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Desktops - Yes, No or Maybe? 
 
Editor's Notes: Links are at the bottom of this article. I read many documents, 
watched webinars and interviewed knowledgeable people. I think that the desktop 
appraisals will be replaced by hybrid appraisals, which have been in test mode for 
3 years in a "Test and Learn" program with different AMCs and lenders.  
    A primary issue is the reliability of the information provided by the client. They 
should provide a floor plan, exterior dimensions with GLA, interior and exterior 
photos, a description of the improvements, etc., from a Property Data Collector 
(PDC) or very detailed videos and photos.  Requirements used to select the Data 
Collector varies widely. See below. Many banks don't want to hassle with hiring 
PDCs.    
    If you can't get the information you need for the appraisal or the data is not 
reliable, turn down the assignment. The GSEs expect that this will happen.  
 Don't want to say no to desktop appraisals, even though you cannot get 
reliable data? Don't risk your appraisal license for a few desktops where the client 
will not provide adequate information.  
    If you inspect the property, interior or exterior, it is upgraded to a full appraisal. 
Appraiser's Certification #2 states: I did not perform a personal visual inspection… 
This cannot be changed.  
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Desktop orders - how to checkout an AMC or lender, whether or regular 
client or prospect. 
 Regular clients are best as they are on your approved appraiser list. 
 See Page 13 for a list of 7 vendors, with details and links.  
Question 1. Which of the requirements do you want?  
•  What data sources do you consider reliable? 
•  Do you have a recent appraisal you did on the home, with sketch, photos, etc? 
•  Do you trust MLS for all photos and descriptions? 
•  Do you have geographic competency?  
 
Desktop orders - how to checkout an AMC or lender, whether or regular 
client or prospect. 
 Regular clients are best as they are on your approved appraiser list. 
 See Page 7 for a list of 7 vendors, with details and links.  
 
 Question 1. Which of the requirements do you have available now?  
•  Recent appraisal you did on the home, with sketch, photos , etc? 
•  What data sources do you consider reliable, such as public records? 
•  MLS that you trust for all photos and descriptions and a floor plan? 
•  Geographic competency  
 
Question 2. If you don’t have reliable sources for the info below, ask these 
questions before accepting the order. Can they provide what you need? If 
not, you must Say No to the Desktop 
•  A low fee and the client requires you to get a lot of information yourself. 
•  Photos - front, rear, street scene. Interior of main living area, kitchen and all 
baths 
• Floor plan with exterior measurements and square footage calculations (Can be 
on different drawings) 
•  The data (and or photos) you need to fill in Page 1 subject property description., 
including any repairs needed, defects, etc.   
• Does the client have this information from a reliable Property Data Collector 
(PDC) or other source, such as many photos and video? Requirements vary for 
PDCs. If not, who is getting the photos, data, etc. you need?   
• You checked information on the data provider and their data collectors have no 
background in real estate or any type of home inspection. They have limited 
training. 
 Note: PDCs are not required for Desktops, only for Hybrids. 
ANSI vs. new Desktop changes  
 ANSI is not required for the new Desktop appraials.  
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 Fannie does not yet appear to be checking to see if appraisers are using 
ANSI correctly and requiring a correction. I have heard that maybe they will wait 
until 6 months after April 1. 
 
Links to Fannie and Freddie FAQs  
 Fannie About Desktop Appraisals (includes FAQs) 
https://singlefamily.fanniemae.com/media/30361/display  
 Freddie Desktop Appraisals FAQs 
https://my.sf.freddiemac.com/faq/desktop-appraisal-faq  
 
What's the difference between a hybrid and a 1004/desktop appraisal? 
 There is only one difference. Property Data Collection is not required for 
1004/desktop appraisals.  
 They are required for hybrids. Unless you want to take the time to get a floor 
plan, sketch with exterior dimensions, use MLS as your primary data source for the 
subject description on Page 1 of the form, Q and C ratings, etc. (assuming they are 
available), JUST SAY NO!! 
 
How many appraisers have done desktops? 
 At the recent ACTS national conference, per Scott Reiter, Freddie chief 
appraiser, in a recent webinar said that a room with about 300 appraisers maybe 
5-10 raised their hands when asked if they have ever done one.  
 
Significant problems with recently submitted desktop forms, per GSEs 
• Not reading the Scope of Work and Certifications. 
• No floorplan, sketch, etc. 
• Failing to meet the minimum photo requirements. 
• Using addendums (from their templates) that discuss all the things they did and 
did not do during their inspection (that never occurred). 
• Failure to complete the top of  
page 3. 
• "Cloning" old desktop forms 
Note: Geographic competency is required before accepting the assignment, the 
same as all other GSE appraisals.  
 
