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======================================================== 
Note from the editor:  
This newsletter has two separate sections/documents so the newsletter 
would not be too long. 
1. The main newsletter - this document, Pages 1-16  
2. PDF Addendum for the second article: "Fannie Temporary Appraisal 
Requirement Flexibilities - What They Are and What They Mean For You" This 
article refers to all three documents, the best sources of information on Fannie’s 
Appraisal Requirements. Pages 1-19 Note: Addendum separate from this 
newsletter 
 1.   Fannie Lender Letter LL-2020-4  (9 pages),  
 2. Fannie Appraisal FAQs (6 pages)  
 3. Summary of Appraisal Requirements (3 pages) 
=========================================================== 
How to communicate with appraisers online.   
What's the best way for you? 
 
 Face to face communication is almost gone outside your home. No more live 
meetings, classes, etc. To connect, appraisers can use other methods for personal 
and business connecting.  
 I used to jam with my band and have a weekly lunch with another local 
appraiser. Now, we have been using Zoom every week.  
 I attend a lot of live webinars. My local commercial real estate group met 
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once a month for a long time. Two months ago, we shifted to Zoom meetings.  
 Of course, facetime, Zoom, online classes, webinars, emails and phone 
calls are not the same as face to face. Humans are social. We need face to face 
and physical contact.  
 Sometimes you can meet friends and relatives outdoors with 6 ft. distance. 
This works well. A friend regularly meets her daughters and grandchildren for 
lunch outside one of their homes. It could work with a few local appraisers.  
 
Online communication has significantly increased, even before the 
pandemic 
 I wrote about this topic in the January 2018 issue. There have been changes 
since then, especially in the increasing numbers of blogs, podcasts, etc. 
 The amount of information and opinions is expanding exponentially. I have 
joined many more personal and business-related services since my last article. 
 In this article, I refer to them all as "services". I focus on appraisal related 
services, but most of us, including myself also use them for personal information, 
such as a local NextDoor site, music and pickleball services. 
 Why connect with other appraisers online? There are many numerous 
reasons, especially since many appraisers work solo: get and give advice, see if 
other appraisers are busy or slow, AMC/client issues, USPAP, Fannie, UAD, etc. 
You can do it any time, at your convenience. You can spend just a little time or lots 
of time. Go to the groups below and see which ones you like and try one or two. 
The larger the number of members, the greater the number of postings. 
 I am only listing the ones I subscribe to. Search the services (email 
discussion groups, Facebook, etc.) for other groups. For example, searching email 
discussion group services for the word appraiser resulted in hundreds of groups, 
many of them very small and with little or no recent activity. Searching by "latest 
activity" is a good idea. 
 Each online group is different. 
 
My background online 
 My first online experience was before the Internet browser. An appraiser 
friend showed me how to get access to IRC (Internet Relay Chat) and find 
information. But, it was "command line" or DOS driven and was too much hassle 
for me.  
 I joined AOL and Compuserve in the early 1990s, back when Bill Gates said 
the Internet was a big threat for Microsoft's business. I set up online chats and 
email exchanges for appraisers. 
 When ISPs were available in my city, I set up both my home and my office. I 
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used to travel giving seminars to appraisers on how to use the Internet, using a 
land line to connect. Very slooooow!! 
 I will never forget my first html class. I typed up a few commands and saw 
what I wrote displayed on a page on the Internet. It was magical. 
 When email chat groups, Facebook groups, twitter, etc. started, I signed up 
for them.  
 I started sending my free weekly email newsletters June 1992 and set up my 
first business web site in 1998.  
 When the first web browser was available, I went online and never stopped 
  
Types of online communication 
 There are many methods used by appraisers: blogs, web based forums, 
email discussion groups, podcasts, etc. 
 Almost all allow comments, except for podcasts (some allow comments on 
their web sites).  
 On Facebook, email discussion groups, and Appraisersforum.com 
members start a topic and other members respond. 
 Emailed newsletters such as my Friday weekly free newsletter do not get 
many comments. However, my weekly newsletters are posted on my blog where 
readers can comment. Jonathan Miller's posts are online, but do not allow 
comments and are "one way" communication. However, you can always email 
him. 
 I also subscribe to many email non-appraisal discussion groups, where 
members start topics and others respond. 
 
Appraiser groups - politics, flaming, lurkers, etc.  
 All the groups I belong to have moderators. 
 I have no idea why, but none of the appraisal groups allows political 
discussions. When one starts it is quickly stopped. 
 "Flaming" and personal attacks do occur, particularly on 
appraisersforum.com, but they are quickly stopped on the other groups by the 
moderators. They sometimes remove the person from the group.  
 I am a "lurker". I seldom post anything. I tried when the groups started, but 
when I posted something, often it was too late in the discussion.  
 
Who runs the online services? 
 Now that blogs are inexpensive and easy to use, more and more people 
post on blogs. 
 Other services, such as Facebook groups, are mostly run by individual 
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appraisers, groups of moderators and appraisal vendors. 
 Appraisersforum is a "traditional" forum that started before blogs and is 
owned and managed by Wayne McErley. It is similar to the old "bulletin boards".  
 
What types of posts and comments are made? 
 Posts are typically longer than comments and can be about almost any 
topic. 
 Comments are typically a response to the original post with a headline, 
although comments can wander and get off topic. 
 
How many posts are made in a service? 
 This varies widely. The larger the number of members or subscribers, 
typically the greater the number of posts. 
 This paid newsletter, which started in 1992, is "one way". I send you the 
newsletter and you can contact me. There is no blog for readers to comment. 
 Since it is not free, I don't put it online for everyone to access and post 
comments. However, my free weekly email, started in 1994, is posted on my blog 
where you can make comments. I set up my blog about 5 years ago. I used to post 
them on my web site, started in 1998, but there was no way to post comments. I 
subscribe to some twitter accounts, but don't check them regularly.  
 Podcasts are typically "one way"  However, some podcasts have a web site, 
website page, or blog where you can make comments. 
 Other services, such as appraisersforum.com have many daily postings. 
 Some Facebook and email discussion groups have a lot of posts and some 
have relatively few. 
 
Twitter 
 I have had a twitter account since October 2009. Another appraiser helped 
me set it up. Somehow it got up to over 2,500 followers, even though I did not 
promote it. I only use it to send out my free weekly emails. I somehow was not able 
to fit what I wanted to say in the limited space, so never used it to start 
conversations.  
 Some appraisers have twitter accounts and use them regularly. Check out 
the accounts below and see how active they are, and what are the recent topics.  
 From Ryan Lundquist, who has a more active twitter account, "I like the 
approach to data and personal flavor too. Twitter is not just about posting stats and 
it's especially not about over marketing. It's about building relationships with 
people and creating conversation." 
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 Here are a few of the twitter accounts Ryan follows, plus his account: 
https://twitter.com/jonathanmiller 
https://twitter.com/BrianMelsheimer 
https://twitter.com/NorCalRushfan 
https://twitter.com/PDXAppraisals 
https://twitter.com/MattSSimmons 
https://twitter.com/GustafsonSnoco 
https://twitter.com/SacAppraiser 
 
Online live chats - Zoom, etc. 
 Another local appraiser and I have been meeting for lunch at noon on Friday 
for quite a while. A few weeks of not meeting after our shutdown, we decided to 
use Zoom.  
 We had both been using it to meetup with other people. It worked out great. 
Not the same as face to face, but better than email, text and even phone calls. We 
now eat our lunches together remotely.  
 Zoom is very easy to use. Try it with appraisers, plus family members and 
friends. I am using it for weekly jams with my band mate. Lotsa fun!! Or, for playing 
bingo with 60 people! 
 Of course, checking out the backgrounds in their homes is fun. I watch a 
regular nightly news program where they are all working at home. One of them has 
a sleeping cat in the background. When the cat was missing one day, there was 
lots of chat on social media about the "missing cat", who became famous.  
 I have no idea why so many use book cases in the background. Plus photos, 
and other items on their walls. I keep trying to read them. I gotta get a better 
background… Maybe a virtual one.   
 
