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Virtual Inspection Tools: Drivebys and Desktops  Made Much More 
Reliable 
 
The GSEs had been suggesting that the homeowner could provide photos on 
driveby and desktop appraisals. 
 We all look at lots of interior photos on MLS. Some have virtual staging. And, 
of course, whatever needs work or is outdated does not appear in the photos. 
Asking the owner to take their own photos and email them to you could be even 
less reliable.  
 In March, some companies developed Virtual Inspection Tools, where the 
owner takes specific geocoded photos using a smartphone app.  
 For more information and analysis of external and desktop appraisal issues, 
see the article in this newsletter, " Desktops and Exterior Appraisal (Virtual 
Inspection Tools Can Help!!" 
 Forms software companies ACI and Bradford have them now. A la mode is 
developing one. Anow has one for their customers. Some AMCs are developing 
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them for use by their staff and fee appraisers. 
 For this article, I review Bradford and Clear Capital Tools. Both are available 
to all appraisers. I did not review the ACI tool as it is for use only by their forms 
software customers. AMCs that have them for the use of their staff and fee 
appraisers only are not reviewed.  
 I have been receiving email ads from companies offering this service, but 
when I went to the websitesthere was no contact information, etc. Don't use them 
unless they are from a company with which you are familiar.  
 
Can you use these virtual photos for an appraisal requiring an interior 
inspection? 
 This is not allowed per USPAP. When the assignment requires the 
appraiser to do the interior inspection and photos, use of secondary source photos 
and interior characteristic detailing is prohibited. Google Appraisal Foundation 
Q&As and scroll to 2020-04: "Personal Inspection of Exterior plus Remote or 
Virtual Inspection of Interior." You cannot use video, facetime, etc.  
 You also cannot ask the borrower to take photos or videos or facetime inside 
while you wait outside. 
 
Why are these tools being developed 
  I was surprised to see how many companies are developing these tools. No 
one knows how long they will be in use.  
 Jeff Bradford said he wanted to help appraisers with the requests to have 
homeowners take the photos.  
 Clear Capital developed it for their staff and fee appraisers.  
 At least one other AMC, Clarocity, has a tool for their staff and fee 
appraisers. It may be available for outside fee appraisers in the future. 
 
Geocoding photos is Mandatory. 
 Having the borrower take photos and send them to you is NOT reliable. 
There are definitely fraud possibilities. For example, the borrower could take a 
photo of a neighbor's remodeled kitchen. Or, the interior needs lots of work. Or, the 
rear of the home is in bad condition. 
 Do NOT use photos sent directly from borrowers!! 
  The Tool MUST have geocoding embedded in the photos. A time stamp is 
also useful. If a photo is taken somewhere else, you will know.  
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What about USPAP? 
 I have included an excellent USPAP Q&A from Bradford Software, "USPAP 
Compliance with Homeowner Collected Photos and Data". Contact info for Bill 
King, Bradford's new Chief Valuation Officer, is included at the bottom of the page. 
The one page PDF is attached to the end of this newsletter 
 Two of the 7 Q&As: 
Question #1: Can I use a virtual inspection tool and still comply with USPAP? 
Question #6: What if I complete an appraisal with homeowner supplied photos and 
data and it turns out that problems were missed, such as mold? 
 Note: There is a reference to Bradford's virtual inspection tool in Question 5, 
"The photos and information provided to the appraiser by the homeowner do not 
pass through or get stored by Bradford Technologies or any other party.." This is a 
confidentiality issue. Be sure to check if the tool you use does this.  
   
Who is using these tools to request the photos from borrowers? 
 Lenders, AMCs and fee appraisers can order them for the two reviewed 
below. AMCs are developing their own tools for their staff and fee appraisers. 
 
Who orders the tools? 
 For Bradford and Clear Capital, it can be ordered by any appraiser.  
 Clear Capital is an AMC with connections to lenders. It has set up APIs with 
some of its lender customers to allow the lender to send the Virtual Inspection Tool 
request directly to the owner. The photos and data are sent to the appraiser. 
 Bradford is also marketing to AMCs and lenders.  
 Other lenders and AMCs will probably be using tools by contacting the 
borrower directly and notifying the appraiser, who will receive the report, possibly 
by a link, to a PDF report. 
 
What is the cost? 
 Bradford and Clear Capital are free to all fee appraisers now. Bradford may 
start charging a fee June 1. Clear Capital is also free to AMCs and lenders. 
 
Why are there new virtual inspection tools now? 
 Per Bradford and Clear Capital, it only took a few weeks to develop them 
(working a lot of hours). The computer software interface varies somewhat, but the 
borrower apps are overall similar. The reports sent to the appraiser will vary as 
time goes on. For now they are a PDF format.  
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What about integration with forms software? 
 I assume that ACI and a la mode integrate with their own form software so 
the photos and text will be inserted into the appraisal form, but I was not able to test 
this. 
 Bradford is working on integrating with their software and exporting the data 
in XML format so it can be read with other software programs.  
 
What report/data does the appraiser receive? 
 For the two tools I reviewed, you receive a PDF with photos and data which 
can be copied and pasted into your appraisal.  
 Bradford will soon have a report available similar to their Inspect-A-Lot Ipad 
appraiser inspection software. The data is presented in a specific layout making it 
easier to use.   
 
How do they work? 
 For fee appraisers, they all start from software on your desktop. You login, 
fill out the address of the property, addresses of the owner and the contact person 
at the property (if not the owner). Then an email is sent to the person who will be at 
the property, with a link to the app they will use to take the photos and make any 
comments.  
 If an AMC or lender orders the tool, the email will be sent to the owner and 
the appraiser will be notified. The appraiser will receive the PDF report on their 
desktop software.  
 
Description of Clear Capital: OwnerInsight 
 Clear Capital has an AMC, so it is oriented toward allowing lenders to order 
the Virtual Inspection Tool.  
 The appraiser fills out the form: name, address. It also asks if you are 
ordering on behalf of a lender. The borrower receives an email with instructions, 
plus a text message with a link to the app. When completed, the appraiser receives 
a link to download the pdf report.  
 The borrower must allow their smart phone location services to use the app. 
A prompt is included. Any photo stored on the borrower's phone cannot be used.    
 There is no place on the web site to keep a record of what has been ordered. 
Bradford does have this option.    
 To test it on your own home, go to https://getownerinsight.com/ and click on 
Order Inspection. That's what I did. Then you fill out address, etc. 
 However, for unknown reasons, I was unable to get the link to connect with 
my iphone browser, so I used videos of the app. It is very similar to the Bradford 
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app. I also got a sample report.  
 
Description of Bradford Software: OnSight 
 For more info, go to www.bradfordsoftware.com/onsight/ 
 You must sign up for appraisalworld (free to join and use) to test the 
software. Click on "Start here" on the bottom of the page. Then click on a button on 
the lower right of the page "OnSight Request Homeowner Information" to see what 
you fill out and where your report will be. Very easy to use.  
 The borrower side is a bit tricky. When you open the emailed link, if you are 
using an iphone, you have to download an app, VACAM. You are prompted to click 
to download it. This is to be sure the photos are geocoded. Changing iphone 
security settings for photos can be a hassle, especially if you will only use it to test 
the app. 
 The desktop software has each photo indicated on a map.  
 Test it on your own home. That's what I did. 
 The app is very easy to use. There are a series of questions, such as 
number of floors, number of bathrooms, etc. The photos requested match the 
questions. Photos of front, sides, etc. are also requested. The photos are 
mandatory.   
 It can be exported in GSE MISMO format so that all appraisers can use the 
service regardless of the appraisal software you currently use.  
 