Who is doing desktops? WorkingRE Survey, March 2022 
Q2 Do you intend to do Desktop Appraisal Reports? 
-Yes  16.19% 
-No  53.52% 
-Not sure 30.29% 
and need more information  

https://singlefamily.fanniemae.com/media/30361/display
https://my.sf.freddiemac.com/faq/desktop-appraisal-faq
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Q4 If you will do Desktop Appraisal Reports, indicate your approximate fee relative 
to your current full 1004 UAD fee 
-20% or more 5.75%  
-15%  5.28% 
-10%  9.37% 
-5%  3.38% 
Same  29.24% 
+5%  0.42% 
+10%  2.79% 
+15%  0.42%%  
+20% or more 4.69% 
Other  2.31% 
N/A I won't do them 36.36% 
 
Q6 If you are not willing to do Desktop Appraisal Reports, why not? 
- N/A, I am open to desktop appraisal assignments 17.55% 
- Don't want headache of dealing with buyers, sellers, realtors to collect my data 
43.09%    
- Liability concerns related to incomplete or inaccurate data from other parties 
71.84%   
- Absence of field work will compromise my geographic competency 36.91% 
- Believe it's bad for the profession 50.32%    
- Inadequate Fees 43.50%  
 Total respondents 1,778 listed by state. This report also includes hybrid 
appraisals, but the results are very similar to desktop appraisals.   
www.workingre.com/2022-desktop-and-hybrid-appraisals-survey-results/  
 
Detailed summary of requirements  
• Use Form 1004/Desktop (no other form is allowed). 
• No physical inspection of the subject property; data may be provided by various 
parties (buyer/seller agent, homeowner, builder, appraiser files, etc.) and through 
secondary data sources (public records, MLS, internet, etc.). 
• Must include floor plan with interior walls and exterior dimensions (you can have 
separate drawings - floor plan and sketch). Must include ADU floor plans. Not 
included: outbuildings, offices, garages, etc.  
• The appraiser must have sufficient information to develop a credible report. 
• Location map (Per Freddie) 
• Data provided by parties with a financial interest in the sale or financing of the 
subject property must be verified by a disinterested source. (Source: Fannie About 
Desktop Appraisals) 

http://www.workingre.com/2022-desktop-and-hybrid-appraisals-survey-results/
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• Comp photos: You don't have to drive by the comps for a desktop appraisal. Use 
MLS or Google..  
 Property Data Collectors are NOT required for desktops. However, I 
recommend taking desktop appraisals from clients that provide this. This data is 
required for Hybrid appraisals.  
    ANSI Z765-2021 standard and exception code (GXX001 in the Additional 
Features field) is not required for desktop appraisals, but encouraged when 
feasible. Source: B4-1.2-02, Desktop Appraisals (04/06/2022) Fannie Selling 
Guide. 
   See below for how to get this information. You decide if it is adequate for you to 
undertake the appraisal.   
 
When did the new Desktop form go into effect? 

Fannie Mae included a desktop appraisal option in Desktop Underwriter® 
(DU®) beginning the weekend of March 19, 2022.      
 Freddie Mac said, "The desktop appraisal, completed on new Guide Form 
70D, Uniform Residential Appraisal Report, will be available beginning March 6, 
2022, for new loan applications and resubmissions to Loan Product Advisor." 
 
Why did the GSEs decide to use the new desktop appraisals? 

Per Fannie, the Covid Desktops worked well, so they decided to use 
desktops.  
 For the Covid desktops, appraisers "guided" the owner to take the 
necessary photos. The app uploaded the photos to the appraiser. To get the 
necessary information for the appraisal, appraisers used MLS, public records, 
interviewing the owner, etc.  
    "An interesting thing to note is that approximately 30% of the appraisals 
submitted using the COVID-19 Temporary Flexibilities voluntarily included 
sketches; many of you are already using resources beyond a physical inspection 
for support!" Source: March 2022 Appraiser Update 
 
How is the new desktop form different from the Covid Desktop form?  
 The Covid desktops were retired on May 31, 2021. 
    They required appraisers to report desktop appraisals on the standard URAR by 
inserting a modified set of instructions, the scope of work, statement of 
assumptions and limiting conditions, and certifications into the comment 
addendum.  
    "First, we did not create new forms for the COVID-19 
flexibilities because they were temporary. It takes time to create new forms; we 
began work on the 1004 Hybrid and 1004 Desktop in 2018. But we needed a fast, 
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flexible solution to react to the pandemic's rapidly changing circumstances. So, we 
created mandatory disclosures for appraisers to make within existing UAD forms."  
    "Second, the COVID-19 certifications did not include 
Certification 10 so that you can utilize information from interested parties."  
    "The new form includes Certification 10: 'I verified, from a disinterested source, 
all information in this report that was provided by parties who have a financial 
interest in the sale or financing of the subject property." Source: Fannie Appraiser 
Update, March 2022.    
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Eligible Transactions 
    Editor's note: In my opinion, there will not be many of these desktop appraisals 
done. Lenders rarely used the Covid desktops and this new desktop only applies 
to purchases with strict requirements.  
    To be eligible for a desktop appraisal, transactions must meet the following 
criteria: 
• One-unit property (including those with an ADU and units in a PUD),  
• Principal residence,  
• Purchase transaction (including new construction),  
• LTV ratio less than or equal to 90%,  
• DU loan casefile that receives an Approve/Eligible recommendation. 
 