How to keep up with your groups, blogs, etc. 
 Methods include: 
- Email notification of blog posts and comments on services such as as email 
newsletters, blogs, forums, email discussion groups, podcasts, etc.  
- Go regularly to the web site that has the service 
- Automatic download podcasts to your phone and/or computer 
 I started with email discussion groups, before the web was available to the 
public. I don't like to regularly go to Facebook, blogs, etc. so I have the posts, 
emails, etc. sent to me by email and filtered to subfolders..  
 Keeping up on the information overload is difficult. For services you are 
already using, it is easy to decide. For new services, you can check it out for awhile 
and then decide. 

https://twitter.com/jonathanmiller
https://twitter.com/BrianMelsheimer
https://twitter.com/NorCalRushfan
https://twitter.com/PDXAppraisals
https://twitter.com/MattSSimmons
https://twitter.com/GustafsonSnoco
https://twitter.com/SacAppraiser
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 Sometimes I decide that it is very useful for me so I use email notifications of 
everything. Other times it is not important and I use a daily email digest, with a list 
of email subject lines. 
 
Using daily email digests or emails of each post for email services 
 I get hundreds of emails daily from various services. I have them 
automatically filtered into email folders. Otherwise, my inbox would be totally 
overloaded. 
 For example, there is a very active NextDoor web site in my city. When it 
started I got an email for every post as there was local news. But, over time it kept 
getting more and more posts, mostly about stuff for sale. So, I changed my 
preferences to daily email digests, which worked out much better. I could scan the 
daily digest for anything I was interested in. When there was news, such as a 
house fire a block from my house, I heard the fire engines and news helicopters. 
Info was posted immediately on the local NextDoor web site. 
 When appraisersforum.com started, I signed up for email notifications of 
every post. But, after awhile, there were way too many, plus too much chit-chat for 
me. So, I quit getting email notifications. However, now I seldom go to the site and 
am sure I am missing a lot of good discussions. 
 
How to get started, if you have never done online appraiser communication 
 In this article, I give you information on many possible groups. Few, if any, 
appraisers follow all the groups. 
 Join one, or a few groups, that seem interesting to you. See if you like it. If 
not, you can unsubscribe or just stop checking for any postings, and try another 
group. 
 If you are already on Facebook, join one, or more, of the appraisal groups, 
as you are used to the Facebook interface. Many require moderator approval to be 
sure that only appraisers can post there. 
 Appraisersforum.com is public on the web. You can see what the topics and 
posts are like. To post anything you must be a member. All the blogs are public. 
 
Blogs 
 Most appraiser blogs are for marketing purposes, marketing to real estate 
agents and possible clients such as attorneys. Some of the blogs have useful 
information for appraisers. I have included them below.  
 There can be quite a bit of communication about a specific blog post. Or, no 
comments.  
 My "blog" is used to post my weekly email newsletters and does not have 
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comments on the current paid subscribe newsletter. The newsletters are way too 
long to comment on one part of the blog. I started it in 2010, with photos and small 
posts, but quickly realized it would take too much time and switched to just having 
a place to put my free email newsletter. Putting them on individual web pages was 
way too time consuming.  
 www.millersamuel.com/note/ - Jonathan Miller Housing Notes. Written by 
Jonathan Miller, SRA, based in New York City, writes about his area (and a few 
other cities) plus info of interest to appraisers, usually in the Appraiserville section. 
This blog-style writing is like mine, but is not in blog format. It is mostly used for 
marketing purposes. 
 I subscribe to the blogs below and receive email notices of new posts. All 
allow comments. 
 www.Appraisersblogs.com - Very active, somewhat controversial. Started in 
2011 by Desiree Mehbod, Virginia Certified Residential, appraising since 1993. 
She does not take advertising. She and her helpers do all the work on the blog. 
 Georgedell.com - George Dell is a long time appraiser and instructor, based 
in San Diego, CA. He has regular blog posts for appraisers. 
 www.georgedell.com 
 Regular blog posts on business and appraisal topics by Dustin Harris, The 
Appraiser Coach. He also has a podcast. 
www.theappraisercoach.com/blog/  
 www.Clevelandappraisalblog.com - Very creative and interesting posts.  
  Tim Andersen. Interesting comments and analysis of USPAP issues.  
www.theappraisersadvocate.com/tims-musings-on-uspap/   
 Ryan Lundquist. Purpose is non-lender marketing in Sacramento, CA area, 
but has posts that are interesting for appraisers. 
www.Sacramentoappraisalblog.com -    

Tom Horne. Purpose is marketing, but has posts of interest to appraisers 
www.birminghamappraisalblog.com/ 
 
Podcasts 
 These are mostly one way communication, with no comments. But, some 
allow  comments. 
 I have listened to the podcasts below and have been a guest on two of them. 
Very well done with good topics. I also subscribe to many business podcasts 
(Freakonomics, Marketplace, etc.) and listen to podcasts on my iphone - in my car 
or while exercising. 
 www.theappraisercoach.com/podcast - regular podcasts on business and 
appraisal topics by Dustin Harris, The Appraiser Coach 

http://www.millersamuel.com/note/
http://www.Appraisersblogs.com
http://www.georgedell.com
http://www.theappraisercoach.com/blog/
http://www.Clevelandappraisalblog.com
http://www.theappraisersadvocate.com/tims-musings-on-uspap/
http://www.Sacramentoappraisalblog.com
http://www.birminghamappraisalblog.com/
http://www.theappraisercoach.com/podcast
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 Tim Andersen . USPAP topics, short and sometimes entertaining, which is 
hard to do with USPAP.   
www.theappraisersadvocate.com/the-appraisers-advocate-3/  
 Phil Crawford. Entertaining and controversial focusing on appraisal topics in 
the news. Phil started as a real estate radio "personality" and is now doing 
appraisal topics. His podcasts are on youtube where you can make comments.  
 www.voiceofappraisal.com 
 
How do the groups differ? 
 They are very different. Some of the factors: 
- Appraiser experience. The email discussion groups and LinkedIn groups attract 
appraisers who have been appraising for a long time and tend to focus on 
appraisal issues. 
- Flaming, negative postings, etc. The larger the group, the more negative 
postings. Some groups attract people who tend to "attack" other appraisers or 
make rude comments. All groups have occasional problems with this. If there is a 
good moderator, it can be handled by kicking the person off the list or deleting their 
comments. Approving every post is the best way, but requires that someone take 
the time to do it. This tends to cut way down on postings. 
- Number of postings. Varies widely, from a few posts a month to hundreds a day. 
- Pre-approval before joining. Some require it and some don't. 
- Finding old postings. You can search Facebook groups, but it is not as good as 
Email discussion groups and Appraisersforum. 
 