What's the best Virtual Inspection Tool for you? 
 Check out what your forms software vendor has. See if it integrates with 
their software. For example, photos are automatically put into the correct photo 
pages. Descriptions are put into appropriate text locations or you can copy and 
paste them. Be sure that the photos are geocoded. Time stamp is also good.  
 Test the two tools above. See how they compare with your forms software, if 
available. 
 For me, the Bradford tool works best as it keeps a record of what I have 
done and has a map showing the locations of any photos not taken inside the 
subject's home. Plus, I have been using their software since the early 1990s. It will 
have better reports soon and will integrate with their software. It is designed for 
appraisers to use, although it will work for AMCs and lenders as well.  
   
=================================================  
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Desktops and Exterior Appraisals: Virtual Inspection Tools Can Help!!  
 
The COVID Modified Scope of Work requirements are a significant change for 
appraisers. They were made by GSEs, FHA, VA, etc. to protect the appraiser and 
the borrower/occupant from becoming infected with COVID-19.  
 The virus is spread primarily by breathing, sneezing and  and coughing, plus 
surfaces contaminated by the virus and touched by someone.  
 When use of these lender appraisal alternatives first started, I had been 
hearing and reading appraiser comments about these two types of appraisals 
being used by GSEs and others.   
 On one side is "I will only do appraisals with interior inspections" vs. 
appraisers who are willing to do them with virtual inspection tools. Some 
appraisers do both.  
 NOTE: the GSE, FHA and VA requirements vary widely. I have attached 3 
tables at the end of this newsletter. It was done by McKissock and is the most 
readable and comprehensive list I have seen. At the end of this article I have a list 
of useful links, mostly to webinars, and a few comments as I have watched them 
all.  
 Next month I will discuss this topic in much more detail, including recent 
changes, of Fannie's COVID Modified Scope of Work requirements. I will include 
practical advice. I am sure I will have lots more webinars by then.  
 This month, the new Virtual Inspection Tools are a "game changer" as the 
occupant can take specified geocoded photos. It has definitely changed my 
attitude about doing desktops and drivebys. See the previous article in this 
newsletter.  
 Webinars seem to be the main communication method now  for appraisers 
to get advice and tips, plus Fannie FAQs. I have been attending all of the relevant 
webinars. Webinars are averaging 3 per week. Fannie  and Freddie Chief 
appraisers have been speaking at the more recent seminars.  
 
How many appraisers are doing the alternative appraisals? 
 For more survey results see my April 3 free weekly email newsletter. It is 
available at www.appraisaltoday.com below the email signup.  
 Have you been accepting new appraisal assignments from lenders using 
new Fannie requirements? (check all that apply) (1 survey) 
Desktop - 29% 
Drive-bys - 49% 
Traditional 1004 - 66% 

Not doing appraisals during the pandemic crisis 11% 
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Are you doing interior inspections? (3 different surveys) 
Yes 66%, 59%, 59% 
 
Very definite opinions by those who do interior inspections 
 I seldom go to Facebook any more, but am a member of all the larger 
Facebook groups, and some smaller groups. A few weeks ago there was 
somewhat "strong" discussion regarding doing or not doing interiors. It had a very 
"political" feeling. Politics are banned from all the appraiser Facebooks groups and 
other online and email groups. It has always been this way since they started.  
 I recently found discussions on most of the larger groups mostly about why 
appraisers should be doing interior inspections. A few say that coronavirus is like 
the flu and is not a problem or that homes are safer than grocery stores.  
 So, they don't shop at my local grocery stores where everyone wears face 
masks, number of people in the store at one time is limited, early hours for seniors, 
etc. I control where I go and what I do. Too many uncertainties inside a home. Of 
course, because of my scientific background, I know that this world pandemic is 
much more serious than the seasonal flu.   
 I guess the non-inspection appraisers decided to stop getting hassled.  
 There are a few smaller appraiser groups where there are few, if any, 
negative comments on the interior inspection topic.  
 
What will happen when these GSE requirements expire on May 17, 2020? 
 In several webinars I heard GSE representatives stated that "flexibility is not 
intended to remain permanent." 
 Both Fannie and Freddie representatives have said at recent webinars that 
they and their regulator, FHFA, will decide jointly. I assume they will be extended. 
 With refis very strong now, and few purchases, most loans require the 1004 
with interior inspections. See the tables at the end of this newsletter.  
 But, this could change due to considerable pressure to require fewer interior 
inspections due to health and safety issues for the home occupant(s) and the 
appraiser.   
 
How long will these GSE changes last? 
 The pandemic will end, as they all do, when there is a vaccine or treatment, 
or 50-60% of the population is infected. Stay at home requirements keep people 
safe until the vaccine or treatment is available. Ebola has a vaccine. HIV/AIDs has 
very effective medication.  

 GSEs use national requirements. We don't have any COVID national 
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requirements in this country. Some states, cities and counties have started 
loosening their requirements.   
 There is pressure to keep appraisers and occupants of the house safe. Plus, 
some people will not allow appraisers into their homes.  
 Perhaps only exterior and/or desktops will be required for appraisals by 
GSEs, etc., but it would have to be done on a national level. 
 
Why did the GSEs select the term Exterior rather than Driveby? 
 Per Lyle Radke of Fannie Mae, the term driveby has "other connotations 
than appraisal." They selected the Map Reference field as it is not used  much. It is 
more useful to the appraiser than the client.  
 Only two terms are allowed in the field: external and desktop. This lets 
Fannie's software know the appropriate classification and send it to the 
appropriate location in their Desktop Underwriter software.   
 If the appraisal is an interior inspection on the 1004, the field is left blank. 
 
How did the GSEs decide which forms and Scope of Work to use? 
 The GSEs started by looking at purchase transactions. The 1004 with 
interior inspection has been used typically. There is usually information, including 
photos, in MLS and online. So they decided to allow the 2055 form, Exterior only, 
with Modified Scope of Work. It is also used for Refis with no cash out (some 
exceptions - see table attachment to this newsletter, such as loan must be owned 
by GSEs).  
 For some purchases and refis with cash out, the 1004 with interior 
inspection and Modified Scope of Work is required, with some limitations.   
 
What types of forms are used for homes? 
 There are two forms that are used: 1004 and 2055. The forms have been 
modified with COVID Modified Scope of Work requirements. Your forms software 
should have forms with all the changes. If not, go to the Fannie Mae document 
links, listed at the end of this article. You can copy and paste into your appraisals.   
 For both forms, the map reference is used to indicate external or desktop if 
an interior inspection is not done.  
 
What if you are using photos or videos taken by the owner for an appraisal 
requiring interior inspections for lenders, using their certifications? 
    This is NOT ALLOWED. When the assignment requires the appraiser to do the 
interior inspection and photos, use of secondary source photos and interior 
characteristic detailing is prohibited. Google Appraisal Foundation Q&As and 
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scroll to 2020-04: "Personal Inspection of Exterior plus Remote or Virtual 
Inspection of Interior."  
    Or, you are standing outside taking photos through the window or directing the 
owner to do facetime or other videos. 
    Don't risk your appraisal license!! Even if the owner is using a Virtual 
Inspection Tool, it is not allowed.  
 
When are the 2055 forms required? 
 For the GSEs, looking at the tables at the end of this newsletter, you will see 
that the Exterior-only 2055 form is allowed for some purchases and refis.  
 VA allows 2055s when either party does not want to do interior inspection or 
state/local orders do not allow appraisals to do them.  
 
Why are relatively few exterior and desktop appraisals being done now? 
 The refi market is very hot with over 70 percent of loan applications.  
 But, many borrowers want "cash out" refis, which require appraisals with 
interior inspections. 
 Everyone who can lower their interest rate should do it now. Many real 
estate markets will start to decline or are declining now. Prices will be going up for 
few, if any, markets.  
There could be problems qualifying for a mortgage loan if borrowers are not 
working.  
 The GSEs are very selective about which refis qualify for 2055s exterior 
only, using the 2055 form.  
 