Ineligible Transactions 
    The following transactions are not eligible for a desktop appraisal: 
• Two to four-unit properties; 
• Condo and co-op units; 
• Manufactured homes; construction-to-permanent loans (single-close and 
two-close); 
• Second homes and investment properties; 
• all refinances; 
(More details in Fannie Selling Guide B4-1.2-02, Desktop Appraisals: google the 
name) 
 
The desktop appraisal (Freddie Form 70D) requires the appraiser to include 
a floor plan. Is the floor plan different than a building sketch? 
    Yes, the floor plan is different than the building sketch. A building sketch is an 
exterior perimeter drawing of the dwelling, reflecting the outline of the property. 
The floor plan is an interior detail of the dwelling's layout. By including interior 
walls, the floor plan shows the relationship between rooms and reflects interior 
flow. Windows, doors, bath fixtures, appliances, and the like do not need to be 
included on the floor plan, unless their location affects the appeal, marketability, or 
value of the property. Source: Q3 Freddie 
 
If the appraiser receives a floor plan from a third party, can it also be used to 
fulfill the requirement to provide a building sketch? 
    Yes, provided it includes exterior dimensions that the appraiser can use to verify 
the gross living area (GLA) of the subject property. Source: Q4 Freddie Note: They 
can be different - floor plan and sketch with dimensions and GLA. 
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Are Extraordinary Assumptions allowed? 
    The Fannie Selling Guide B4-1.2-02 says: "Extraordinary assumption(s) or 
appraisals made "subject to" verification of the subject property's condition, quality, 
or physical characteristics are not permitted." Per the GSEs, the data sources are 
considered reliable. An EA is not necessary. 
    For example, you would not use an EA for MLS or public records.   
    "The Scope of Work addresses that the information has been provided to the 
appraiser and the appraiser is relying upon that information for its analysis. As long 
as the appraiser has sufficient sources to verify the information s/he is relying 
upon, then the appraiser is not responsible if that information s/he is relying upon 
turns out to be inaccurate." Source: 15-page article, "Scope of Work and the 
Hybrid/Desktop Appraisals" written by Denis Desaix, MAI, SRA  
 
May an appraiser make assumptions regarding the characteristics of the 
property, such as condition, quality, room count, amenities, finished 
basement, etc., without a data source? 
    It is unacceptable for the appraiser to assume the condition of the property is 
"average" or "similar to the exterior of the home." If adequate and verifiable 
information about the subject property is not available from credible sources, then 
the desktop appraisal is not acceptable.  
    Appraisers must have data and verification sources they consider reliable. 
There will be instances where it is not appropriate for the appraiser to perform the 
desktop appraisal and the Seller must obtain an interior and exterior inspection 
appraisal (Form 70). Source: FAQ 9 Freddie  
 
Can an appraiser complete a desktop appraisal if they are aware of the 
existence of minor repairs, deficiencies, or deferred maintenance? 
    "Yes. Freddie Mac allows an appraisal to be completed "as is" for an existing 
property when there are minor repairs or deficiencies or deferred maintenance. 
The appraiser must make appropriate and supported adjustments for these 
conditions in the appraisal report when necessary. However, it is up to the 
appraiser to determine whether additional information, that may include the 
appraiser's personal inspection of the subject property, is necessary to assess the 
impact of the conditions." Source: Q11 Freddie  
 
There are four fields at the top of the Additional Comments Section of Form 
70D. What are the purposes of and requirements for these fields? See table 
at the end of this article, Page 17.  
 "These fields should not be confused with the Assignment Type fields on 
Page 1 of the appraisal report. We are requiring Form 70D to include specific 
information in the four fields located at the top of the Additional Comments Section 
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on Page 3 of the appraisal report to ensure accurate delivery and monitoring of 
desktop appraisal reports." 
 "The following table identifies the specific fields and the information that 
each field must contain. The appraisal will reflect the appropriate selection based 
on whether the appraiser has performed a prior appraisal on the subject property 
and is using that information to complete the current desktop assignment or has 
not completed a prior appraisal on the subject property and is relying on 
information from other sources (e.g., tax data, MLS, data cooperatives, etc.)." 
 Four boxes: Appraisal Assignment Type, Subject property inspection type, 
Subject property data collection date, Subject property Collection Workforce 
Source: Freddie FAQ 15 
 I found a lot of different answers when trying to find out how to fill out the 
boxes at the top of Page 3.  See Page 9 for the best illustration I could find.  
 Notes on table: NULL means leave blank.  
 Most desktops will not have another appraisal available and will use Other in 
Data Collection Method. The Appraisal Assignment Type will be Desktop 
Appraisal for all desktops.  
 NOTE: your forms software should have drop down menus for these fields 
on the top of Page 3 1004/Desktop form. 
 
What about getting data to complete the subject property description on 
Page 1 (same as full URAR appraisals), Q and C ratings, floor plans, exterior 
measurements, and GLA, and photos?  
    What if your client asks you to do all this? How accurate is your assessor? Does 
it have reliable floor plans with exterior measurements and GLA online? MLS sells 
homes. Does it mention upgrades and defects or problems? Do the photos look 
like what is really there on the interior. Does it have a photo of the rear of the 
subject?  
    Are the listing agent and seller unbiased reliable sources for validation?  
 
What is the effective date of the appraisal? 
    The effective date is the same as the date when the appraiser developed the 
opinion of market value communicated in the report. This is neither a retrospective 
nor a prospective value. Editor's comment: The date I complete the report is my 
effective date. I don't finalize my value until then. Your effective date may be 
different. 
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What is the difference between a floor plan and a sketch? 
 A sketch (also referred to as a "footprint sketch") must illustrate the subject's 
exterior footprint (walls) 
with dimensions for all levels of the dwelling unit(s). It must also display the 
calculations showing how the gross living area was determined. These need to be 
legible, which, in some cases, may require the exhibit to be spread over several 
pages. 
    A floor plan is more comprehensive, showing interior walls to illustrate the 
functional utility of the home. In addition to the requirements for a sketch, the floor 
plan must also include the following: 
• interior walls, 
• doorways, 
• staircases, 
• exterior ingress/egress, and 
  labels for each room. 
    These additional items for the floor plan do not require dimensions (except as 
necessary for the calculation of GLA) and do not need to be precisely scaled so 
long as they provide a true representation of the flow of the house. 
 Source: Fannie 
    Editor's note: Floorplans of ADUs must be provided. 
 
