA.

Essentially, the activities that an assistant can perform alone without the VA fee
appraiser are extremely limited. VA will allow an assistant to sign a report as an
assistant in order to document qualifying experience for future licensing and
certification purposes. However, even in this situation, the primary signatory on the
report must be the authorized fee appraiser. Failure to comply with VA's
requirements in this area will constitute a basis for removal from the fee panel.
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Repair Inspections

When VA or a LAPP SAR issues a NOV that includes repairs, the fee appraiser may be
requested to certify that the repair(s) have been completed. In these cases:

e You should be careful to address the repairs as stated on the Notice of Value (not as
they were stated on your URAR - some of them may have been changed!).

e Your certification to clear requir