Why are so many lenders still ordering 1004 with interior inspections? 
 One reason: The GSEs now  say “Permissible Appraisals”at the top of their 
table in the revised Letter to Lenders LL2020-4.  

When the lender tables first came out, it said “required” or some other term. 
Many lenders are not aware of the change. They thought the “traditional appraisal” 
on top was the best one to use.   
  
Will this strong demand for refis slow down? 
 With so many people not working, there may be difficulty qualifying for a 
loan. The  GSEs etc., could relax their income requirements so more people can 
qualify.  
 There is some talk about lenders cutting back on Jumbo loans due to higher 
risk than GSE, FHA, VA, etc. loans.  
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Many lenders don't sell to the GSEs and may have other requirements 
 You may receive requests for appraisals that do not use the GSE COVID 
requirements.  
 You MUST speak with your clients as they decide what type of appraisal will 
be done.  
 However, many lenders (Jumbo, portfolio, etc.) do use Fannie guidelines. 
  
Who decides what type of appraisal is required? 
 The lender decides, not the appraiser. If you don't want to do interior 
inspections or drivebys, let the lender/AMC know.  
 The appraiser chooses whether or not he/she can do the appraisal. The 
appraiser MUST communicate with the client if he/she is not able to complete the 
inspection (borrower refuses to let in the house, not enough data available, etc.)  
 
Why did I quit doing drivebys in the late 1990s?  
 Why did I quit doing driveby appraisals after doing hundreds of them in the 
1990s? 
 I was not comfortable with assuming the exterior was the same as the 
interior. Most of the homes I appraiser were built prior to 1930 and many were built 
prior to 1915. 
 
Why I would consider doing drivebys now 
 Now, with the virtual inspection tools, I get geocoded photos of specific 
rooms and exterior photos. 
 Today, lots of online information is available such as google street and aerial 
views, building permits, etc. 
 
Why I never did "comp checks", which were desktop appraisals, and why I 
would consider doing them now 
 I tried doing comp checks, but was never very accurate. When I went to the 
properties my comp check values were way off. I never did many desktop reviews, 
so I had little experience. 
 Now, even if a desktop is ordered, I can always driveby the property and see 
what the exterior looks like. Plus, get photos and lots more online resources.  
 
What about non-lender work? 
 Since our lockdown on March 17, I have received very few non-lender 
appraisal requests. I typically get at least 2-3 per week. I suppose everyone wants 
to delay getting an appraisal. 



  

Page 11  May 2020 Appraisal Today 

 

 

 I have not been doing any interior inspections since our lockdown. If they 
could not wait for an appraisal, I was not sure what to do.  
 Now, I will do a driveby appraisal, using a Virtual Inspection Tool. I may also 
measure the exterior to determine an accurate square footage, if public records 
does not appear to be reliable.  
 
What about fees? 
 Some savvy appraisers are charging the same fee for whatever option is 
ordered.  
 There is very strong demand for appraisals now because of the refi boom. 
There is a shortage of appraisers who will do interior inspections. Do not charge 
the same fees you did before the GSEs Modified Scope of Work started. 
 Because of the personal health and safety issues, charge MORE than you 
did before 6 weeks ago for interior inspections.   
 Do not charge lower fees for exterior only and desktop as they are much 
more work now to verify information. Plus, you don't see the all of the interior, even 
with a Virtual Inspection Tool and could miss something. Just Say No if the client 
wants a lower fee.  
 Some lenders see the exterior only drivebys the same as they were in the 
1990s, done on the 2055. Drive by, take a couple of subject fotos, get some comp 
photos, assume the interior is the same as the exterior. Most appraisers charged 
less than for full appraisals. Now, there is a lot more work. Getting photos, 
interviewing the owner, etc.  
 Desktops don't require driving to the subject or the comps. But they do 
require a lot more work than "comp checks". Charge higher fees.  
 
What I would require if I did interior inspections 
 What I worry about most is contaminating other people. 
 It is finally becoming recognized by most people that you must assume 
everyone, including yourself, is infected. 
 Staying at home keeps you safe. Nothing else does. I don't allow anyone to 
come into my home. Today, I would never do an interior inspection because it 
exposes myself and the occupants to contamination. But, I may change my 
opinion over time.   
 If I did interior inspections, I would require all occupants to wear face masks. 
I would have extra unused masks, if they don't have them. I would use a face mask 
myself, probably the N-95s left over from last year's heavy smoke from wild fires 
coming into in my area. I would use a face shield also, for protection if someone is 
coughing or sneezing.  
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 I would use disposable gloves, to keep the myself and the occupants safer. 
The gloves would be used only once. If used twice, you could expose the 
occupants of the home to any virus on your gloves from the previous inspection. I 
would use sanitizer to clean my hands when removing my gloves after the 
inspection.  
 Asking if they feel sick, have been exposed to the virus is better than 
nothing, but many, many people have no symptoms, as we finally have data to 
confirm this. On February 6, 2020, in the Bay Area, a woman died from the virus, 
but no one knew until very recently. She did not have the typical symptoms. 
Recently, autopsy samples revealed she had the virus. The virus also can damage 
hearts, kidneys, etc.   
 
What about USPAP 
 USPAP has never required an inspection of any type. How can you appraise 
a property that has been burned down or partially destroyed? What about 
proposed new construction? 
 The Appraisal Foundation has stated that it is okay to use the revised 
statement that allows the borrower to provide information on these loans. It is 
obviously an ethics issue any other time.  
 
Where to get more information 
 I have attached the best tables of requirements that I could find. One page 
each for Freddie/Fannie, FHA and VA. They are at the end of this newsletter. 
 
How to keep up with all the changes 
 Last week, there were no GSE or FHA changes. That was unusual. But, 
there was an ASB FAQ on borrowers taking interior photos for appraisals requiring 
interior inspections on Friday. FYI, it is NOT ALLOWED because your certification 
states that you personally inspected the interior.  
 This newsletter comes out once a month. To keep up on the changes you 
MUST read my weekly free email newsletter. If you don't want the ads, go to 
www.appraisaltoday.com below the yellow email signup boxes. The past 10 free 
email newsletters are there. You can also read them on my blog at 
www.appraisaltoday.com/blog . Sign up to get notified when a new one is 
published every week.  
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Fannie Mae website -  Impact of COVID-19 on Appraisals 
THIS IS THE PRIMARY RESOURCE FOR GSEs 
www.fanniemae.com/appraisers 
 "We have issued temporary guidance on appraisal requirements, including 
allowing desktop and exterior-only appraisals on many mortgage transactions. 
The guidance is being updated as needed."   
• Temporary guidance (Lender Letter LL-2020-04) Original letter 
• FAQs - Scroll down to appraisal section. Includes new and updated FAQs. The 
link includes the date at the end. For example, 042220 (This means the date was 
4/22/20). 
• Modified Set of Instructions, Scope of Work, Statement of Assumptions and 
Limiting Conditions, and Certification for Desktop Appraisals - copy and paste into 
your reports, if your software vendor has not done this.  
• Modified Set of Instructions, Scope of Work, Statement of Assumptions and 
Limiting Conditions, and Certification for Appraisals with Exterior-only Inspection - 
copy and paste into your reports, if your software vendor has not done this. 
• Video. Appraisal Report Instructions for COVID-19 Flexibilities -The Basics. 
Short. Good. Watch it. Video with music. Not dated, but appears to be relevant 
today.  
• Video. Six Tips for Appraisers on Using COVID-19 Flexibilities - View video • 
Short. Good. Watch it.  
No audio. Not dated, but appears to be relevant today.  
• View Fannie Mae's COVID-19 update page for additional information  
• List of current announcements, regularly updated 
 
Good videos and webinars. I have watched all of them.  
NOTE ON WEBINARS: There are 2-4 of these every week. Subscribe to my 
weekly free email newsletter to see the new webinars.  
 Watch the two Fannie videos above - short and well done. 
 All the webinars below are free, except for two Appraisal Buzz webinars.  
 