What is the lender's responsibility? 
    Per Freddie and Fannie, "The lender remains responsible for the description of 
the property, and the accuracy and of all data on the appraisal that pertains to the 
property. This includes the quality and condition ratings,"  
 
What's happening with hybrid appraisals? 
    Some AMCs and lenders have been testing them for about 3 years in limited 
areas in the GSEs Test and Learn program. The forms are very similar to the 
1004/Desktop. The hybrid forms are not currently in use by lenders.  
 
Does Certification 10 allow an appraiser to accept information about the 
transaction from someone with a financial interest (i.e., homeowner, real 
estate agent)? 
    Yes, provided the appraiser verifies the information through a disinterested 
source. NOTE: Verification should not be confused with re-creation. Appraisers 
have broad discretion in how they verify and what sources they consult. Examples 
of verification sources include websites with aerial or street-level photos, floor 
plans or imagery generated by third-party applications (commonly known as 3D 
scans), remote viewing through virtual inspection technologies, assessor data, or 
prior appraisal assignment results. Source: FAQ 4 - Fannie  
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How to verify 
    There are many methods mentioned. What do you consider reliable? I was not 
able to obtain much useful information on this topic.  
    "Verification" is often "gray" or uncertain. 
    This is not only required for the information provided by an interested party, it 
also applies to double-checking information from a neutral source which may not 
be reliable, such as public records.  
    MLS may or may not be reliable. The agent for the subject's listing would not be 
an independent party, but you could see if the photos and information matches 
your other information. 
    That you did a previous appraisal on the subject property is not very likely on a 
purchase. Desktops are only done on purchases. 
    Public records - reliability varies widely. How accurate are they for the subject's 
city/neighborhood?  
    Interviewing listing or selling agent or the seller. Not independent, but it has 
been mentioned as a method. You could use it to compare with other data you 
have. 
    Google Earth - best to use Google Earth Pro. You need the date of the image. 
    Google Street View - may have the wrong photo. Sometimes multiple homes are 
in the image. You need the date of the image. 
 Bing and Birds Eye View may work also. I have heard that other aerial 
photography resources may be available.  I don’t have additional information yet. 
 
If an interested party to the transaction provides the appraiser with a floor 
plan generated using 3D scan technology, does it have to be verified? 
    Regardless of who provides the 3D scan application output to the appraiser, the 
content itself is generally controlled by the software providers who are not 
interested parties to the transaction. So, the appraiser's obligation under 
Certification 10 to verify information from interested parties would not apply. 
However, the appraiser should analyze them in context of the body of information 
available in the normal course of business, the same as with any other data. 
Appraisers are always expected to make their own determinations and comply 
with USPAP. Source: Fannie FAQ 7 
   On Page 12 are comparisons with URAR statements 
    You can look at the modified versions (without strikeouts) in pages 4, 5 and 6 of 
the Desktop form.  
 



  
Page 12  May 2022 Appraisal Today 
 
 

Is additional verification required when photos are obtained from an 
interested party?          
    Photos taken during a live walkthrough of the subject are considered an 
appraiser observation during a live event, and do not require further verification. 
Photos obtained without direct observation from the appraiser may require 
verification. Source: FAQ 9 Fannie  
 
Is a full floor plan with interior partitions required for outbuildings, such as 
toolsheds, offices, and garages? 
    No. A full floor plan is not required for outbuildings (except in the case of an 
outbuilding containing an accessory dwelling unit). A separate software-generated 
footprint sketch that includes exterior wall dimensions must be provided. Source: 
FAQ 10 Fannie 
 
Liability  
    Reference the above statements to explain exactly what you did. Most sources, 
webinars and brief comments have said that these statements should work for 
liability. I did not ask an attorney about them.  
 GSEs have said there is a small, insignificant, difference between personal 
inspection and the reliable data source. 
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Additional change to Appraiser's Certification #2 (strikeout version not available) 
Changes in italics for the Desktop version.  
 
2. I did not perform a personal visual inspection of the subject property as part of this 
appraisal assignment. I reported the condition of the improvements in factual, specific 
terms, relying on subject property information from third party data sources. I reported the 
physical deficiencies that could affect the livability, soundness, or structural integrity of 
the property. 
 