What about privacy? 
 Most services for appraisers require using your "real name". 
Appraisersforum.com does not. Sometimes in the email groups you don't know the 
name of the person who posted. The moderator, or someone in the group, 
requests that the person use their real name.  
 The only widely used group that is indexed by Google is 
www.appraisersforum.com. Be careful what you post there. 
 Most of the appraiser Facebook groups are private or "secret".  
 The only communication in this country that is (almost) completely private is 
postal mail. Emails are not private. Internet communications are not private. Phone 
calls can be monitored by government agencies and are accessible by people with 
monitoring equipment. 
 Some of the online services allow the use of "screen names" and others 
require your "real name". Screen names do allow some privacy, depending on how 
your real name is kept private. Appraisersforum.com has allowed screen names 

http://www.theappraisersadvocate.com/the-appraisers-advocate-3/
http://www.voiceofappraisal.com
http://www.appraisersforum.com
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for many years. 
 Most of the Facebook groups only allow licensed appraisers or someone 
referred by a member. 
 The Primary Rule for any Internet communications - chat boards, email 
discussion groups, etc. is that you must assume that any of your communications 
would be published on the front page of the New York Times and indexed by 
Google. 
 
What about groups for personal interests? 
 I belong to groups on Facebook for my personal interests, mostly 
experimental music groups, activities in my small town, and family facebook 
pages. 
 Do you have any personal interests you would like to discuss online? It is a 
very easy way to communicate. 
 
How much time do you want to spend online? 
 There are so many groups, you can spend hours every day online. 
 I am online a lot because of this newsletter, plus the free email newsletter. 
Even without the newsletter I would check the groups I like to see what is 
happening. If business was slow or I was feeling burned out, I would spend more 
time. 
 With many appraisers working solo who don't know other local appraisers to 
contact, online is a good way to replace the office "water cooler". 
 When you need a break, spending a half hour or so online can help. 
 When you need information on a specific issue, search the groups. Email 
discussion groups are good. Appraisersforum.com has the best searching. 
Facebook is limited. 
 
Start your own group 
 If you can't find any groups for Connecticut appraisers, for example, start 
your own email or Facebook group. Send emails to other appraisers asking them 
to join. 
 You can post a message in a larger group to let them know you have started 
a smaller group. A Florida appraiser recently started a Facebook group for his 
area. 
 The key to getting a group started is having someone who will regularly post 
and respond to postings. If you start a group, hopefully you can do this. See what 
types of questions or topics are popular in other groups and make up your own for 
your group. 
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How to find and evaluate groups 
 Some forms software vendors have discussion groups on Facebook or other 
services. Check with your vendor.  
 All the services in this article have good ways to search for groups. See how 
many members there are, typical topics, if you know anyone in the groups, and 
how many postings there are. 
 If you subscribe to a group and don't like it, quitting is very easy. 
 
Using groups to market online 
 Primary Marketing Rule: If no one knows who you are and what you do, no 
one will ever contact you for appraisal assignments. 
 Posting on these groups would be good marketing for you. You can be seen 
as a knowledgeable appraiser and may receive some referrals. 
 You can find out about other appraisers' experience with clients. They are a 
good way to find out about AMCs. You may have a new client contact you, but this 
is unlikely for residential appraisers. 
 Linkedin is sometimes used by appraisers for marketing, particularly for 
commercial appraisers. 
 
Getting advice online - marketing, help with an appraisal problem, etc. 
 Every appraiser needs at least one local appraiser to contact for advice. You 
can use online groups, but posting a question about a local issue is often not 
useful, unless there is someone who will respond who is in your local area. Of 
course, you can get advice on general issues such as USPAP, dealing with AMCs, 
etc. 
 The "quality" of the advice varies widely. The only one that is somewhat 
difficult to use is appraisersforum.com because of the large amount of aggressive 
postings and wide range of knowledge. You have to sort through the postings to 
figure out which are okay and which ones are not. 
 All the other groups discussed in the article are small enough that you can 
figure out which answers are useful. 
 
"Lurkers" and active members 
 All groups have a relatively small group of regular posters and a larger group 
of people who seldom, if ever, post. 
 Most members of a group are "lurkers", like me. I have been using online 
communication with appraisers since I started a weekly live chat group on 
Compuserve in 1993. I have never posted much, usually because by the time I can 
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think of anything to say, it has already been said. 
 However, it is better to post something occasionally, or often, so you will be 
better known and may get some referrals. Plus, it is a lot more fun than being a 
lurker. 
 
Group interfaces 
 On all the groups, you can view them online and receive emails. Because 
some of them are very active, I recommend viewing them online first. 
 If you have been viewing them online, try getting email notices from your 
favorite group, but be sure to set up filters and folders in your email. 
 The Facebook interface is very different than the other groups. Facebook is 
a social media, not based on postings and threaded comments like the other 
groups. 
 The LinkedIn "look" is similar to Facebook, but is for business. 
 Email discussion groups are email-style and are flexible - view by date, view 
threads, etc. 
 All the email discussion groups have a web location, which can be easier to 
search and follow threads. .  
 
Facebook groups 
 Facebook is different than the other groups as Facebook is social media, 
focusing on personal connections. The appraiser groups use the same interface. 
 The appraisal groups require using your "real" appraiser name. 
 There is a search box on the left side of the group home page. 
 To get notifications of all group activity, change your settings - upper right of 
screen. 
 Facebook allows saving posts and comments. Click on the upper right with 
… to access the pull down menu. 
 You can get email notifications of all posts and can see a list of all the 
members. 
 The Facebook groups tend to be newer residential appraisers (since 
licensing) as many older appraisers don't use Facebook. However, there are many 
"old timers" on the appraiser Facebook groups.  
 Many comments focus on handling AMC requests, UAD and lender 
requirements such as Fannie Mae guidelines, AMC hassles, etc. Good place to 
get advice. Moderators try to keep flaming and rudeness down and remove some 
appraisers. 
 Joining is by invitation only in most of the groups. Open only to licensed 
appraisers and the group leaders check each applicant at www.asc.gov. However, 

http://www.asc.gov
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there are AMC employees and managers who are licensed appraisers. 
 Most of the groups started about 7-8 years ago. I have been a member since 
they started. Some are spinoff groups of other Facebook groups. The most active 
groups are listed below. Some have increased membership in the past two years, 
and others are stable.  
 I am a Real Estate Appraiser- The National Appraisal Coalition is the most 
active group with 6,901 members. 
 I Am a Female Appraiser has 1,907 members. 
 100% Real Estate Appraisers has 2,853 members. 
 Mobile Appraisers has 2,200 members. 
 Real Estate Appraisers Forum has 1,444 members.  
 
Appraisersforum.com - the largest group 
 Editor’s Note: I was unable to get current information on this group. Below is 
from January 2018. It is still active.  
 Appraisersforum is the largest group and is much, much larger than any 
other group with 73,383 members. Monthly average postings is over 8,000 new 
posts. Total posts since it started are 2,027,676. AppraisersForum.com was 
registered in 2000, although the owner, Wayne McKerley, had a small forum under 
his other domain going from 1998. 
 Anyone can view the posts, but you must join to post anything. Easy to 
search and good threading. Many different forums, including state forums. 
 I have been a member since it first started. You can get emails with postings. 
You can subscribe to individual topics. 
 There are many, many lurkers like me. Like with any group, there are regular 
posters. 
 However, because of the large number of members, this is the worst group 
for flaming, name-calling, etc. If you are a new member, don't post for awhile as 
newbies tend to get flamed. 
 Most of the forums are indexed on Google, so be careful of what you post. It 
is good to post once in a while to let people know who you are as a marketing tool. 
 
