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Chapter 6

 Construction and Valuation Oversight

Overview

	Introduction
	This chapter contains information about the Department of Veterans Affairs (VA) oversight of the Construction and Valuation function.  


	In this Chapter
	This chapter contains the following topics.
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6.01  VA Oversight Required by Lawxe "LAPP, oversight requirement"

xe "Appraisers and Inspectors, oversight requirement"
	Statutory Requirement 
	VA staff is required by 38 U.S.C. 3731(f)(2) “to monitor, on at least a random sampling basis, the making of appraisals by appraisers and the effectiveness and the efficiency of the determination of reasonable value of property by lenders.”

Reference:  See Section 6.05.


	Implementation of Law
	VA offices will ensure that:

· The work of fee appraisers and LAPP lenders is continually monitored,

· Oversight-related files are properly maintained, and

· Appropriate remedial actions are taken, when necessary, to resolve fee appraiser and SAR performance problems.

References:

· Chapter 17 ("VA Sanctions Against Program Participants") of the Lender's Handbook, and

· Chapter 13 (“Sanctions Against Program Participants”) of VBA Manual M26-1, and

· Section 6.08 below. 


6.02  Appraisal Reviewsxe "Appraiser and Inspectors, office/field review of work"
	Office Reviews
	Every appraisal report made for VA purposes must be reviewed by either:

· The lender’s VA-authorized staff appraisal reviewer under the Lender Appraisal Processing Programxe "LAPP, see Chapter 15 of VA Lender’s Handbook", or

· VA staff.

The appraisal review generally results in a VA value determination. 

Reference:  Chapter 13 of the Lender’s Handbook.


	Field Reviews
	· VA staff must field review 10 percent of the work of every active VA fee appraiser each fiscal year.  

Reference:  Section 6.03 below.




	Assisting Other Loan Guaranty Functions
	Construction and Valuation staff assistance concerning appraisal and construction-related matters may also be required by the Loan Production, Loan Management and Property Management functions.


Continued on next page

6.02  Appraisal Reviewsxe "Appraiser and Inspectors, office/field review of work" Continued
	Sales Comparison Analysis 
	Some of the concerns that should cause an appraisal reviewer to question the fee appraiser’s sales comparison analysis include:

· Use of comparable sales over 12 months old without an explanation that would be considered adequate and reasonable according to professional appraisal standards.

· Use of any time adjustment without a reasonable basis and large time adjustments without an explanation that would be considered adequate and reasonable by professional appraisal standards.

· Use of comparable sales outside the subject property’s market area without an explanation that would be considered adequate and reasonable according to professional appraisal standards.  In rural areas, distances of several miles may be normal.

· Use of listings, contracts, and other unsettled sales as comparables.  Such data can be used as a supplement to closed sales to support time adjustments and the reasoning process for a particular value estimate.

· Use of comparable sales with a wide range in sale prices without an explanation that would be considered adequate and reasonable according to professional appraisal standards.

· Large adjustments to the comparable sales without an explanation that would be considered adequate and reasonable according to professional appraisal standards.


Continued on next page

6.02  Appraisal Reviewsxe "Value Determinations, review of sales comparison analysis", Continued
	Photographs  
	Features visible in photographsxe "Value determinations, review of photographs" of the subject property and the comparable sales may indicate a problem.  For instance:

· The picture of the property and its description in the appraisal report do not match, or

· Amenities or deficiencies exist for which no value adjustment was made. 


6.03  Field Review of Appraisal Reportsxe "Field Review Procedures"
	Importance of Field Reviewsxe "Field Reviews, importance of"
	Field review findings are of critical importance in:

· Identifying and resolving problems involving appraisal reports, and

· Supporting decisions regarding VA administrative action against program participants.