From URAR 
2. I performed a complete visual inspection of the interior and exterior areas of the subject 
property. I reported the condition of the improvements in factual, specific terms. I 
identified and reported the physical deficiencies that could affect the livability, soundness, 
or structural integrity of the property.
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Vendors and AMCs who Provide Property Inspection Collectors (PDC) and 
Reports (PDR)  
 Do not accept a Desktop appraisal without obtaining reliable information 
from the client with a trained Property Inspection Collector, unless you have 
sources for the information, such as your recent previous appraisal of the subject. 
    AMCs who have been doing Hybrid appraisals during the test period have 
typically established panels of PDCs to floor plans, exterior dimensions and 
square footage,, all photos, plus information to complete the subject description on 
Page 1. 
    The qualifications and experience of the property inspectors vary  
widely.  
 The list below is from Bradford Video, "Floor plans for desktop appraisals.” 
With 7 vendors. www.vimeo.com/692030955   .      
 Most, or all, of these companies do background checks, which  lenders 
want. Qualifications vary widely.   
    The names and times these vendors started speaking at the webinar: 
• Class Valuation AMC: at 14 minutes. It does not use Property Data Collectors. 
Instead it uses many photos taken by the smartphone and scanner., Both still and 
3-d, images are taken. The appraiser decides on Q and C, kitchen remodeling, any 
defects, etc. Exterior images are taken also.  
 Company uses Inside Maps app for floor plan with exterior dimensions and 
calculations. The information is available for the appraiser to use, including 3-d 
videos, where you can move around a room, including close ups to look for any 
defects.  
 They  have an exclusive license for Inside Maps and has licensed it to a few 
AMCs so far.  
 ProScanners get several days of training in Scope of Work, background 
checked, and they must do a successful test scan before they are allowed to work.     
• Clear Capital AMC: at 21 minutes. Uses CubiCasa, which they own. Uses real 
estate agents and brokers as PDCs called DDCs (Desktop Data Collectors). They 
have a broker network for disaster inspections, Property Condition Inspection, 
BPOs, and other reports. QC is also done. 
   • Incenter AMC/Remote Val at 27 minutes. Not an AMC. The appraiser directly 
controls the input remotely by voice and computer keystrokes - photos and video. 
Someone on-site, such as the owner, moves the smartphone, as directed by the 
appraiser.   
 The app (RemoteVal) does a floor plan and sketch, with exterior dimensions 
and GLA. The app was not available for testing. It may be licensed to other AMCs 
in the future. Photos and videos stored in the cloud with appraiser access. 
www.incenteram.com /remoteval-appraisers/   

http://www.vimeo.com/692030955
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• Accurate Group AMC. at 39 minutes. Uses CubiCasa. Uses trained 
professionals: home inspectors, insurance inspectors, real estate agents, 
appraisers, etc. Quality control. Good info on training and PCI requirements in the 
Bradford webinar video. www.accurategroup.com  
• Mueller Reports: at 41 minutes. Uses CubiCasa. In business for many years 
providing insurance and disaster inspections, hybrid appraisals, etc. Uses full time 
employees. www.muellerreports.com  
• Capture Data Services: at 48 minutes. Not an AMC. Uses CubiCasa. Different 
people are used, depending on client preference, but prefer real estate agents, 
who are more experienced and reliable for PDC. 
 In business for 26 years, including bifurcated appraisals since the early 
2000s.  
 The type of inspector is determined by the client, from a real estate agent for 
a PDC to an untrained person taking exterior photos of new construction, for 
example 
 Inspectors are "Crowdsourced" to get inspections done very quickly. for 
example, A "Panel of local PDCs" with local knowledge can complete within 24 
hours.  
www.capturethatdata.com  
 
• Proxypics AMC: at 55 minutes. Uses CubiCasa. Two levels of inspection, which 
the client selects: 
1. Licensed Agents/brokers and appraisers for PDCs. 
2. Proxypics AMC: at 55 minutes. Uses CubiCasa. Two levels of inspection, which 
the client selects: 
1. Licensed Agents/brokers and appraisers for PDCs. 
2. Other inspections, such as only exterior for a construction loan to interior and 
exterior photos, for example, are done by people who pass a training test. They are 
required to do a training video on their own home, if going inside. They also take 
specific photos plus questions on the app. 
www.proxypics.com  
 
Do you want to do Desktop appraisals? 
    Desktop appraisals are very similar to hybrids, except they don't require 
Property Data Collectors. Many say the GSEs are expected to widely use hybrids 
when their testing is finalized.  
    Do you want to wait to see if the various issues have been resolved?  
    Did you like doing desktops in the past? Did you like doing comp checks, which 
are appraisals with no data except public records usually?  
    Do you want to work at your desk or in the field? 

http://www.accurategroup.com/
http://www.muellerreports.com/
http://www.capturethatdata.com/
http://www.proxypics.com/
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    I became an appraiser to work in the field. I quit doing drivebys many years ago 
because of the limited data. But, as I get older (age 79) I dislike the hassle of 
driving due to increasing traffic. I think I would try one to see if I like it if I was still 
doing lender appraisals.  
 After doing scans of two homes and gettng an acceptable square footage, I 
plan to start using CubiCasa. I won’t miss the hassles and difficulty of  exterior 
measurement.  
 I might consider Class, using the photos and 3-d scans, if I can test their 
measurement app. Other vendors I consider would use an experienced, qualified 
person to do the on-site data collection. I would probably select Clear Capital as 
they use real estate agents and brokers, which I prefer.  
 
How to decide which AMCs and lenders you will accept desktop appraisals 
from, including fees 
    See if any of your current good clients are doing them and if they will provide the 
information you need.  
 Looking at the WorkingRE survey in this article, 30% of appraisers said they 
would charge the same as a full appraisal. But, 36% said they would not do them, 
so the percent of those who will do them for full fee is higher. At a recent webinar, 
one AMC representative said they are seeing fees about the same as a full 
appraisal.  
    Fees may or may not vary. Decide what you want. Some appraisers say they 
charge the same fee as a full appraisal. See the WorkingRE survey above. But, 
this will change as a result of business declines from mortgage rate increase. 
    What is being provided? Be sure it is everything you need, even if they pay a 
little less. Can you get floor plans and sketches yourself? Is your MLS or public 
records reliable? Can you validate them with another data source? 
 