Appraisal Buzz Webinars 
www.appraisalbuzz.com/ 
product-category/webinars/ 
• Best Practices for Drive-By Appraisals during the Coronavirus $39. With Josh 
Walitt and Bob Murphy (formerly had executive-level position Fannie Mae and has 
many years of appraisal experience) 4/3/20 
• Best Practices for Desktop Appraisals during the Coronavirus. $39. With Ernie 
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Durbin and Bob Murphy. Ernie has been appraising for many years. About 1.5 
hours long. 4/2/20.  
 I listened to both. They are about 1.5 hours long and were recorded on 
3/31/20. Very good and worth the money. Lots of practical tips from experienced 
and knowledgeable appraisers.  
• Understanding Appraisal Flexibilities During COVID-19  Recorded 3-23-20. 
With Lyle Radke (Fannie), John Brenan (Clear Capital AMC, USPAP expert, 
formerly with Appraisal Foundation) and Jeff Allen (Clear Capital - short demo of 
their Virtual Inspection Tool)   
 
McKissock Webinar -  
 Fannie Mae Discusses Temporary Revisions to GSE Appraisal 
Requirements March 25, 2020.    Slightly older, but reviewed 
recently by Fannie and is still ok. Very good. Fannie representative goes over their 
guidelines page by page with some good tips.  
https://vc5.mckissock.com/vc5/VC/courses/34319/FannieMaeQ1AppraisalUpdate
25Mar2020.mp4 Dated 3/25/20. Very good. 1 hour long. 
 
Appraiser eLearning  
 Go to youtube, then type appraiser elearning. These webinars are more informal 
with some chat. About 1 hour each. No script or powerpoint. Like a conversation 
with questions allowed.  
• A Conversation with Freddie Mac - Scott Reuter, chief appraiser at Freddie Mac. 
4-27-20. Hear what Freddie Mac says, including UAD changes. 
• Appraising in Uncertain Times - Julie Jones, with Class Valuation AMC for 1.5 
years. Experienced appraiser. Formerly with Fannie Mae for 10 years. Spoke 
regularly to appraisers. Gives an AMC perspective. 4-27-20  
 
Appraisal Foundation 
 Go to youtube and search for Appraisal Foundation  
 Update from the Foundation, ASB,& AQB 4/2/20 About 1 hour. 
Covers the ASB, AQB plus other updates. You can see the slides. Scroll through 
looking for pages with USPAP info.  
 
Peter Christensen, Valuation Legal, formerly with Liability Insurance 
Administrators 
Legal and Risk Issues 2.0 for Appraisers Stemming from the COVID-19 Crisis 
(updated from original webinar on 4/10/20). Good advice, includiong statements 
about market uncertainty to include in your appraisals. Google the title to download 
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the slides and view the webinar. Very good. Lots of practical tips from an attorney 
with many years of experience dealing with appraisers being sued and liability 
issues.  
 
Where to get more information 
 Since this newsletter comes out only once a month, it can easily be out of 
date. Plus, it is a major challenge to keep up on all the changes. 
 Here are several sources of links: 
-www.mckissock.com/blog/appraisal/coronavirus-and-appraising-a-resource-guid
e 
- www.fanniemae.com/appraisers 
Note: you may need to copy and paste the long links above.  
 
 
========================================================== 
 
 
Musings on Misleading 
By Timothy C. Andersen, MAI, MSc., CDEI, MNAA 
 
Editor's comments: As you can see below, Tim, the Appraisers Advocate, is 
definitely a USPAP Expert! He is dedicated to helping appraisers keep out of 
trouble with state boards by doing better reports. Also, he consults with appraisers 
to help them on state board complaints.  
 
(Author's note: In this musing is the abbreviation C/IUs. It means client(s) and/or 
intended user(s)). 
 
Until January of 2020, USPAP did not have a formal definition of misleading. 
However, as of January 1st, it now has such a formal definition. 
 
Definition of Misleading 
 To quote from the USPAP document itself, misleading means 
"…intentionally or unintentionally 
 misrepresenting, misstating, or concealing relevant facts or conclusions" 
(emphasis added).  
 Please note two aspects of this definition. The first is that the lack of intent 
to mislead is not a defense. That someone made a simple mistake, for example a 
typo, under this definition could be construed as misleading. There is more on this 
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later.  
 The second aspect is that, because the definition does not specifically 
mention the C/IUs, it is possible to interpret this definition in the light of that the 
appraiser could mislead  
anyone, including the homeowner. This takes on especially pernicious 
ramifications in light of Fannie Mae's certification number 23 which basically allows 
anyone with a functioning kidney to depend on the appraisal report.  
 
How this definition affects state board actions 
 Since this definition does not admit to a lack of intent to mislead then, 
under this definition, anything misleading, misrepresentative, or misstated, could 
be subject to the same sanctions typically reserved for ethical violations of USPAP, 
rather than merely it's technical violation.  
 So that you are aware of what this means, states tend to punish ethical 
violations much more rigorously than technical violations. The reason behind this 
is an ethical violation is one the appraiser chooses to make, thus is intentional.   
 Technical mistakes may be inadvertent; thus, it should receive an inferior 
sanction. However, per the above definition, there is no difference between an 
intentional violation and an unintentional violation. In other words, an unintentional 
violation now ascends to the same egregious level as an ethical violation.  
 
Example: 1004 MC form 
 Consider this example: on the 1004 MC form you mean to enter there were 
five (5) comparable sales in the subject market area during the last 12 months.  
 However, due to total inadvertence, in other words as a mere typo, instead 
of entering the numeral 5 you enter the numerals 5 and 0, thus stating that there 
were 50 comparable sales in the subject's market area in the last two months. This 
is a simple typo. However, it is a whopper of a typo. 
 While this is a simple mistake on the appraiser's part, by the above 
definition, it is the same as an intentional error, thus misleading, thus, to be 
considered as an ethical violation, rather than merely a technical mistake.  
 What is the lesson to be learned from this? Going forward, it may be wise 
to bring in an extra set of eyes to examine the appraisal report critically for such 
errors, even though they are inadvertent.  
 It is likely to be less expensive to bring in such outside consulting expertise 
that it is to pay an attorney to fight the state board and, likely, eventually negotiate 
a settlement.  
 
Analysis of Highest and Best Use 
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 Other aspects of the concept of misleading concern the analysis of the 
subjects highest and best use, as well as its highest and best use as improved. It is 
a common misconception that, if the property is improved, it is not necessary to 
develop an opinion of the site as if it were vacant and available to be put to its 
highest and best use.  
 Nevertheless, this is not correct for at least two (2) reasons. The first is the 
need to make adjustments for differences in the subject site as if vacant, and the 
comparable sites as if vacant. In other words, how is it possible to adjust the 
comparable site to the subject without knowing the vacant values of both?  
 Further, a vacant site value assumes a value as if that site could be put to 
its highest and best use. Therefore, it is necessary to determine the subject's 
highest and best use, as both vacant and as improved, so it is possible to compare 
those two subject uses with those two uses of the comparable sales.   
 The second is that it is necessary to know the subject site's value as if it 
were vacant and available to be put to a higher best use to determine if the 
improvement to the site contribute at least one net dollar to its overall value. This is 
part of the highest and best use analysis of the subject site as it is currently 
improved.  
 These analyses are part of the standard analytical protocols applicable to 
any appraisal for which the standard of value is market value. That this is true is 
borne out in SR2-3.  Starting on line 694 it is clear that, to the best of the 
appraiser's knowledge and belief, the statements of fact contained in the appraisal 
report are both true and correct; and, the appraiser's analysis, opinions, and 
conclusions were developed and the report has been prepared in conformity with 
USPAP.  
 