Continued on next page

6.03  Field Review of Appraisal Reportsxe "Field Review Procedures", Continued
	Level of Field Reviewsxe "Field Reviews, required quotas"
	Depending on which of the following conditions apply, at least:

· A minimum of 10  percent of a fee appraiser’s assignments will be field reviewed each fiscal year that he/she receives more than 20 assignments.  Field reviews will not be limited to or concentrated in metropolitan areas when appraisers also perform in adjacent rural areas.  A representative sampling of the work provided by appraisers must be sampled.

· The 10 percent field review requirement may be deferred for those appraisers who have been on the panel over 1 year, who have received a total of 20 or fewer appraisal assignments during the fiscal year which were located in areas remote to the presence of VA Construction & Valuation (C&V) personnel, and whose work is considered to be of high quality (i.e., there was no substantive negative work quality finding against the appraiser during the year).  The work of appraisers who fit into this category, however, must be reviewed at least once every 2 fiscal years, at an accelerated rate of 20 percent, regardless of the fact that their work is of acceptable quality.


Continued on next page

6.03  Field Review of Appraisal Reportsxe "Field Review Procedures", Continued
	 Second Level Field Review Requirement 
	A minimum of 5 percent of each VA Staff Appraiser’s field reviews will receive second level reviews performed  by C&V management personnel on a fiscal year basis.  For example, if a staff member has performed 100 field reviews, a minimum of 5 must receive second level field review.


	Field Review Procedurexe "Field Reviews, procedures" 
	VA staff will follow the steps in the table below when field reviewing appraisal reports.


	Step
	Action

	1
	View the subject property.  Gain access, if appropriate.  

View all comparable sales if time permits.  Otherwise, concentrate on the comparables which represent the best indicator of value to the subject. A minimum of two comparable sales will be viewed in every case.

	2
	Focus on the most readily observable field review items. The following are particularly important, but are not intended to be an all-inclusive checklist:

· Location,

· Age/condition,

· Needed repairs,

· Adverse environmental conditions,

· Amenities, and

· Photographs.

Reference:  See "VA Appraisal Review/*URAR Cross Reference" (Exhibit 1) which -

· Lists each appraisal review item,

· Asks the question to be answered for each item reviewed, and

· Shows the number of the associated item(s) on the *Uniform Residential Appraisal Report.


Continued on next page

6.03  Field Review of Appraisal Reportsxe "Field Review Procedures", Continued
Field Review

Procedure (continued)

	Step
	Action

	3 
	Check/complete each item on the The Appraisal System (TAS) field review screen that is reviewed or otherwise applicable.

Note:  Every field review of an appraisal report, whether or not there is a negative timeliness or work quality finding, must be recorded on the TAS field review screen.

If a problem (or potential problem) is found involving a disagreement, discrepancy, error, omission, inconsistency, etc., for any item reviewed:

· Under “Appraiser Observation” on the TAS field review screen,  describe the basis for the finding,

Note:  Favorable comments can also be recorded to document favorable performance by the appraiser/lender which may ultimately be conveyed to them via letter. 

In the “VA Disposition” section of the TAS field review screen, record the action taken ( letter to appraiser, recommendation of disciplinary action, etc.) and

· In the space provided on the TAS field review screen, record supervisory concurrence if applicable. Supervisory concurrence must be obtained prior to a “substantive negative quality” finding being made and letter sent to fee appraiser.


Continued on next page

6.03  Field Review of Appraisal Reportsxe "Field Review Procedures", Continued
Field Review

Procedure (continued)

	Step
	Action

	4
	Each field review will be recorded and retained in TAS and any field review correspondence either to or from the fee appraiser will be filed  in the fee appraiser's performance file (In FileNet).

TAS will record and retain the following information: 

· Date of each field review,

· VA case number,

· Property address,

· Name of the fee appraiser involved, and

· Name of the staff reviewer who made the review.


	Liquidation Appraisals –

20 Percent Loss In Valuexe "Field Reviews, liquidations-20 percent loss in value"
	Section 3.04 outlines the field review requirements for liquidation appraisals involving a 20 percent loss in value since loan origination. 