Adapting to change  
 Desktops and smart phone scanning for square footage are the most 
significant changes since UAD, which started on September 11, 2011. 
 We all have been measuring homes since we started appraising, with both 
tape and Disto. The first Disto was available in 1993. I started using mine soon 
after I broke my ankle in 2001. Using an app for measurement is a significant 
change.  
 Having someone else do the appraisal inspection has been used for 
decades for portfolios and other purposes. But most appraisers did not do them as 
this was not available for Fannie and Freddie until Covid Desktops. The GSEs 
have been testing hybrids for three years. 
 At a recent webinar, an appraiser with 18 years of experience said that since 
he started appraising only Distos were new. Other industries in real estate, 
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including sales, have made significant tech adoption changes. Don't get me 
started on the 3 approaches which have not changed since the 1930s! 
 The GSEs say they want to keep using appraisers, which they have always 
used for valuations. AVMs are not reliable for many homes. But, there are few new 
appraisers and the population has not changed much since about 2014. When 
older appraiser  retire, who will be left? Desktops is an option to increase the 
number of appraisals per appraiser. 
 Per John Brenan (Chief Appraiser at Clear Capital): "If you don't like change, 
you will like becoming irrelevant less." 
 Few people like change. But, if you do residential lender appraising, it is 
changing and will continue to change. The GSEs are trying to modernize 
residential lender appraisals.  
 What works best for you? Appraise the more difficult properties with a full 
URAR? Do hybrid appraisals, where you don't have to drive or measure homes?   
 Or, you could do fewer lender appraisals or perhaps none at all.  
 Do non-lender work with no lender hassles. I  quit the lender rat-race in 
2005. It can be done. I have been writing about non-lender appraisals since 1992. 
====================================================== 
LINKS TO GSE INFORMATION 
Link to desktop form: 
http://singlefamily.fanniemae.com/media/document/pdf/form-1004-desktop  
 
Fannie Selling Guide: search for B4-1.2-02, Desktop Appraisals  
(very long link) 
 
Fannie About Desktop Appraisals FAQS 
https://singlefamily.fanniemae.com/media/30361/display   
 
Freddie Desktop Appraisals FAQs  
my.sf.freddiemac.com/faq/desktop-appraisal-faq (will need to copy and paste) 
 
WEBINAR LINKS 
Understanding desktop appraisals 56 minutes 
 Very good. This is one of best Desktop webinars I have watched. Includes 
info on CubiCasa. Speakers are two appraisers, not sales people. It is about what 
Clear Capital does with excellent explanations for many of the topics in this article. 
Good Q&As at the end about hot topics such as fees, eliminating appraisers, etc.  
https://www.clearcapital.com/understanding-clear-capitals-desktop-appraisals/  
 
Floor plans for desktop appraisals with 7 vendors - 1 hour, 34 minutes.  

http://singlefamily.fanniemae.com/media/document/pdf/form-1004-desktop
https://singlefamily.fanniemae.com/media/30361/display
https://www.clearcapital.com/understanding-clear-capitals-desktop-appraisals/
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 Good comments from Scott Reuter of Freddie Mac in the first part and at the 
end starting at 1 hour, 7 minutes www.vimeo.com/692030955  
 
The next page is information on how to fill out the  top of Page 3 of desktop form.  
Source: Freddie  Editor’s note: NULL IS BLANK. Most appraisals will probably be 
“Other” in column 2.  
 

http://www.vimeo.com/692030955
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CubiCasa - Accuracy, Cost, Ease of Use, ANSI, etc. 
 
About CubiCasa the company 
 CubiCasa started in 2014 in Northern parts of Finland, the city of Oulu, 
which has a university with a long history in computer vision and machine learning. 
The university was well known for its "depth technology", such as Building 
Information Modeling.  
 CubiCasa started with floor plans in 2014, which are much more widely used 
in Europe for homes and apartments. They "are the market leader in our home 
market (Finland that is). It is a very price sensitive market so this has trained us for 
global scale. We're still headquartered in Oulu but have offices in Helsinki, Ho Chi 
Minh City and Palo Alto." 
  They developed their floorplan scanning app 2017-2019. At the request of 
Clear Capital, it started working on GLA in June, 2019 and completed it in January 
2021. 
 CubiCasa started with a few people, and now have a 55-person developer 
team, plus 500 employees in Vietnam who do QA and finalizes the results.  
 
Will CubiCasa be improved? 
 Their primary market is real estate photographers for listings. GLA was 
launched in January 2021. As more appraisers use it, they will get feedback on 
how to improve it.  
 This is the only widely available app for getting ANSI GLA, so there is 
nothing to compare it to.  
 If it is used as an "add on" for listing floor plans, there would be more users.  
 
How does CubiCasa work?  
 It is definitely hi-tech. When I asked about it I got: it is depth technology, 
using a Building Information Model. Dimensions are estimated using distance, so 
getting better at moving the phone properly is important. The local university 
specializes in depth technology. If you use LiDAR, it is more accurate.   
 