Highest and Best Use - more analysis needed in reports 
 According to SR1-3(a and b), when necessary for credible assignment 
results in developing a market value opinion, the appraiser must identify and 
analyze the effect on use and value of existing land use regulations; reasonably 
probable modifications of such land use regulations; economic supply and 
demand; the physical adaptability of the real estate; and market areas and trends.  
 When anyone files a complaint against an appraiser, the state will examine 
both the appraisal and the appraisal report to determine the extent of the highest 
and best use analysis, as well as the extent of how the appraiser reports in the 
appraisal report.  
 Even though the five areas of highest and best use analyses are clearer, it 
is rare to find a chronicle of those analyses in the report. In addition, according to 
SR2-2(a)(xii), "When an appraiser develops an opinion of highest and best use, 
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the appraiser must state in the report that highest and best use opinion, as well as 
summarize the support and rationale the appraiser has for that opinion."  
 Further, it is rare to find in the report where the appraiser has summarized 
the extent and rationale for the highest and best use conclusion. 
 Based on the Certification requirements of SR2-3, not to have the above 
two items, as USPAP requires them both in the appraisal as well as the report, yet 
to report the appraiser followed both, is misleading.  
 To mislead the C/IUs is a violation of SR2-1(a). This teaches the Appraiser 
a lesson. He/she must clearly and accurately set forth the appraisal in a manner 
that will not be misleading. Given USPAP's new definition of misleading, it is 
reasonable to conclude that state appraisal boards are going to start enforcing this 
standard rule much more vigorously than in the past when there was no such 
definition. 
 
Highest and Best Use Don't use standardized Boiler Plate 
 Another area of concern is the highest and best use boiler plate found in 
many appraisal reports. Typically, this boilerplate language implies that the 
appraiser has examined the physically possible uses, the legally permissible uses, 
the financially feasible uses, and, via those analysis, form the highest and best use 
conclusion.  
 However, it is likely the appraiser has not examined the financial feasibility 
of an improved property. This is not a particularly difficult analysis; however, most 
appraisers are simply not trained in it. This lack of training is typically not the 
appraiser's choice. Rather, it is simply that typical appraiser qualifying education 
spends little to no time on this topic.  
 Nevertheless, because the subject's highest and best use analysis is the 
third step in the appraisal process, the appraiser is responsible for understanding 
this analytical protocol, and then exercising it credibly.  
 When the appraiser certifies that s/he is competent to form a credible 
value opinion, has followed USPAP in forming a value opinion, and then followed 
USPAP in communicating that value opinion, but this certification is not true, that is 
misleading, for which an appraiser can receive sanction.  
 
What is the lesson learned? 
 What is the appraiser to learn from this? It is most likely that, going 
forward, depending on the boilerplate highest and best use analysis would be 
ill-advised.  
 Therefore, the appraiser may need to make it clearer within the report how 
s/he complied with the five components of highest and best use analysis as set 
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forth in the USPAP document.  
 Then the appraiser needs to make doubly sure that, within the report, is a 
cogent summary of the support and rationale the appraiser has for that 
conclusion(s). To do otherwise potentially opens the appraiser to sanction for 
writing a misleading appraisal report.  
 
Example of highest and best use analysis for a single family residence 
 This musing implies a highest and best use analysis is difficult when, most 
of the time, for a single-family residence, it really is not.  
 Consider this boilerplate: 
"From the inspection of the subject's neighborhood, it is clear the subject, a 
single-family residence, is part of a larger community of other single-family 
residences. Of the sites in the subject's neighborhood, the predominant 
improvement is that of other single-family homes. Since the subject is already built, 
it is self-evident than development of the site with a single-family residence is 
physically possible."  
 "Because the site has an R-1 zoning classification (see earlier analysis of 
the zoning [here by reference]), and a single-family homes already improves the 
site, then the improvements are a physically possible, and legally permissibly use 
of the property."  
 "As part of the analytics of the Cost approach, this report shows the value 
of the site as if vacant. Then, from both the Cost approach <insert site value as if 
vacant separate from the contributory value of the improvements>, as well as the 
Sales Comparison Approach <insert SCA value indication here>, it is clear the 
improvements contribute more than one net dollar to the value of the vacant site. 
This comparison indicates, therefore there is no reason to renovate of replace the 
improvements."  
  "Via this summary of the analyses that went into the highest and best use 
analysis, therefore, the market indicates the present improvements are physically 
possible, legally permissible, and financially feasible.           Therefore, 
it is clear from this market evidence the present improvements are the highest and 
best use of the site as improved". 
 
Conclusion 
 We all understand an appraisal has too many moving parts. Nevertheless, 
it is our job to orchestrate these moving parts into a coherent, credible whole. 
There are many ways to do this.  One of them is to ascertain, via a critical 
examination of the appraisal and report, probably by another appraiser, that they 
comply with USPAP.  
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What Does Fannie Mae Really Want? 
By George Dell, MAI, SRA, ASA 
 
Ann asked me to write this article. She said that for the first time in our history, a 
data scientist is now one of the most important people in the country. He gets 
security protection. Six presidents have consulted with him. His counsel has saved 
lives. His name is Fauci. 
 How does this relate to what we want? Well, it depends on who is we. For 
the corona virus, what we want is less damage overall. But our viewpoint is greatly 
influenced by - our viewpoint . . . 
 In a similar way, when we ask the question: "What does Fannie Mae really 
want?" we must answer: "from what viewpoint?"  
  
THE CORPORATE CONTEXT 
 Asking what Fannie Mae wants should be easy, but it is not. Fannie Mae is a 
corporation. The most obvious first choice, for a private or even "government 
sponsored" enterprise (GSE) is maximizing profit for shareholders. But this is not 
a given.  
 Today, we have "public-benefit" corporations, that allow for public benefit to 
also be a charter purpose. We have public utilities, that are allowed to be a 
monopoly, for a public purpose. They are regulated. 
 What if we have regulator (like FHFA) that oversees two competing 
corporations (Fannie Mae and Freddie Mac)? The regulator responds to political 
swings. In some areas it says (for example): "Cooperate on creating new 
appraisal forms." Then later it says: "you guys should compete - do your own 
forms." We have competing political viewpoints acting on the goals and purposes. 
 Let's drill down. People who control the regulators have different (and 
changing) viewpoints. People who control the corporations have different (and 
changing) viewpoints. So what happens when the economic profit motive is 
tweaked? 
 My first time in graduate school, (before being sent off to Viet Nam as a 
Marine), I was - an economics major. A thesis topic was required. I loved micro 
economics (which later translated exactly into appraisal). I also had a favorite class 
called Welfare Economics, which focused on the individual utility of goods, 
services, and even 'happiness.' The micro aspects, and the how-well-off-are-you 
aspects fascinated me. It brought in psychology and sociology, and the context of 
business organization and even accounting, particularly cost accounting.  
 Microeconomics focuses on scarcity and efficiency. Welfare economics 
broadens the study to include equity, (or fairness - who gets the goodies). 
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 The crossover of the different fields and viewpoints also fascinated me. My 
thesis topic asked a simple, but poignant question: What if profit maximization was 
not the corporate goal? What happens when a strong CEO or chairman or director 
controls a corporation? Is it possible that CEO goals might be different? What is 
the psychology of that? How might that change classical microeconomic 
assumptions? 
 Well, I learned from the then-sparse 'behavioral economics' literature, that 
some studies had shown that the prestige (and salaries) of chief executives were 
more related to sales maximization, not necessarily profit maximization! Hmmm. 
 And there are other people influencing corporations. There are managers. 
There are customers. There are regulators There are administrative employees. 
Sales employees. Technical employees. Communication employees. Education 
employees. Each has a different background and motivation. Each knows its job is 
important. Justifiably so. They are paid to emphasize excellence in their specialty 
and responsibility. Each also has a different personality, life experience, and 
personal context. 
 