	Value Estimate Changes 
	Section 3.05 outlines field review requirements when there is a “reconsideration of value”. 


6.04  Lender Appraisal Processing Program (LAPP)xe "LAPP, see Chapter 15 of VA Lender’s Handbook" Oversight
	Focus of  Oversight
	VA oversight will focus on LAPP Staff Appraisal Reviewers (SAR’s)  who are either:

· Experiencing problems in using their LAPP authority (as indicated by valid complaints and previous VA office/field review findings), or 

· Frequently change fee appraiser value estimates and repair recommendations without adequate support or documentation. 


	Level of Review
	At least 20 percent of all appraisals processed under LAPP will be post-audit reviewed by VA staff, each fiscal year, with reviews input in TAS.

Note 1:  Reviewing LAPP cases in conjunction with the field review of appraisal reports should help ensure that the work of most LAPP lenders (and their staff appraisal reviewers) is covered.

Note 2: Additionally, for cases involving LAPP Value Changes by SARs, C&V must review the TAS C&V Report 030 (LAP-Cases – Reasonable Value Greater Than Appraised Value) at least monthly to ensure that all of these cases are either desk or field reviewed and appropriate action is taken to address poor performance or negligence by the appraiser or SAR (if any).




	Systems Coding
	VA offices will enter required information for Staff Appraisal Reviewers (SARs) into the Expanded Lender Identification (ELI) system.  ELI is the official system for SAR-related information.


Continued on next page

6.04  Lender Appraisal Processing Program (LAPP)xe "LAPP, see Chapter 15 of VA Lender’s Handbook" Oversight, Continued
	LAPP File Maintenance
	VA offices will maintain all LAPP-related information in either:

· The lender’s file (preferably separated from other information) or,

· A separate Staff Appraisal Reviewer (SAR) file for easier accessibility by Construction and Valuation staff.

· These files should be electronic (FileNet)


	Contents of LAPP Files
	LAPP files will contain:

· The LAPP application (and any related material) for each SAR, and

· A copy of all documentation concerning SAR training, initial case reviews and performance.


Continued on next page

6.04  Lender Appraisal Processing Program (LAPP)xe "LAPP, see Chapter 15 of VA Lender’s Handbook" Oversight, Continued
	Selecting Cases for Review 
	When selecting LAPP casesxe "LAPP, selection of cases for review" for VA staff review, particular attention should be given to those involving:

· Lenders or individual Staff Appraisal Reviewers with a history of quality-related problems in using their LAPP authority,

· An increase by the lender in the fee appraiser's value estimate, without adequate supporting documentation. 

· A change by the lender in the fee appraiser’s repair recommendations, without adequate supporting documentation.

· A change by the fee appraiser in his/her original value estimate or repair recommendations after the appraisal report is issued, without adequate supporting documentation.

· Lenders whose LAPP-related performance is the subject of complaints from fee appraisers, veterans or others,

· A potential problem or concern revealed in a VA office review of the appraisal report,

· An early default,

Note:  At the time of loan liquidation, Loan Managementxe "Loan Management/C&V co-operation" will forward early default cases to Loan Production (and Construction and Valuation if LAPP processing is involved) for a review of the credit and appraisal-related underwriting.

· Referral by the Loan Guaranty Monitoring Unit, and

· Recently guaranteed loans in which the veteran had marginal credit, since certain appraisal-related problems (such as failure to properly consider repairs, especially for an older home) could increase the risk of default.




Continued on next page

6.04  Lender Appraisal Processing Program (LAPP)xe "LAPP, see Chapter 15 of VA Lender’s Handbook" Oversight, Continued
	LAPP Review Procedurexe "LAPP, case review procedures" 
	VA staff will follow the steps in the table below when reviewing cases processed under LAPP.


	Step
	Action

	1
	Determine the acceptability of the performance of both the fee appraiser and the LAPP lender’s staff appraisal reviewer,

References: Exhibit 2 (end of this Chapter) & Section 6.03 (“Field Review of Appraisal Reports”), if a field review is involved.