Email discussion group change - very few use Yahoo groups now 
 Yahoo quit saving messages in 10-28-19, so all of my groups, except one, 
shifted to www.groups.io/ or google groups.  
 Only one appraisal group I use, REAA, remains with yahoo.  
 All the other appraiser email groups (and most of the personal groups) I 
subscribe to have shifted to www.groups.io/. To search for groups go to 
www.groups.io/ or type the group's name. 

http://www.groups.io/
http://www.groups.io/
http://www.groups.io/
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Email appraiser discussion groups  
 These are the only online posts I read every day. All of them focus on 
residential issues, but sometimes have commercial and litigation support topics. 
 These have been around for awhile. Not much ranting, etc. 
And well moderated.  
 I have listed the groups I subscribe to. There are many other appraiser 
groups. To find the groups, go to www.groups.io/ and search for the name.  
 All these groups have experienced, knowledgeable appraisers with little 
ranting and are a good resource. 
- National Appraisers Forum (Formerly Inland CA Appraisers Forum). At Groups.io 
Started 2/16/06 by Steve Smith who is still active. 438 members. Before leaving 
yahoo groups, there were many more members, typical when a group moves. 
Many of the members are in Southern CA, but often issues relevant to all 
appraisers are discussed, thus the name change. Name and location are required. 
This is my primary "go to" group.  
- Total, formerly Total2000usersgroup. Started Aug 7, 1999. 2,234 members. 
- Real Estate Appraisers Association. Run by REAA, based in Sacramento, CA. 
Many local topics, but some very interesting discussions of issues important to all 
appraisers. You must include your name and city/state, company name or web site 
URL in your posts. Started Apr 12, 2008. 373 members. To find the group, go to 
groups.yahoo.com and search for the group's name.  
 
LinkedIn 
 I use LinkedIn regularly to find information on someone for articles I am 
writing, or am just curious about. Sometimes the email address is included on their 
Contact information. This is very helpful, as email addresses can be very difficult to 
find. 
 LinkedIn is very different than the other online services discussed in this 
article. It is primarily used by people looking for jobs and recruiters. However, 
putting your profile on LinkedIn lets people know about you. When searching 
someone's name, their LinkedIn profile often comes up high in the search. 
 There are a lot of "endorsements", invitations to join, etc. as it is a business 
networking service. 
 I subscribed to 5-6 groups, but there are few postings now so they are not 
very worthwhile.  
 Individuals, such as Ryan Lundquist and Peter Christensen and George Dell 
sometimes posts info on their profile page, such as their blog posts, comments, 
etc. Readers can post comments. 

http://www.groups.io/
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What about joining, or starting, a local group? 
 Search online to see if you can find a group in your area. Be sure to check if 
it is active (how many members and postings). 
 If you can't find one, start your own local group. A good way to do this is to 
announce in a larger group that you are starting a local group and see if anyone is 
interested in joining the spinoff group. 
 
Which groups are the best for you? 
 Most groups discuss residential lender appraisal issues. Some LinkedIn 
groups are for commercial appraisers and it has specialized groups for litigation 
and reviews. 
 How active is the group? If there are only a few postings per month, you may 
not want to join. 
 Groups and services often have a different "tone" depending on the number 
of members, who manages the group, and who posts most frequently. 
 Do you want to go the group online or receive emails? All of them have both 
options. For example, there are so many postings in appraisersforum I only get the 
messages online and don't get them emailed to me. But, when I participate in a 
discussion, I often check a box at the bottom of the screen that I want to receive 
messages from that group. 
 Be sure to set up email filtering and folders for the active groups if you get 
emails so your email will not be overwhelmed. 
 Another option is to set up an email address just for the groups. If you do all 
your email on your smartphone, you definitely want to do this. For example, a gmail 
account for all your emailed group postings. 
 
What about non-appraiser services? 
 I subscribe to many mortgage and business-related services. Plus services 
for my personal interests such as music and pickleball. All notices are filtered to 
folders so my inbox does not have way too many messages. 
 
Should you go online to communicate with appraisers? 
 Most appraisers like finding out what other appraisers are doing, their 
opinions about Fannie Mae, UAD, AMCs, etc.  
 Some appraisers worry about spending too much time online. Fortunately, if 
you don't get postings emailed to you, you decide when to get the messages by 
going to the web sites. 
 If you don't like one group, there is always another one!! 
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Fannie Temporary Appraisal Requirement Flexibilities –  
What They Are and What They Mean For You 
 
EDITOR’S NOTE: There is a Separate Detached PDF Addendum for the 
documents discussed in this Article  
 
The 3 documents below are referenced in this article, so I set up page numbering 
in the 19-page addendum to help you find the page you want.   
 
Documents:  
1. Fannie Lender Letter LL-2020-4  (9 pages),  Addendum - Page 2 to 10 
2. Fannie Appraisal FAQs (6 pages)  Addendum Page 11 to 16 
3. Summary of Appraisal Requirements (3 pages)  Addendum Page 17 to 19 
 
On the bottom right of each page of the original document there is page numbering 
from that original document (except the last 3 page document which has no page 
numbers) 
 
On the bottom left of the complied PDF, each Addendum page is numbered 
sequentially number, from Page 1 to 19. 
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Looking at the "big picture", Fannie has not changed the URAR since 2005. 
They have been working on a UAD update for two years. But, they had the 
appraisal flexibilities set up on March 23, soon after the first states setup shelter in 
place. The quick response is amazing! The reason was to keep appraisers healthy 
and safe.  
 For this article, I went through written documents and have listened to 
webinars. Information is scattered and can be hard to find. In this article, I write 
about what is relevant for you.   
 Many appraisers are confused about what is happening and what they need 
to do. It is important to NOT use social media as your primary source, as this can 
be extremely unreliable. 
 For "traditional" appraisals nothing has changed. Most lender appraisals are 
for 1004s (condos, 2-4 units) with interior inspections, just like before the virus.  
 However, the new external only and desktop appraisals are NOT the same. 
They are very different from prior to COVID. Unfortunately, many appraisers are 
having problems completing  them correctly.  
 Also, appraisals for new construction requirements have changed.   
 The May issue of this newsletter focused on the External and Desktops, 
including Virtual Inspection Tools. For more detailed information, read it. 
 There are frequent changes and advice from Fannie which I include in my 
free weekly email newsletters. This newsletter only comes out once a month, so I 
am using it to combine all the previous weeks' info into one newsletter. 
 NOTE: I use "Fannie" in this article, however it also includes Freddie (the 
same requirements as Fannie) and FHA and VA requirements, which can be 
slightly different. To see tables for the requirements of all of them, I have 
McKissock tables in the addendum.  
 In this article, I write about the changes and what they mean for you. I also 
include an addendum with relevant documents from Fannie and other sources, so 
you will have the information in one place. 
 