THE PERSONAL CONTEXT 
 Different people have different motives in different situations. Humans have 
different underlying keys to motivation. Maslow's hierarchy of human needs starts 
with basic survival, then to levels of psychological needs, and finally to 
self-realization. More recently, psychologists have reduced these to three types of 
motives: biological, social, and personal. The biological/physiological motives 
are pretty much met at the levels we consider here. But social and personal 
motives affect each of us.  
 Social motives include a desire for achievement. Higher in some, lower in 
others. The aggressive motive relates to frustrating situations and blocks to goals. 
(You may have experienced this?) The power motive - the desire to have impact 
on other people - which may be positive or negative. The acquisition motive: 
property, money, or other visible things. Then there is curiosity, the natural desire 
to explore and understand things. And finally, they say is belonging, the tendency 
to affiliate with those similar to us. 
 Personal motives include habits, (good or bad), goals, levels of satisficing 
("good enough"), and attitudes and interests (many of which stem from natural 
abilities and early influences). But habits mostly interplay with motives of which we 
are not really aware. 
 Unconscious motivations can (unfortunately) cause the greatest 
consternation, both in ourselves and in our relationships with others. These are 
mostly repressed, often because we just don't want to face the dissonance 
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between what we do, and what we wish we do. These can easily translate into 
psychological, interpersonal, and medical disorders. Darn.  
The point of all this is that especially in large organizations, different motivations 
(personal, internal and external) have to be somehow be reconciled.  
  
DATA SCIENCE   
 Dr. Fauci is a data scientist. Data science requires data, as well as the ability 
of a person competent in the field of study to formulate the question, analyze that 
data, and turn it into useful actionable information. Dr. Fauci's practice is 
evidence-based public health. He is an expert in communicable disease and 
pandemics. He understands probability and how things may happen. He also 
seems to have a deep understanding that his science can only be one input in to 
the decision-making process that has a political context. 
 He has used the words "evidence-based." Yet he resists flowery words. He 
shudders in the face of loose talk. Yet he strives to complement the motive of hope. 
He copes with politics. He is not a stiff geek. How can this be? How does he blend 
scientific starkness with intuitive intelligence? 
 For generations, doctors used their best careful judgment and experience 
to heal you. But today evidence-based medicine and evidence-based public health 
- not just personal experience - takes the forefront. 
 In valuation, piecemeal forms of data science took control. We call one of 
these AVMs (Automated Valuation Models). They require no physical inspection, 
no real validation or confirmation of the data, and are very fast and cheap. Lenders 
use them in place of human appraisals, and run them to determine whether to use 
an appraiser. 
 Another incomplete form of rational analysis has been appraisal forms. 
These evolved from backs of envelopes, to one pagers with glued-on pictures, to 
versions of "Fannie Mae" forms. These forms were 8 ½ X 14, and fit three comps 
perfectly (one higher, one lower, one 'just right'). Another form of 'restricted 
analysis' has come from the devout use of the accountant's spreadsheet for 
analytics. 40 years ago, spreadsheets were the basis of a revolution in organized 
thinking. Today they inhibit critical thinking, critical analysis, and the possibility of 
reproducible work. 
 The science of data makes possible much more. Freedom from forms and 
other rectangles. 
 
FANNIE MAE CONTEXT 
 So how does data science relate to what Fannie Mae wants?  
 For simplicity, let's say that FNMAs job is to purchase or guarantee loans, 
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then sell packages of loans (or securities) and collect service fees. To see what 
Fannie Mae wants, we need this context. Yet we also have to listen to what other 
stakeholders say. These voices include: 
• the loan originators (mostly banks, large and small); 
• the secondary market securities investors, buying bundles of loans 
backed by mortgages; 
• the regulators, who ostensibly try to make our world safe. 
 So, what are the motives of each of these? Are they influenced by the 
motives of the individuals in charge? More importantly, what one element is of 
common interest to each of these participants? 
 The one element is the measurement of risk. This begins with the potential 
of borrower default, goes to property recovery value in the event of default. (There 
are other forms of risk, but these are key.) Then the risk and returns may be 
transferred (sold) to Wall Street, which also makes risk decisions. 
 
THE RISK CONTEXT 
 The risk of loss passes from the borrower to the originator to Fannie Mae, to 
purchasers of mortgage backed securities (MBS). And then - as we saw prior to 
2010 - to the taxpayer through a "bail out." 
 What started out as a need to buy a home in return for payments transform 
into risk. Pure risk. The trade-off is that of mortgage payments versus the 
possibility of loss of capital. 
 Let's return to the home purchase mortgage. The market price of the house, 
two weeks ago, is only one element of risk calculation. There are several types of 
risk. The most important is the borrower (credit) risk, which might come from loss 
of employment, illness, or other circumstances. There are several types of risk, 
such as interest rate, liquidity, operational, and others.  
 The most damaging risk however, is "market" risk - that the entire market 
declines in price levels. When this happens, there are numerous defaults, and 
even voluntary 'strategic' defaults of 'upside-down' collateral. This is when the 
appraised value, and forecasts of that appraised value, become critical. 
 Conclusion: a "market value" appraisal is but one component of what Fannie 
Mae needs. It is a "supported" opinion. But . . . it has no (zero, zilch, zippo) direct 
input to risk. No input to its own reliability. (Risk and reliability are two sides of the 
same casino token.) 
 
BACK TO THE DATA SCIENTIST 
 What would a competent Dr. Fauci data scientist look like? To answer this 
question, we must know what would be the needed competencies in the field of 
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collateral risk assessment. (Just for individual properties.) Data science requires: 
Complete data sets, computation/interface, and subject-matter expertise. 
 
Data - complete or substantially complete, are available for most valuation jobs, 
instantly.  
Computation - comprising algorithms and human interface models are available, 
cheaply. 
Field-related expertise - is required. So, what does today's expert in modern 
valuation need to know? 
 Let's call today's expert the "Asset Analyst©." The needed knowledge is 
broad and a bit multidisciplinary. In simple terms, appraisers are asset economists. 
The fields include:  
• Models  
• Markets 
• Econometrics 
• Visual interface 
 Models are human decisions on how to approach or adjust to the realities of 
the problem. "The appraisal process" is a model, as are the cost, income, and 
comparison approach models. Model decisions on algorithms are actually simpler 
than the judgment-based processes of old. 
 Markets in real estate have nuances and features of their own. Knowledge 
of property types, locations, and unique features, among other things are 
necessary to simplify the choice of model as above. 
 Econometrics - not appraisal - is the underlying field of expertise, which 
pulls together the models and market knowledge above. While 'econometrics' 
sounds complex (it is), the portion needed for asset assessment is limited, and 
reusable. It replicates well. Econometrics comprises basic math, simple 
descriptive parameters (like mean, median, and variation), and an understanding 
of basic micro relationships between buyers and sellers. 
 Visual interface is how we optimize the computer/human team. The digital 
world is really good at giving us instant complete data sets, and instant consistent 
algorithmic answers. Humans are really good at selecting appropriate algorithms 
(modeling). Humans are also good at generalizing, identifying outliers, unusual 
situations, digging up answers, and creating visual graphs for understanding. 
 