	2
	If the VA staff review reveals a problem with the LAPP processing, send a written notice and request for response, if appropriate, to both:

· The lender staff appraisal reviewer involved, and

· The lender official responsible for the quality of the staff appraisal reviewer’s work.

Note:  Lender staff appraisal reviewers are not expected to find appraisal report problems that could only be detected during a field review, since the SAR does not generally visit the subject property or the comparable sales.

If the VA staff review reveals a problem with the fee appraiser's performance:

Send the appraiser a written notice and request for response, if appropriate.  Supervisory concurrence must be obtained prior to a “substantive negative quality” finding being made with a substantive negative quality letter sent to the fee appraiser.



	3
	Record the results of the VA staff review in TAS desk/field review screen.


Continued on next page

6.04  Lender Appraisal Processing Program (LAPP)xe "LAPP, see Chapter 15 of VA Lender’s Handbook" Oversight, Continued
LAPP Review Procedurexe "LAPP, case review procedures", Continued

	Step
	Action

	4
	File a copy of any notice in FileNet in:

· The Staff Appraisal Reviewer’s  file and/or fee appraiser's performance file, as appropriate, and

· The case file, if practicable.

File a copy of any response in the Staff Appraisal Reviewer’s  file and/or fee appraiser's performance file, as appropriate.

SAR performance records should include:

· Desk/field SAR reviews retained in TAS;

· Negative quality letters or inquiry letters and any written responses thereto; and

· Documentation regarding complaints and their disposition.


6.05  Summary of Supervisionxe "Summary of Supervision of Fee Appraisers Report" of Fee Appraisers Report

	Use of Report
	Fiscal Year Summary of Supervisionxe "Summary of Supervision of Fee Appraisers Report" of Fee Appraisers is a report produced by The Appraisal System (TAS) to summarize, at any time during the fiscal year, a VA office’s supervision of each member of its panel of fee appraisers.  This report is the primary data feed for Records Control Schedule (RCS) 20-0697.

RCS 20-0697 is utilized in order that Central Office may monitor supervision of fee appraisers.  On, or before, the 15th workday of October of each year, Regional Loan Centers will submit this report to Central Office (262B).  A copy of the report will be maintained by the RLC (RCS VB-1, Part I, item No. 13-091.100).

Note:  The report’s usefulness depends on the completeness, accuracy and timeliness of data entered by VA staff into TAS.  Where the report submitted to Central Office varies from data generated by TAS, a detailed explanation for the source and any attendant rational for adjustment must be maintained with the station copy of the official report.


Continued on next page

6.05  Summary of Supervisionxe "Summary of Supervision of Fee Appraisers Report" of Fee Appraisers Report,  Continued
	Data Needed for Report 
	 Information must be entered in The Appraisal System to identify:

· Every fee appraiser who was a member of the fee panel during any part of the fiscal year,

· Appraisers who have been on the fee panel for less than 1 year,

· Every appraisal report field review made during the fiscal year,

· Every “Negative Work Quality Finding”, including the seriousness (“Substantive” vs. “Not Substantive”) of the finding and the type of review (“Desk” vs. “Field”) on which it was based.  A substantive finding is one in which the fee appraiser made a significant error involving value or the condition of the property.

· Every “Negative Timeliness Finding”.  A negative timeliness finding indicates that the fee appraiser was late in submitting the appraisal report. (Note: RLCs must survey lenders, realtors, etc., at least annually, and establish local timeliness requirements based on the results of these surveys.)

· Every “Disciplinary Action”, including whether it was based on “Work Quality” or “Timeliness” and the nature of the action (“Written Admonishment”, “Temporary Suspension” or “Removal”), and

Note:  A written admonishment is any correspondence in which the appraiser is counseled or otherwise corrected regarding his/her work performance.