How many desktops and exterior-only appraisals are being ordered now? 
 The numbers vary widely for individual appraisers, depending on the client, 
type of client, etc. It also seems to vary geographically.  
 Overall, relatively few appraisers are getting many of them. The highest 
percent I heard was 20% of orders in a rural state. Here in the Bay Area, few 
appraisers are receiving them, about 1 in 5 to 10 appraisal orders. The rest are for 
full appraisals.  
 I was unable to get any data, by my deadline, from GSEs and lenders about 
what percent of loans used waivers, traditional appraisals, exterior-only and 



  

Page 17  June 2020 Appraisal Today 

 

 

desktops. Also, no data was available on evaluations, as some appraisers are 
doing them for reduced fees.  
 
Plus and minus issues of doing desktops and exterior appraisals 
 Health and safety. Desktops are the safest. Don't have to leave home. 
Exterior is much safer than interior inspections.  
 May have more risk on exteriors if you walk around the outside of the house 
and the owner wants to chat.  
 You have not done many before or did them awhile ago. You Must learn the 
new COVID requirements.  
 Turning them down may cause you to get less appraisals, depending on the 
client.  
 
Plus and minus issues of doing Traditional appraisals 
  Health and safety. Enclosed small spaces, such as homes, are most 
risky due to airborne virus particles. May be hard to get occupants to do social 
distancing and wear face masks. (I recommend bringing extra cloth re-washable 
face masks for them to use. You can re-use them. Disposable masks to give to 
them would be good as well. They are more available on Amazon now. 
 Prefer doing full appraisals. More information, less risky, more certain of 
values, etc. 
 Have been doing them since you started appraising. Know how to do them.  
 Don't have to learn or use any new COVID requirements.  
 Turning them down will probably cause you to get fewer appraisals. 
  
When will the Temporary appraisal requirement flexibilities end? 
 They started March 23, 2020 and were recently extended to June 30, 2020. 
No one has any idea what date they will end.  
 Too many people are fearful of the virus now, including borrowers who don't 
want appraisers inside their homes.  
 I assume it will end when everyone is vaccinated, or when at least 70% of 
the population has been infected ("herd immunity"). I am estimating it will last at 
least until late 2121.  
 If testing, contact tracing, not sending infected people back home but to 
another location, etc. is extended to all locations, it could be sooner. This is usually 
done when  a pandemic starts. This is what was done in South Korea, New 
Zealand, and Taiwan.   
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What forms are used? 
 For "traditional" appraisals, you use the forms you have been using for many 
years. No changes to the forms are required. No changes to appraisal 
requirements have been made.   
 Your software vendor should have forms modified for External and Desktop 
appraisals, including 1004 and 2055 forms. If they have not supplied them to you, 
the modifications are available at www.fanniemae.com/appraisers in Word format.  
 
How are Fannie's changes and advice being communicated to appraisers? 
 Fortunately, they are not as difficult to follow as the stay at home/open up 
orders that keep changing regularly. They can be from many sources: states, 
counties, cities and from Washington administration. In California, they are 
changing on a daily basis.   
 However, the communication is somewhat difficult to follow. Primary  Fannie 
sources are: 
NOTE: Both the below documents are included in the Addendum to this 
newsletter.  
- Fannie's LL-2020-04 - Impact of COVID-19 on Appraisals - the Primary 
document for appraisals - First issued March 23, 2020. Email and posted to 
notices sent on updates on Mar. 31, April 30, May 5. In the Addendum to this 
newsletter. 9 pages. Written for lenders, but it gives you an idea of what it is like for 
lenders.  
  Appraisals start on Page 5. Worth reading, s  
- COVID-19 Frequently Asked Questions - Selling  Most recent version May 5, 
includes lots of non-appraisal FAQs. Appraisal relevant FAQs in the Addendum to 
this newsletter (FAQs 29-61). This is very useful for appraisers. I strongly 
recommend reading the FAQs and highlighting the FAQs that you need.  
 Other sources are not easy to find. Sometimes Fannie appraisal managers 
send out notices/advice, to be distributed through various sources, such as forms 
vendors. When I receive them, I post them in my weekly newsletter.  
 
What's useful on fanniemae.com/appraisers web page? 
 Fannie frequently refers to this web page, but it is somewhat limited and can 
be difficult to use.  
  I have included in the Addendum to this newsletter: LL2020-4 (9 
pages), To: All Fannie Mae Single-Family Sellers Impact of COVID-19 on 
Appraisals and the COVID-19 FAQs, discussed above. These are the most useful 
documents for appraisers.  
   

http://www.fanniemae.com/appraisers
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Also on appraisers page, not included in the separate addendum: 
- Modified Set of Instructions, Scope of Work, Statement of Assumptions and 
Limiting Conditions, and Certification for External and Desktop Appraisals. These 
are Word documents that are required for these appraisals. Your forms software 
company should already have these inserted into to appropriate location in the 
forms. 
- Appraisal Report Instructions for COVID-19 Flexibilities - View video. Text, basic 
and short with no narration.  
- Six Tips for Appraisers on Using COVID-19 Flexibilities - View video. Text, basic 
and short with no narration. 
-  Fannie Mae's COVID-19 update page for additional information. Not very useful, 
only one appraisal document - LL 2020-4 
 Unfortunately, Fannie did not make a longer video available for appraisers.  
 If you are on Fannie's mailing list, you will be notified. Join at the bottom of 
the Appraiser Page. Also, they are always in my free weekly email newsletter.  
 
How do you know what types of appraisals are used for different loans? 
 It is very confusing to many of us. Remember, the lender selects the type 
of appraisal.  
 If the borrower refuses to let you inside, you must contact the lender. Be 
sure to say you can do a desktops or exterior-only appraisals, when needed.  
 The most comprehensive list for Fannie is in LL2020-4, starting on 
Page 5, in the addendum to this newsletter.  
 McKissock has a good 3 page summary, with pages for Fannie, Freddie, 
FHA and VA, included in the addendum to this newsletter, but does not list all the 
possible appraisals that can be ordered, such as desktops and exterior-only. 
 
What about postponed appraisals? 
 Per a recent webinar, one of the presenters mentioned that some lenders 
are postponing appraisals if the appraiser cannot access the interior. You may get 
more business if you let the lender know that you are available for exterior and 
desktop appraisals.  
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Where to find practical information for appraisers on external and desktop 
appraisals? 
 The best Fannie document is the appraisal section of the FAQs above, in the 
addendum to this newsletter. Very good advice and explanation of many topics. 
Some of them are included in this newsletter. I did not include new construction 
and manufactured homes FAQs in this article.  
 Appraisal Buzz Webinars 
- Best Practices for Drive-By Appraisals during the Coronavirus $39. With Josh 
Walitt, who writes and teaches about appraisal topics, 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 
Durbin and Bob Murphy. Ernie has been appraising for many years. Bob Murphy 
was formerly an executive with Fannie and is a long time appraiser. 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, so some information may be out of date, such as the emphasis on the 
Map Reference field. Very good and worth the money. Lots of practical tips from 
experienced and knowledgeable appraisers. 
www.appraisalbuzz.com/product-category/webinars/ 
  McKissock Webinar - Fannie Mae Discusses Temporary Revisions to GSE 
Appraisal Requirements, March 25, 2020. Older, but reviewed recently by Fannie 
and is still ok. Very good. Fannie representative goes over LL 2020-4 page by 
page with some good tips. The most current version in the addendum, with 
changes indicated, so you can see any changes made after this webinar date, 
March 25.  
www.vc5.mckissock.com/vc5/VC/courses/34319/FannieMaeQ1AppraisalUpdate2
5Mar2020.mp4 Dated 3/25/20. Very good. 1 hour long. 
 There have been many webinars since these were done, but none of them 
go into the full details for appraisers.  
 