WHAT DOES FANNIE MAE NEED? 
 In my opinion, it is what Einstein said: "Make things as simple as possible, 
but no simpler." 
 What Fannie Mae needs is two-fold: 
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1. Optimize the human/computer team.  
2. Focus results on risk, forecasting, and real-time revaluation. 
 These simple, straightforward goals will lead to the best use of appraiser 
competence. It will create superior results, faster, and enhance the underlying 
business of this GSE, and our government home-loan agencies (VA, FHA, FCA). 
 The data, software, are here. The needed competence is nearby. We need a 
GSE, an agency, or major loan originator to say: "Lets do it!" 
 
About the author 
 George Dell, SRA, MAI, ASA, CRE consults and trains in modern data 
science methods for valuation 
and asset collateral risk.  
 For more info, go to www.georgedell.com. His weekly blog often raises 
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The Basic version is Free 

The Premium version is $39.99 per PC or $59.99 for 3 PCs, both annual payments 

www.malwarebytes.com  

 

By Wayne Pugh, MAI 

Avoiding Malware With Confidence 

 

A healthy computer is essential to a real estate appraiser’s practice, and malicious viruses and 

malware can take your computers down for days.   Malwarebytes  is an excellent program that 

can keep your computer functioning in spite of the daily attacks.   

 

Do your best to ignore the attractiveness of the free version of Malwarebytes, the premium 

version provides several additional forms of protection you should not be without.   

What can Malwarebytes do for you? 

Malwarebytes finds and removes worms, rogues, dialers, Trojans, rootkits, spyware, exploits, 

bots, and other malware.  It quickly finds and removes threats your antivirus can’t find, and all 

in real time on your PC, Mac, iPhone and Android devices. 



  

Page 28  May 2020 Appraisal Today 

 

 

 

Figure 1: Initial Malwarebytes Home menu 

 

Advanced protection from the highest rated provider 

Three proprietary technologies (signature, heuristics, and behavioral) automatically protect 

your local drive and online drive use from malware that some antivirus products don't detect. 

Malwarebytes even protects against attempts to disable the protection that allow the malware 

to proceed with an attack. 

 

Their Anti-Rootkit technology drills down and removes malicious rootkits.  These infections are 

one of the most dangerous forms of malware.   The application further protects you from fake 

websites and blocks malicious websites that can steal your personal financial information or 

identity. Malwarebytes eliminates virtually any attempt to install malicious malware.    

 

Malwarebytes is the most utilized protection from malware attacks.  Malwarebytes product 

stats are very impressive.   



  

Page 29  May 2020 Appraisal Today 

 

 

 

 

 

 

 

 

A real example 

I had my first malware experience a few years ago when a message popped up on my computer 

explaining the computer is infected with the CryptoLocker virus.  The malware had encrypted 

my Word, Excel, and PowerPoint files with a RSA security encryption that was not removable 

without a decryption key provided by the hacker for a fee.  Their hacker’s popup message 

explained they required an electronic payment of one hundred dollars within 72 hours, or the 

decryption key would be destroyed and my files would remain encrypted forever.  Even though 

we learned we could remove the CryptoLocker virus, nothing could be done to decrypt the files.  

So, I had no choice but to pay the ransom fee, and luckily, the decryption process was 

completed successfully by the next day.  I lost the use of my computer for four days.  Ask 

yourself, how would that impact your business?  Other victims have reported their ransom 

attacks had not ended well. Later I found out in a Wired article that this Russian hacker had 

made over $200,000,000 off this scheme and he had franchised it’s use all over the world.    

Lesson learned…stagger multiple backups to multiple drives (local and/or cloud) and hopefully 

you will have an unaffected copy of your files remaining on one of the backup drives.  Be sure to 

stagger your backup intervals to gain some time to discover an attack has taken place.  Also, 

install the most effective malware and virus protection software that finds and removes worms, 

rogues, dialers, Trojans, rootkits, spyware, exploits, bots, and other malware/viruses.  Price is 

not the most important decision point when you have this much to lose.  

Conclusion 

Appraisers will find this software useful in protecting their computer from worms, rogues, 

dialers, Trojans, rootkits, spyware, exploits, bots, and other malware. Be sure to purchase the 

premium version for your computers, phones, and tablets.  The Premium version is always 

checking in real-time, where the Free version requires the user execute the program to have it 

check the computer. 
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As you can see below, mortgage applications have been going way up 
and down!! 
 
 
MBA Loan Volume Application Index – 1/16 to 4/20 
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* OnSight™

USPAP Compliance with Homeowner Collected Photos and Data

April 21, 2020

Question #1:  Can I use a virtual inspection tool and still comply with USPAP? 
Yes, you can! USPAP Standards Rule 1-2 (e), says that an appraiser must “identify, from sources the appraiser reasonably believes to be 
reliable, the characteristics of the property that are relevant to the type and definition of value and intended use of the appraisal…
including its physical characteristics”

Many virtual inspection apps allow the homeowner to use photos from their camera roll or other location. OnSight™ geocodes each 
photo as it’s taken and provides a date/time stamp for each photo. The OnSight™ report includes a map with pins showing exactly where 
each photo was taken, and provides the latitude/longitude of each photo. This gives appraisers confidence that the photos are from a 
source that the appraiser can reasonably believe to be reliable, keeping them in compliance with USPAP.

Question #2:  Am I required to name the homeowner in the Certification for providing significant  
appraisal assistance? 
No, the homeowner is not providing any appraisal assistance, they are simply gathering data and taking photos. USPAP does not define 
“significant real property appraisal assistance”. However, Advisory Opinion 31 states that “assistance is related to the appraisal process 
and requires appraisal competency.” There is no expectation of appraisal competency on the part of the homeowner. Advisory Opinion 
31 illustrates tasks that do NOT constitute significant appraisal assistance and specifically mentions taking photographs of the subject 
property as an example of duties that are not considered significant appraisal assistance.

Question #3:  What if I think the homeowner has found a way to use photos that have been altered? 
The Appraisal Standards Board issued a USPAP Q&A on March 23, 2020 which states, in part, “that it is up to the appraiser to determine 
that adequate information is available to produce credible results.” An appraiser can choose not to rely on information supplied by anyone 
– a homeowner or other third-party – who supplies information that causes the appraiser to doubt its veracity. Further, OnSight™ “times 
out” if the borrower opens the app and doesn’t complete the process within one hour, leaving them very little time to attempt alteration.  

Question #4:  Can I use an extraordinary assumption when relying on homeowner photos and information? 
Yes, the Scope of Work Rule and Standards Rule 1-2 (f )(iii) allow the appraiser to use an extraordinary assumption as long as credible 
assignment results can still be developed. Relying on homeowner photos and information is a lot like using Form 2055 and appraisers use 
extraordinary assumptions on those assignments routinely. In both cases, certain assignment-specific assumptions are made based on 
other relevant facts available to the appraiser, such as public records, previous listings and the appraiser’s geographic competency.

Question #5:  When I use a third-party tool to gather homeowner photos and data, am I at risk of violating the 
Confidentiality Rule of USPAP?
No, not with OnSight™. OnSight™ facilitates a direct relationship between you, the appraiser and the homeowner. The photos and 
information provided to the appraiser by the homeowner do not pass through or get stored by Bradford Technologies or any other 
party. The information belongs to the appraiser for their use in producing an appraisal report of the homeowner’s property. You can be 
confident that no third party is storing, using or selling the homeowner’s information.

Question #6:  What if I complete an appraisal with homeowner supplied photos and data, and it turns out that 
problems were missed, such as mold?  
Several key USPAP items tie together here. First, you should be protected by your Scope of Work Disclosure. Second, you and your client 
agreed to a Scope of Work based on the intended use of the assignment results, so your client and intended users understood the risks 
associated with the agreed Scope of Work which is documented in your engagement agreement. Third, hopefully you routinely use 
language in your report limiting reliance to intended users.  