· Appraisers who voluntarily resigned from the fee panel during the fiscal year, including an indication of whether the resignation was made while the appraiser was under investigation by VA.


6.06  Field Review of Construction Inspectionxe "Field Reviews, Construction Inspection Reports" Reports
	Level of Review
	One or more fee inspections must be field reviewed in at least 10 percent of all cases processed as “proposed or under construction”.

Regional Loan Centers may have their own procedures to insure this field review requirement is met.  See Note at Section 4.2 Submission of Inspection Reports. 

Note:  Samplings of first, intermediate and final compliance inspection reports will be included, whenever practicable.


	Selecting Cases for Review
	Cases will be selected for review in a manner that ensures that the performance of every fee inspector, where actually performing,  is field reviewed by VA staff each fiscal year.

Field review may include:

· Accompanying the compliance inspector on inspection assignments and performing complete field reviews on those properties including access to the interior of the subject; or

· Contacting active builders, obtaining the addresses of properties scheduled for compliance inspections, and inspecting the properties after the compliance inspections have taken place (a copy of the VA Form 26-1839 should be available from the builder).


Continued on next page

6.06  Field Review of Construction Inspectionxe "Field Reviews, Construction Inspection Reports" Reports, Continued
	Detecting Substantive Problems 
	If a field review made during construction reveals substantive, unresolved construction-related problems not reported by the fee inspector, action will be immediately taken to ensure that the situation is resolved to VA’s satisfaction.  For instance, VA may:

· Suspend further VA inspection of the work of the builder involved until there is assurance that the cause of the problem(s) has been corrected, or

· Field review other units in the project.

If it is determined that the fee compliance inspector should have observed and reported the construction-related problem(s), it will be brought to the inspector’s attention and appropriate disciplinary action taken.

Reference:  See Section 6.08, VA Administrative Sanctions Against Program Participants, for additional information.


Continued on next page

6.06  Field Review of Construction Inspectionxe "Field Reviews, Construction Inspection Reports" Reports, Continued
	Recording Reviews
	Every field review of the fee compliance inspector’s work must be recorded on VA Report of Loan Guaranty Field Review using a narrative or Word format.

Every field review of a fee compliance inspector’s report(s) must be recorded in TAS in similar manner as appraisal field reviews.  That information in TAS will include:

· Date of the field review,

· VA case number,

· Property address,

· Name of the fee compliance inspector who made the inspection, and

· Name of the staff reviewer who made the field review,

· Negative or satisfactory compliance.




6.07  Discriminationxe "Discrimination complaints" and Equal Employment Opportunity-Related Complaints
	VA Processing 
	VA offices will investigate all written complaints of:

· Alleged discrimination by any party arising from any operation associated with the VA Loan Guaranty program, and

· Alleged discrimination in employment or other violation of VA Form 26-421, Equal Employment Opportunity Certification.

References:  Sections 13.13 and 13.14 of VBA Manual M26-1, Revised.


	If…
	Then…

	The VA office finds probable discrimination
	The case will be forwarded to Central Office (262) with supporting documentation.  

Note:  Sanctions authorized by 38 CFR 36.4392 and 36.4393 will not be invoked by VA offices without the prior approval of the Under Secretary for Benefits.

 

	The VA office finds no discrimination or the complaint has been settled satisfactorily
	The case will be forwarded to VA Central Office (262) for review before any parties involved in the complaint are notified of any such determination.


6.08  VA Administrative Sanctions Againstxe "Builders, disciplinary action"

xe "Appraisers and Inspectors, disciplinary action" Program Participants

	References
	Regulatory requirements regarding VA sanctions against fee personnel and builders are found in 38 CFR Part 44.

Policies and procedures for imposing sanctions against Loan Guaranty program participants are outlined in Chapter 13 of VBA Manual M26-1 and Chapter 17 of the Lender’s Handbook.

Note:  Also see Sections 1.01 and 1.04 regarding sanctions against fee personnel and Sections 5.07 and 5.08 regarding construction complaint-related sanctions against builders. 