When and why did Clear Capital purchase CubiCasa? 
 On September 21, 2021 Clear Capital purchased the company to get 
exterior dimensions and GLA, as well as floor plans which were required for the 
new Desktop appraisals. They had been testing the GSEs hybrid appraisals. Jeff 
Allen, EVP of Clear Capital's Innovation Labs, is the President of CubiCasa.  
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What does ANSI-aligned mean? 
 The app does not directly measure exterior walls, so it does not conform with 
ANSI, which requires this. 
 Per CubiCasa, Artificial Intelligence (AI) decides what the thickness of the 
exterior - stucco, different types of siding, stone, etc. In my city, most homes are 
old. Some have multiple layers of exterior covering. One of my test homes had 
originally wood siding, then asbestos, then vinyl siding. I don't think that AI has 
much data on these types of homes. 
 One option suggested to let the appraiser select the exterior thickness of the 
home in the app or later when editing the scan.    
 
Are there any other apps that do GLA? 
 Inside Maps is an ANSI aligned floor plan app, which Class Valuation 
invested in and has an exclusive use. Class has licensed it to a few AMCs and 
lenders. It is not yet available to appraisers, so I was unable to test it.  
 It uses a device to hold the smartphone and rotates it around each room, 
panning up and down. Many photos are taken, plus 3-d videos inside and outside, 
available to the appraiser. The time required is about 30-45 minutes.  
 The accuracy is probably better than CubiCasa as the phone is in a fixed 
location. With CubiCasa the user holds the phone and moves it around.  
 Last week, two companies advertised floor plans and GLA. But I don’t know 
if they have developed their own app or are licensing CubiCasa or Inside Maps.I 
ran out of time to research it.  
 
Will floor plan apps with GLA be used in other U.S. markets? 
 There is a large and growing U.S. market for floor plans from real estate 
agents and photographers. Hopefully, more companies will develop floor plan "add 
ons" for ANSI aligned square footage. I think they would be popular with buyers 
and sellers.   
 
What is the price and how can I test it? 
 Go to www.CubiCasa.com  and click on free floor plan. After doing it, you will 
receive an email authorizing 2 more free plans. After that, the cost for appraisers is 
$22.99.  
 You will get an email, notifying you that your reports are available. Choose 
Digital GLA and download.  
 
How to get information from website 
 When you login in to your account, you automatically go to your scan results.  
 I found that just typing something into google such as "CubiCasa correction" 
took me to the correct web page for Fix Requests information.  

http://www.cubicasa.com/


  
Page 22  May 2022 Appraisal Today 
 
 

 
What about support?  
 There is no phone support, for now. Chat is available. I tried chat and then 
sent an email. I got a response the next day, which was too slow. I was trying to 
find out how to set up an account after I did my first scan. 
 CubiCasa is customer oriented, but may be not yet set up for all the 
appraiser questions, which are mostly about exterior square footage .    
 
How to make a correction if there is a floor plan problem 
 Make some notes after you do the scan, especially about unusual exterior 
dimensions (sloped ceiling, etc).You can watch it before uploading it. When you 
get your drawings, see if it matches the exterior dimensions.  
 "From your web account, select the order you'd like fixed. 
Click on the "Fix Request" button on the upper right."  
 "Tell us what changes you'd like. We advise you to upload a sketch/draft 
showing exactly what you want with your explanation or mark up the original floor 
plan showing the changes. The more information you provide, the better." 
 "You are entitled to up to 3 free Fix Requests per order." You will receive an 
email notifications. 
 Appraisers who did this said it took about 24 hours to get it done.   
 
How are the calculations done? 
 Algorithmic based calculations are used. The current calculations cannot be 
understood by most people. They are working on more comprehensibe 
calculations.  
 
What about very complex homes to measure? 
 CubiCasa works well, even for round dimensions.  
  
Is it easy to use?  
 I watched a 15 minute video, but you can just use a short list sent to you. I 
moved the phone around several times for practice before doing my first scan: 
don't back up, open doors, etc. It took me a few minutes on a small house and 
about 10 minutes on a larger house.  
 
What smart phones can be used? 
 To get complete information on Apple and Andrio, google CubiCasa type of 
phone.  
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How fast does your scan get uploaded? 
 For my tests, I used both wifi and cellular. Wifi was faster, but it is not 
convenient to use wifi in someone's home. It was very fast with wifi and took a few 
minutes with cellular (4G I think). About 230 MB is uploaded to the cloud, using 10 
fps (frames per second).  
 Your scan and the reports are kept in the cloud.  
 
How accurate is CubiCasa?  
 Be sure to calculate the percent of the difference between your 
measurement (assuming it is correct) and CubiCasa. But, a difference of 100 sq.ft. 
is not big on a 3,000 sq.ft. home (3.3%), but is a much larger difference on a 1,000 
sq.ft. home (10%).  
 If you use a smartphone with LiDAR (Light Detection and Ranging), 
accuracy increases by 1-2%. Using iPhone SE or 8, which use ARCore 
(Augmented Reality Core) has slightly lower accuracy than newer phones.  
 LiDAR is a method for determining ranges (variable distance) by targeting 
an object or a surface with a laser and measuring the time for the reflected light ... 
 If you were trained, and did lots of scans, you will become accurate and 
could rescan the GLA with less variation.  
 Overall, the difference between the two measurements is around 4%. For 
example: you measure manually at 1,600 sq.ft. and CubiCasa has 1,685 sq.ft., 
there is an error of 4%. In my two tests it was 4% each. Both houses were tricky to 
measure on the outside.  
 One appraiser tested it on 4 homes. He reported 2-3% accuracy. Another 
appraiser tested 22 homes. He got 4-7% accuracy.  
 