What about FHA? 
 See the McKissock tables in the addendum to this newsletter, which 
includes FHA and VA. FHA does not use 2055s as their computer system is not set 
up to handle them.  
 FHA recently extended its COVID requirements through June 30, 2020. 
 
 
 

http://www.appraisalbuzz.com/product-category/webinars/
http://www.vc5.mckissock.com/vc5/VC/courses/34319/FannieMaeQ1AppraisalUpdate2
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Why did the GSEs set up COVID-19 Temporary appraisal requirement 
flexibilities? 
 Per LL-2020-04 "During this COVID-19 national emergency, in many cases 
lenders are unable to obtain an appraisal based on a full interior and exterior 
inspection of the subject property. In response, we are allowing temporary 
flexibilities to our appraisal requirements. We are working closely with Freddie Mac 
under the guidance of FHFA (Fannie's regulator) to offer these temporary 
measures." 
 Scott Reuter, Freddie Mac's chief appraiser, says it was to protect the health 
and safety of appraisers.   
 
When desktops and/or exterior-only appraisals cannot be ordered 
 A traditional appraisal with an interior and exterior inspections are required 
for all of the following: 
- Second home purchase transactions with LTV ratios > 85%, 
- Limited cash-out refinance transactions when the loan being refinanced is not 
owned Fannie 
- Cash-out refinance transactions 
 See the table on Page 5 in LL 2020-4 in the Addendum.  
 
Exterior only, no desktops can be ordered 
 For Fannie owned Limited cash-out refis. 
 
Appraisal Waivers 
 Appraisal waivers from LL2020-4 Page 8 
 "Lenders are encouraged to accept appraisal waiver offers when eligible 
and provided through DU (Desktop Underwriter) to address concerns around 
contact between appraisers and homeowners. Lenders are reminded to submit the 
case to DU to determine whether an appraisal waiver is offered before ordering an 
appraisal."  
 "We remind lenders that all Selling Guide requirements pertaining to 
appraisal waivers apply (see Selling Guide B4-1.4-10, Appraisal Waivers). We are 
continuing to monitor the impact of COVID-19 and will evaluate additional 
appraisal waiver flexibilities if the situation warrants such action." 
 Editor’s Note: Lenders are strongly encouraged to do this first, before 
ordering an appraisal.   
 
Are waivers increasing? 
 Fannie is not saying how waivers are determined, of course.   
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 But, According to a recent article in Bankrate, “Richard Pisnoy, a co-founder 
and principal at Silver Fin Capital, a mortgage broker in Great Neck, New York, has 
seen a marked increase in mortgage waivers since the coronavirus began 
spreading. In the past, perhaps only 10 percent of borrowers qualified for appraisal 
waivers. Now, Pisnoy estimates, about a third of borrowers are allowed to skip the 
pre-closing valuation.” ...  
 They “seems to be reserved for properties with lower loan-to-value ratios 
and no other red flags.” 
 For more info use this link.  
www.bankrate.com/mortgages/coronavirus-is-changing-home-appraisals/ 
 
Wells Fargo doing  Exterior-only 
  Wells Fargo says “We took the step to basically do exterior-only, drive-by 
appraisals. For the most part, it’s an appraiser doing a full evaluation but not going 
in the home,” Michael DeVito, executive vice president at Wells Fargo Home 
Lending, told real estate coach Brian Buffini in an April interview posted on Buffini’s 
website. 
 
Why are so few external and desktop appraisals being ordered now? 
 Lenders are encouraged to apply for a waivers first on all loans. This may 
eliminate low risk loans that could otherwise allow exterior and desktops. 
 Per Fannie, for "refinances of non-Fannie Mae owned loans and all cash-out 
refinances, we continue to require a traditional appraisal". This limits the number of 
loans eligible for external and desktop appraisals. However, this  market is 
declining due to increased lender risk.  
 Another reason is that when the alternative appraisals were first sent out 
March 23 in a Lender Letter, the table said: 
Permissible appraisals (in order of preference)  
- Traditional appraisal  
- Desktop appraisal 
- Exterior-only appraisal 
 The Lender Letter from March 23 was updated Mar. 31, 2020 to remove 
order of preference for permissible appraisals. 
 This was interpreted by lenders that the Traditional appraisal was "best". It 
was changed to only Permissible later, indicating all three were acceptable, but 
many lenders missed the change.  
 The GSEs are trying to explain this to lenders so they can order more 
desktops and exterior appraisals so appraisers and borrowers are not exposed to 
health and safety risks.   

http://www.bankrate.com/mortgages/coronavirus-is-changing-home-appraisals/
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 But, it is all much more confusing to lenders, who have to choose. They tell 
appraisers what appraisals to use. 
  
Q47. When obtaining a desktop or exterior only appraisal, does the lender 
need to document that they attempted to obtain a traditional appraisal and 
were not successful due to COVID-19?  
 "No. Lender Letter LL-2020-04, Impact of COVID-19 on Appraisals, lists the 
appraisal types that are suitable for each transaction type while maintaining 
prudent and responsible lending practices. Lenders delivering mortgages with one 
of the permitted flexibilities are not required to provide documentation showing that 
they could not obtain a traditional appraisal due to COVID-19. Lenders are 
empowered to exercise the flexibilities as described in the lender letter." 
 
Will the use of exterior and desktop appraisals increase? 
 A significant increase in refis is expected in 2020 and 2021 due to interest 
rates approaching 3%. The demand for appraisers will skyrocket. Exterior and 
desktops have traditionally taken less time than full appraisals, if only by not having 
to schedule an appointment. Lenders have always been primarily concerned with 
turn time and may order more desktops and exterior appraisals.  
 Also, some appraisers do not accept full appraisals for health and safety 
reasons, particularly since most appraisers are older, with a median age range in 
the late 50s or early 60s.   
 Many lenders are reducing the number of cash-out refis due to the risk. This 
may reduce the number of traditional appraisals ordered.   
 
The new COVID external-only are NOT the same as the "old" 2055 drivebys  
 You CANNOT just drive by, take a photo and assume the interior is similar in 
condition to the exterior.  
 You MUST NOT give a fee discount as you are doing a lot more work. 
Lenders sometimes want this as they are used to the "old" drivebys.  
 I have heard during webinars that interior photos are expected, interview of 
homeowner, lots of research on Google Earth, Street view, aerials, etc. when 
appropriate. LL2020-4 and the FAQs do not give many details about this.  
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What about the “old” drivebys? 
 They are still being ordered by lenders for home equity and other 
non-Fannie lenders. I assume they have not changed in their requirements. Many 
appraisers charge lower fees, like in the past, as no interior inspection is required. 
 