	Documentation and Due Process
	In applying sanctions, VA offices will:

· Follow all regulatory requirements, policies and procedures,

· Ensure there is adequate supporting documentation to justify the VA action taken,

· Take progressively stricter action, when feasible, to resolve ongoing problems, and

· Apply sanctions fairly, without prejudice or favoritism.


Continued on next page

6.08  VA Administrative Sanctions Againstxe "Builders, disciplinary action"

xe "Appraisers and Inspectors, disciplinary action" Program Participants

	Disciplinary Actionxe "Limited Denial of Participation"
	Upon receipt of any written complaint, the VA Regional Loan Center must investigate and determine if the allegation(s) made is valid and if the fee appraiser, fee compliance inspector, or salaried VA employee, by any inappropriate act of comission or omission, was in fact at fault.   If so, appropriate disciplinary or other action should be administered or initiated.  In the case of a fee appraiser or fee compliance inspector, such action may range from a letter of reprimand to outright suspension or debarment (see below).  Suspension from the panel will be an action to be taken depending on the gravity of the offense and the person’s past record.  Disciplinary actions in respect to salaried VA employees shall be initiated in accordance with applicable existing instructions.




	Limited Denial of Participationxe "Limited Denial of Participation"
	While only Central Office can impose a Debarment or Suspension, field stations can impose a Limited Denial of Participationxe "Limited Denial of Participation" (LDP).

Note:  A sample LDP notice is found as Exhibit 13-A to Chapter 13 of VBA Manual M26-1.


	IF…
	Then…

	The LDP is for a builder
	Optional features shown in the sample LDP notice are applicable.



	The LDP is for a fee person
	The third paragraph on the first page of the LDP notice should read, "At the end of the LDP period, you may reapply to the fee panel.  Your application will be retained for consideration along with other qualified applicants."




EXHIBIT 1
VA APPRAISAL REVIEW/URAR CROSS REFERENCE
(URAR ITEM NUMBERS IN PARENTHESES)

1.  Do the PHOTOGRAPHS match the properties identified on the URAR?

2.  Is the following NEIGHBORHOOD information supported by the review?

a.  DESCRIPTION (15, 17)

b.  MARKETABILITY FACTORS (18)

c.  MARKET CONDITIONS (16, 19)

d.  PUD/CONDO (8, 20)

e.  SUBJECT'S COMPATIBILITY to the neighborhood (73)

3.  Is the following SITE information supported by the review?

a.  DESCRIPTION (22, 25, 27, 29)

b.  ZONING/USE (23, 32)

c.  UTILITIES/OFF-SITE IMPROVEMENTS (24)

d.  SPECIAL ASSESSMENT (5, 32)

e.  FEMA FLOOD HAZARD AREA (31)

f.  EASEMENTS/ENCROACHMENTS (30, 32)

4.  Is the following IMPROVEMENTS information supported by the review?

a.  ID INFO OTHER THAN ADDRESS (3, 4, 6, 9, 13)

b.  DESCRIPTION (33, 35, 38, 42, 44)

c.  DEPRECIATION (48)

d.  REPAIRS NEEDED (27, 36, 48, 77)

5.  Is the information regarding ADVERSE ENVIRONMENTAL CONDITIONS supported by the review (49)?

6.  Is the following information, found in the SALES COMPARISON ANALYSIS and elsewhere on the URAR, adequate and relevant and were adjustments proper?