We believe appraisers should invest an hour in Peter Christensen’s webinar (https://bit.ly/uspapzoom) on Legal and Risk Issues for 
Appraisers Stemming from COVID-19. As they say, an ounce of prevention is worth a pound of cure. 

Question #7:  What other resources should I review to ensure compliance during this pandemic?
Some key resources in addition to the Valuation Legal webinar include USPAP Advisory Opinion 2, USPAP FAQs 190, 191, 227 and 229. 
Fannie Mae Lender Letter 2020-04 updated April 14, 2020 and any other GSE publications on these topics are invaluable since they are the 
primary intended user of most residential appraisal reports.  

Still have questions?  Contact Bill King, Chief Valuation Officer - bill@bradfordsoftware.com



Property Type Mortgage Purpose Inspection Type

Acceptabe 

Forms

Virtual 

Inspection 

Allowed

Modified 

COVID 

Scope of 

Work

One-unit property* Purchase/Refinance** Interior 1004/70 No No

One-unit property* Purchase /Refinance-No Cash Out** Exterior only 2055 Yes Yes 

One-unit property* Purchase/New Construction** Desktop *** 1004/70 Yes Yes

Att. Condominium Purchase/Refinance** Interior 1073/465 No No

Att. Condominium unit Purchase /Refinance-No Cash Out** Exterior only 1075/466 Yes Yes

Att. Condominium unit Purchase/New Construction** Desktop *** 1073/465 Yes Yes

Two-to four-unit Purchase/Refinance** Interior 1025/72 No No

Two-to four-unit Purchase /Refinance-No Cash Out** Exterior only *** 1025/72 Yes Yes

Two-to four-unit Purchase/New Construction** Desktop *** 1025/72 Yes Yes

Manufactured home Purchase/Refinance** Interior 1004C/70B No No

Manufactured home Purchase /Refinance-No Cash Out** Exterior only *** 1004C/70B Yes Yes

Manufactured home Purchase/New Construction** Desktop *** 1004C/70B Yes Yes

Cooperative unit Purchase/Refinance** Interior 2090 No No

Cooperative unit Purchase /Refinance-No Cash Out** Exterior only *** 2095 Yes Yes

Cooperative unit Purchase/New Construction** Desktop *** 2090 Yes Yes

COVID-19 Appraisal Temporary Flexibilities-Fannie Mae and Freddie Mac

Fannie 

Mae/Freddie 

Mac

* including a unit in a planned unit development (PUD) or a detached condominium unit.
**Refinances are limited to various restrictions including if the loan is owned by the respective GSE and LTV thresholds.  Includes New Construction 
& Second Homes ( if specific eligibility requirements are met). Excludes construction to perm loans.
*** Enter "desktop" or "exterior" in map reference

These temporary flexibilities are effective immediately for all Mortgages in process and remain in place for Mortgages with Application Received 
Dates on or before May 17, 2020. The lender determines the acceptable inspection type based on loan eligibility requirements. 
This document is provided by McKissock Learning for informational purposes only. We do not accept responsibility for any omission, error, or 
inaccuracy in this document or any action taken in reliance thereon. Always check the Fannie Mae and Freddie Mac websites for the most current 
information.
Updated 04/18/2020



Property Type Mortgage Purpose Inspection Type

Acceptabe 

Forms

One-unit property Purchase SF forward & HECM* 

Forward & HECM Servicing*

Interior, Exterior only, 

& Desktop

1004/70

Condominium unit Purchase SF forward & HECM* 

Forward & HECM Servicing*

Interior, Exterior only, 

& Desktop

1073/465

Two-to four-unit Purchase SF forward & HECM* 

Forward & HECM Servicing*

Interior, Exterior only, 

& Desktop

1025/72

Manufactured home Purchase SF forward & HECM* 

Forward & HECM Servicing*

Interior, Exterior only, 

& Desktop

1004C/70B

One-unit property HECM, Simple Refinance*** Interior, Exterior only 1004/70

Condominium unit HECM, Simple Refinance*** Interior, Exterior only 1073/465

Two-to four-unit HECM, Simple Refinance*** Interior, Exterior only 1025/72

Manufactured home HECM, Simple Refinance*** Interior, Exterior only 1004C/70B

Yes, if Exterior or 

Desktop**

Yes, if Exterior or 

Desktop**
Yes, if Exterior or 

Desktop**

Yes, if Exterior **

Yes, if Exterior **

Yes, if Exterior **

Yes, if Exterior **

Modified COVID 

Scope of Work

Yes, if Exterior or 

Desktop**

COVID-19 Appraisal Temporary Flexibilities-FHA

FHA

*Desktops and exteriors are not permitted on New Construction, Construction to Permanent, Building on Own Lands and 203(k) purchases. 
**FHA has provided model certifications for the Exterior-Only and Desktop-Only scope of work. Enter "desktop" or "exterior" in map reference for 

respective inspection type.
***Exterior only appraisals are not permitted on Cash out Refinances and 203(k) refinances
No changes are made to Streamline Refinances, which do not require appraisals; or to the appraisal requirements for FHA’s Cash Out refinance
This guidance is effective March 27, 2020 for appraisal inspections completed on or before May 17, 2020.
This document is provided by McKissock Learning for informational purposes only. We do not accept responsibility for any omission, error, or inaccuracy in 
this document or any action taken in reliance thereon. Always check the FHA website for the most current information.
Updated 04/18/2020



Property Type Mortgage Purpose Inspection Type

Acceptabe 

Forms

Virtual 

Inspection 

Allowed

Modified 

COVID 

Scope of 

Work

One-unit property Purchase/Refinance Interior * 1004/70 No No

One-unit property Purchase /Refinance Exterior only** 2055 Yes Yes**** 

One-unit property Purchase/Refinance Desktop *** 1004/70 Yes Yes**** 

Condominium unit Purchase/Refinance Interior * 1073/465 No No

Condominium unit Purchase /Refinance Exterior only** 1075/466 Yes Yes**** 

Condominium unit Purchase/Refinance Desktop *** 1073/465 Yes Yes**** 

Two-to four-unit Purchase/Refinance Interior * 1025/72 No No

Two-to four-unit Purchase /Refinance Exterior only** 1025/72 Yes Yes**** 

Two-to four-unit Purchase/Refinance Desktop *** 1025/72 Yes Yes**** 

Manufactured home Purchase/Refinance Interior * 1004C/70B No No

Manufactured home Purchase /Refinance Exterior only** 1004C/70B Yes Yes**** 

Manufactured home Purchase/Refinance Desktop *** 1004C/70B Yes Yes**** 

VA

COVID-19 Appraisal Temporary Flexibilities-VA

*Interior is required if the property is vacant or if occupied, all parties agree to an interior;  and the state or jurisidiction does not prohibit the appraiser 
from leaving their domicile due to quarantine or shelter in place restrictions or there are not other CDC high risk issues for either party.
** Exterior is acceptable if either party does not wish to move forward with the interior inspection or do not meet the criteria listed above.
***Desktop appraisals will be conducted when the appraiser’s assigned geographic jurisdiction has restrictions imposed by authorities prohibiting 
individuals leaving their domicile, such as mandatory quarantine or shelter-in-place.
**** Enter "Desktop" or "Exterior-Only" in map reference for respective inspection type.  Appraisers are to boldly state “Per Department of Veterans
Affairs, no interior inspection was provided due to COVID-19.”
This guidance is effective April 10, 2020 for appraisals during the national emergency.
This document is provided by McKissock Learning for informational purposes only. We do not accept responsibility for any omission, error, or inaccuracy in 
this document or any action taken in reliance thereon. Always check the VA website for the most current information.
Updated 04/18/2020