Exterior-only appraisal requirements per LL2020-4, Page 6: 
 Forms used: 2055, 1025, 1075, 2095, and  1004C. You MUST put exterior in 
the Map Reference box.   
 An exterior-only inspection appraisal may be obtained in lieu of an interior 
and exterior inspection appraisal for the following transactions: 
- purchase money loans 
- limited cash-out refinances where the loan being refinanced is owned by Fannie 
Mae 
 Lenders will not receive value representation and warranty relief under Day 
1 Certainty® for loans with exterior-only appraisals. This is a significant minus for 
lenders.  
 Lenders are reminded that the following exhibits to the appraisal report are 
required for an exterior-only inspection appraisal: 
- A street map that shows the location of the subject property and of all comparable 
sales that the appraiser used; 
- Clear, descriptive photographs (either in black and white or color) that show the 
front of the subject property, and that are appropriately identified (photographs 
must be originals that are produced either by photography or electronic imaging); 
and 
- Any other data as an attachment or addendum to the appraisal report form that 
are necessary to provide an adequately supported opinion of market value.  
 
Q43. Lender Letter LL-2020-04, Impact of COVID-19 on Appraisals says that 
reports for desktop appraisals must include subject photos.  
 "What photos are required? At a minimum, there must be a front photo of the 
subject property. Additionally, in order to pass through automated review systems 
used by many lenders and AMCs, it may be necessary for the report to include all 
photos required for an appraisal based on an interior and exterior inspection. In 
such cases, an appraiser should include all photos that are available. Except for 
the required front photo, for photos that are not available, an appraiser may include 
a photo of a statement saying that the photo was not available. " 
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Q44. Does an appraisal report have to include subject property and 
comparable sales photos when the report is an exterior-only appraisal 
assignment 
 "An exterior only appraisal must include a front photograph of the subject on 
a subject photo page. The appraiser may use photos obtained from credible and 
reliable sources to represent the subject and comparables used on the appraisal."  
 "Although not required the presence of a comparable photos page, with 
images, may be necessary to allow the appraisal report to pass automated review 
systems."  
 
Desktop appraisal requirements per LL2020-4, Page 6: 
 Forms used: 1004, 1073, 1025 and 1004C. You must put desktop in the Map 
Reference box.  
 "For purchase money transactions when an interior and exterior appraisal is 
not available, lenders are encouraged to obtain a desktop appraisal rather than an 
exterior-only appraisal." 
 "The minimum scope of work for a desktop appraisal does not include an 
inspection of the subject property or comparable sales. The appraiser relies on 
public records, multiple listing service (MLS) information, and other third-party data 
sources to identify the property characteristics." 
 "When a desktop appraisal is performed, reported on Form 1004 or Form 
1073, and submitted to us through the Uniform Collateral Data Portal® (UCDP®), 
the appraisal will be scored by Collateral Underwriter® (CU®)."  
 "All loans with a CU risk score of 2.5 or less will receive value representation 
and warranty relief under Day 1 Certainty."  "With desktop appraisals, lenders will 
have the added risk management and efficiency benefit of being able to use CU to 
aid in the appraisal review process " 
 Per LL2020-4, page 7: 
 "Each desktop appraisal report must include the following exhibits: 
- A location map indicating the location of the subject and comparables, and 
- Photographs of the subject property. We recognize that it may be challenging in 
some instances to obtain photographs; however, it is expected that the appraiser 
utilizes available means to obtain relevant pictures of the subject property." 
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Q52. If a desktop appraisal is ordered and accepted by the appraiser, may 
the appraiser expand the scope of work to include an exterior inspection of 
the subject property or comparable sales? In this situation, what identifier 
would the appraisal include in the Map Reference # field?  
 "Yes. The appraiser is responsible for determining what is an adequate 
scope of work for any assignment and may choose to expand the scope beyond 
the minimum requirements. In this instance, the appraiser would enter "desktop" 
as this reflects the appraisal type agreed to with the acceptance of the assignment 
and the minimum scope of work required for the assignment." 
 
Q32. How will the appraiser be able to obtain subject photos for a desktop 
appraisal report?  
 "Photos can be obtained from sources such as third-party websites, owners, 
or listing services, etc. NOTE: Any use restrictions on photos must be honored." 
 
Q34. Why does Fannie Mae allow the desktop appraisal for purchase but not 
refinances?  
 "Homes available for purchase are the most likely to have current photos 
and data concerning the subject property. Refinances may have very dated 
information in the MLS, if any at all. Having the appraiser complete an exterior 
inspection provides current information about the home's condition that might not 
be available otherwise. Reminder, for refinances of non-Fannie Mae owned loans 
and all cash-out refinances, we continue to require a traditional appraisal." 
 
A significant recent issue for "traditional" appraisals - you MUST go inside 
the home 
 From an undated emailed Fannie Update received April 10, 2020.   
 "All traditional appraisals require the appraiser to perform a complete onsite 
interior and exterior inspection of the property. A virtual inspection cannot be used 
as a substitute for the onsite interior and exterior inspection for a traditional 
appraisal."   
 "The Uniform Residential Appraisal Report (Form 1004) (along with the 
1073, 1004c, 1025, and 2090) require the appraiser to certify "I performed a 
complete visual inspection of the interior and exterior areas of the subject 
property." Virtual inspections are insufficient to comply with our Form 1004 and 
other interior/exterior appraisal form requirements. " 
 "Additionally, an onsite interior and exterior inspection is required for the 
Appraisal Update and/or Completion Report (Form 1004D) used to confirm 
completion of renovation for HomeStyle Renovation loans. Virtual inspections 



  

Page 27  June 2020 Appraisal Today 

 

 

using video and photographs provided by the borrower or contractor can be used 
to evidence renovation progress to disburse additional renovation funds." 
 USPAP Q&A April 24, 2020 2020-04: Appraisal Development - Personal 
Inspection of Exterior plus Remote or Virtual Inspection of Interior 
 "Question: If an appraiser makes a personal inspection of the  exterior of a 
property as part of a mortgage finance transaction (or in any other assignment) 
and then receives interior photos, video, or other technology-based view(s) of the 
subject, can the appraiser state that they performed an interior inspection?" 
 "Response: No. A personal inspection of the interior of the property by the 
appraiser is not the same as viewing  the  interior  virtually  or  remotely.  It  would  
be  misleading  for  an  appraiser  to indicate that an interior inspection of the 
subject property was performed, when, in fact, the appraiser only viewed interior 
photos, video, or other data from technological solutions. (See Conduct section of 
the  ETHICS  RULE, Disclosure  Obligations of the SCOPE  OF WORK RULE, and 
Advisory Opinion 2, Inspection of Subject Property.)" 
 You CANNOT: 
- Stand outside the house and tell the borrower which photos to take or use 
borrower taken videos.  
- Take photos through the window. 
- Use Virtual Inspection Tools 
 I guess some appraisers are doing this. Don't risk your license!! 
 
Significant recent issue: Map Reference field entries REQUIRED for external 
and driveby appraisals 
 Map Reference - you MUST put external or desktop in the map reference 
field. Per Fannie, "No other entries may be included in this field. It is the lender's 
responsibility to ensure the appraisal is accurately reported." 
 Per Fannie: "This helps identify the scope of work completed. Because we 
are permitting desktop (and exterior) appraisals to be completed on forms that are 
typically used for interior and exterior inspection appraisals, we will be relying on 
the text in the Map Reference field to identify the type of appraisal (desktop) 
completed. It is critical that the Map Reference field show ("desktop") or 
("external") when applicable." 
 