a.  ADDRESS (2, 51)

b.  Comparables' PROXIMITY TO SUBJECT (52)

c.  SALES PRICE (10, 53)

d.  PRICE PER SQUARE FOOT OF GROSS LIVING AREA (54)

e.  DATA/VERIFICATION SOURCES (55)

f.  SALES/FINANCING CONCESSIONS (12, 19, 56)

g.  DATE OF SALE/TIME (11, 57)

h.  LOCATION (58)

i.  LEASEHOLD/FEE SIMPLE property rights (7, 59)

j.  SITE SIZE/VIEW (21, 26, 28, 60)

k.  DESIGN AND APPEAL (61)

l.  QUALITY OF CONSTRUCTION (48, 62)

m.  AGE/CONDITION (34, 42, 48, 63)

n.  ABOVE GRADE ROOM COUNT (40, 64)

o.  GROSS LIVING AREA (41, 65)

p.  BASEMENT/FIN. RMS. BELOW GRADE (37, 39, 66)

q.  FUNCTIONAL UTILITY (67)

r.  HEATING/COOLING (43, 68)

s.  ENERGY EFFICIENT ITEMS (47, 69)

t.  GARAGE/CARPORT (46, 70)

u.  AMENITIES - PORCH/PATIO/DECK/FIREPLACE/POOL/ETC. (45, 71)

v.  NET ADJ./ADJUSTED SALES PRICE OF COMPARABLES (72)

w.  Do the COMPARABLES used appear to be the BEST available at the time?

x.  LISTINGS/CONTRACTS/PRIOR SALES (74)

y.  INDICATED VALUE by sales comparison approach (75)

7.  Is the information regarding the COST AND INCOME APPROACHES TO VALUE supportable (50, 76)?

8.  Is the RECONCILIATION information logical and supportable (78)?

EXHIBIT 2



VA STAFF REVIEW OF LAPPxe "LAPP, audit questions" CASES
Questions 01 and 02 are intended to verify that appraisal reports were acceptable or made acceptable as a result of lender staff appraisal (SAR) reviews.  Answer "no" to each question when there are deficiencies remaining after the SAR's review.

Question 01 -  Were the fee appraiser's conclusions consistent, sound, supportable, and logical, and was the appraisal report fully completed and prepared in accordance with professional appraisal practices, techniques and prescribed VA instructions?

Question 02 -  Was the appraisal report stamped, dated, and signed by the SAR if it was not issued in TAS and if the SAR amended any portion of the report, was the attachment to the appraisal adequately documented as to the reasons?

Questions 03, 04 and 05 are intended to verify that the SAR's notice of value was properly completed and that any repairs and/or conditions related to the security were properly required by the SAR.

Question 03 -  Was the SAR's notice of value completed in accordance with established VA instructions, including notation of the appropriate specific conditions to be met prior to VA loan guaranty?

Question 04 -  Were the required repairs, if any, listed on the notice of value and were the listed repairs limited to those necessary to make the property conform to the VA MPRs for existing construction?  (If no repairs required and none listed, answer "NA.")

Question 05 -  Was the notice of value issued within 5 days of receipt of the appraisal report or was the file documented concerning reasonable extenuating circumstances which prevented issuance within 5 days?

Questions 06 and 07 are intended to verify that any revisions to the fee appraiser's value estimate by the SAR reviewer were clearly and fully justified in writing and the basis adequate and reasonable by professional appraisal standards.

Question 06 -  Was the SAR's adjustment during the initial review fully and clearly justified in writing on the attachment to the appraisal report or by a SAR Processing Note in TAS?  If real estate market data was used in arriving at the decision to make the adjustment, was such data attached to the appraisal report or otherwise available for forwarding to VA if required , and was the adjustment otherwise acceptably processed and dated and signed by the reviewer?  (Answer "N/A" if there was no adjustment during the initial review.)

Question 07 -  Was the increase in value as the result of the appeal warranted and supported by real estate market or other valid data considered adequate and reasonable 

by professional appraisal standards?  Was the reasoning and basis fully and clearly justified in writing, using an acceptably completed sales comparison grid if appropriate, dated and signed by the SAR?  Was the appeal otherwise acceptably processed, including the attachment of the market data used?  (Answer "N/A" if an appeal in value was not processed.)

Note:  See Step 1 under “LAPP Review Procedurexe "LAPP, case review procedures"” in Section 6.04 regarding the use of this exhibit.   
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