Can you expand your scope of work for external and desktops? 
 If a desktop, for example, can the appraiser expand the scope of work to 
include an exterior inspection of the subject property or comparable sales?  
 Yes. Per Fannie for a desktop: "The appraiser is responsible for determining 
what is an adequate scope of work for any assignment and may choose to expand 
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the scope beyond the minimum requirements. In this instance, the appraiser would 
enter "desktop" as this reflects the appraisal type agreed to with the acceptance of 
the assignment and the minimum scope of work required for the assignment." 
 For an external-only "An exterior only appraisal must include a front 
photograph of the subject on a subject photo page. The appraiser may use photos 
obtained from credible and reliable sources to represent the subject and 
comparables used on the appraisal. Although not required the presence of a 
comparable photos page, with images, may be necessary to allow the appraisal 
report to pass automated review systems." 
 
Q33. What if adequate information is not available for the appraisal?  
 "Appraisers may use information in MLS, reach out to the broker, 
homeowner, public records, and/or other online tools such as satellite imagery and 
street views to obtain the necessary property information. A good faith effort 
should be used to provide information that the appraiser believes is reasonable. If 
adequate information about the subject property is not available, the mortgage will 
not be eligible for sale to us until the appraiser has sufficient information to 
complete the desktop appraisal or an appraisal with an exterior-only inspection" 
 Editor’s Note: This is very relevant for COVID desktops and exterior-only 
appraisals.  
 But, it has always been this way for any appraisal. Over the years, 
occasionally I was unable to obtain enough information for an appraisal for various 
reasons, particularly drivebys. (Back when we had no apps for borrower fotos, 
aerial images, etc. and were told not to contact the borrower). I turned down the 
appraisals. 
 
Another significant issue for some appraisers: Extraordinary Assumptions 
NOT allowed for external and desktop appraisals                
  This issue is very controversial among appraisers. Personally, I never used the 
term. Instead I explained what I did.  
 Q47. Does an appraisal that includes the revised scope of work, statements 
of assumptions and limiting conditions, and appraiser's certifications provided in 
Lender Letter LL-2020-04, Impact of COVID-19 on Appraisals also need an 
extraordinary assumption to address when information was provided by a party 
that may have a financial interest in the transaction? 
 "No. As stated in Lender Letter LL-2020-04, the appraiser's certification #10 
was removed recognizing that the appraiser may have to rely on information from 
an interested party to the transaction (borrower, real estate agent, property 
contact, etc.) and additional verification may not be possible. The removal of this 
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certification acknowledges this could affect the assignment's results. If adequate 
information is not available to complete the appraisal, the assignment cannot be 
completed." 
 Q40. Must a desktop appraisal or exterior-only inspection appraisal report 
be submitted "subject to" an extraordinary assumption? 
 "The revised scope of work and certification removes the requirement for the 
appraisal to be submitted "subject to" an extraordinary assumption. If adequate 
information about the subject property is not available from a credible source, then 
the desktop or exterior-only inspection appraisal is not acceptable. Appraisers 
must have data sources they consider reliable. The assumption that data sources 
are correct is not considered an extraordinary assumption." 
 
Extraordinary Assumptions NOT allowed - interior condition of the property 
- for external and desktops 
 Fannie Appraiser Update. Undated. Received by email on 5-13-20 
 Excerpt: "As Fannie Mae has begun to examine appraisals completed using 
our temporary appraisal flexibilities in Lender Letter LL-2020-04, Impact of 
COVID-19 on Appraisals, one issue we've observed is that some appraisals rely 
on assumptions about the subject property condition. Whether completing an 
exterior-only or a desktop appraisal, the appraiser must have a data source for all 
the relevant characteristics including interior condition. Obtaining that information, 
whether it be from homeowners or other sources, is not only encouraged, but is 
required. This is addressed in the FAQs regarding the temporary flexibilities (Q47): 
 As stated in Lender Letter LL-2020-04, the appraiser's certification #10 was 
removed recognizing that the appraiser may have to rely on information from an 
interested party to the transaction (borrower, real estate agent, property contact, 
etc.) and additional verification may not be possible. The removal of this 
certification acknowledges this could affect the assignment's results. If adequate 
information is not available to complete the appraisal, the assignment cannot be 
completed." 
 
Suggested comments on market conditions uncertainty 
 No one has any idea of the effect of the virus on home values. Definitely 
include a statement in "plain English" prominently in your appraisals such as, that 
this appraisal is for the value and conditions on the date of the appraisal only and 
does not provide an opinion on the future of the market conditions and value of this 
property.  
 Do NOT just say “Due to the uncertainty with the pandemic, it is difficult to 
quantify its impact on today's market as well as the near future”. As a result, some 
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appraisers are adding disclaimers or extraordinary assumptions in an attempt to 
limit their liability due to this uncertainty instead of completing a detailed market 
analysis and acknowledging that the quality of the data is limited and providing a 
well explained reconciliation. This is not recommended.  
 
EDITOR’S NOTE: A future issue will discuss how to explain your market, 
using text, tables and graphs. Another future issue will discuss  
liability issues.  
 
 Below are a sample table and graph from Ryan Lundquist plus a sample 
market analysis statement. Including graphs and tables in your appraisals is very 
good idea to show recent market trends. 
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Example Market Statement  
(from mid-March 2020) 
 This is a good example of an older COVID-19 Market Conditions Statement 
By Ryan Lundquist. For lots more, go to Ryan's blog at 
www.sacramentoappraisal.com  
 NOTE: Today's market has changed a lot from mid-March in many areas. 
This is a good example of NOT using the same boilerplate over and over. You 
MUST keep up with the ever-changing market.  
 In the first couple months of 2020 the regional market had an aggressive feel 
in the light of mortgage rates hovering at historic lows, but in mid-March a 
high-degree of uncertainty entered the market in light of COVID-19. Sporting 
events cancelled and many businesses shut down due to residents taking social 
distancing seriously and the government mandating shelter in place on March 20.  
 In terms of real estate, we've seen over 1,200 listings pulled from the market 
over the past six weeks and within three weeks of March 12th we saw pending 
contracts decline about 45%. Moreover, new listings and weekly sales volume are 

http://www.sacramentoappraisal.com
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down 30-40% from where they should be based on last year. With that said, for the 
past few weeks we've seen pending contracts rise by 10-15% each week, which 
suggests for now that buyers are getting used to the pandemic market. We've also 
seen slightly more new listings, though not enough to satisfy demand, which is 
making the market feel competitive.  
 It is unknown the effect COVID-19 will have on the long-term market, 
economy, or real estate prices, but at the moment buyers and sellers have been 
more hesitant but still present. For now prices look mostly flat as listings and 
pendings seem to be a similar level to recent sales.  
 
Will traditional appraisals be replaced by exterior or desktop appraisals 
after the pandemic is over? 
 No one knows, of course. But, savvy appraisers are charging the same for 
traditional, exterior-only, and desktop appraisals, so hopefully you will get the 
same fees. It will decrease turn time. Lenders have always wanted faster turn 
times so they can be more competitive. AMCs compete with their lender clients on 
turn times. Lenders are concerned much less about fees. Of course, AMCs do 
consider fees. The higher the fee, the less money they make.  
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As you can see below, mortgage applications have been going way up 
and down!! The graph below is for all applications. Purchases have 
been going way up and refis have been going up and down.  There was 
a big drop for one week in April.  
 
The forecast for 2020 is a refi boom with rates dropping close to 3%. 
 
 
MBA Loan Volume Application Index – 1/16 to 4/20 
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