My tests 
 My 6 month old iPhone 12 Pro Max came with LiDAR. I did not know if I 
would ever use it, definitely not for an appraisal! I first checked every interior 
measurement with my Disto. One was a small house, 850 sq.ft., built in 1954. The 
other house was 1,650 sq.ft. built in 1880, with significant changes over the years. 
Both were difficult to measure due to landscaping near the house, sheds, etc. On 
one side of the old home I had to take three different measurements.  
 Both were 4% different from my GLA measurements. Also 4% when 
repeated the same scan.  
 Always open all the doors. I spoke with an appraiser who left a bedroom 
door closed. The area did not appear in the GLA or floor plan.  
 
What about ceiling height? 
 Pan your smartphone up and down for ceiling height. If a sloped ceiling, pan 
the room or area to get the floor and ceiling.  
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How to make changes to your scans, such as indicating below grade or 
non-ANSI 
 Open your order and click on Quick Edit on the top. Click on the room you 
want to edit. A pull down menu will come up with the choices. After selecting your 
room choices, click on the left side of the list of buttons to finish. You will receive an 
email within a few minutes notifying it is finished.  
 You can also change the name of a room.  
 
How do you go from one floor to another? 
 Just walk up or down the stairs, or outside for an ADU. The app will know.  
 
How to make a change, such as the layout 
 Click on Fix Request next to the floor plan you want to change, such as a 
change to the floor plan. You can get 3 free per order.  
 
How to get assistance before and/or after your first scan 
 I suggest doing your first scan on your own home or a friend or relatives 
home. Then you can go back and rescan to see if you get better results.   
 After doing my first scans, I had lots of questions. I booked a demo on the 
home page. I learned that my second scan was much better as I was moving the 
camera correctly.  
 I spent an hour going over my scans and understood why two scans on the 
same home were different (moving the phone, standing too close, etc.) My second 
scan was much better. I had a lot of "too close" as you are supposed to be 8 ft. 
distant. I found out that I did not have to go into the bathroom. I could just point the 
phone into the bathroom. I also had problems with closets: point into the closet.  
 My questions on separating non-ANSI conforming areas, ceiling height, 
sloped ceilings, etc. were answered. 
 
Clear Capital analysis of appraiser GLA using CubiCasa 
 "For such a critical data point as GLA, significant variances currently exist in 
how square footage is collected. To quantify the level of inconsistency in the 
traditional appraisal process, we dug into almost 300 properties where Clear 
Capital fulfilled two different 1004/70 (URAR) appraisal reports on the same 
property, with two different appraisers within a short time period. Because there's 
an element of human error in the traditional GLA process - as well as the 
inconsistent application of principles - the results show noticeable variances. " 
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Sample size of properties 285 
Average GLA variance  3.9% 
Percent of properties with significant GLA variance 4.9% 
Standard deviation of variance 8.0% 
*Defined as a variance of 15 percent or greater   
 
Clear Capital analysis of appraiser GLA vs. untrained homeowner using 
CubiCasa 
 Note: I was unable to obtain independent research on CubiCasa, except my 
own and from a few other appraisers, but the results below are similar. 
 "To evaluate how CubiCasa would compare to these standards set by 
traditional methods of calculating GLA, we had two different, untrained 
homeowners perform a CubiCasa scan on the same property. Let's compare the 
preliminary results of this kind of testing: "Two different appraisers 
hand-measuring the same property. Two different untrained homeowners 
scanning the same property with CubiCasa." 
 

Appraiser          Homeowner 
Sample size of properties  
    285   43 
Average GLA variance 3.9%   4.0% 
Percent of properties with significant  
GLA variance*  4.9%   0.0% 
Standard deviation of variance  8.0%  3.5% 
*Defined as a variance of 15 percent or greater   
 "As you can see from the table above, CubiCasa produces dramatically less 
inconsistency and variance in results than the traditional appraisal process, 
because ANSI is already baked into the models with consistency, and the human 
guess work and error is completely removed from the equation. "  
 "The standard deviation of two different appraisers is more than double that 
of what we see with two different untrained homeowners using CubiCasa. Bear in 
mind that this is a test using untrained homeowners - the greatest degree of 
difficulty we could find!" 
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How accurate are appraisers' GLA using traditional methods? 
 I used to do a lot of relocation appraisals, where 2-3 appraisers appraised 
the same home. We always had different GLAs. If they were the same, collusion 
was suspected… Of course, there was no standard measurement method then.  
 If 10 appraisers measure the same house, there will be 11 different GLAs. 
 Starting 1975, I measured to the nearest half foot, which I was taught at the 
assessor's office. Until recently I started measuring to the closest inch or tenth of 
an inch. 
 Sometimes I would round up and other times round down to the closest half 
foot. Other appraisers did this also. There were different GLAs.  
 Hopefully, now that all appraisers who do GSE appraisals must use ANSI, 
our square footages on the same house will be similar. We are all using the same 
standard home measurement method.  
 
Is CubiCasa accurate enough for you? 
 Risk tolerance is different for everyone. The appraiser, referenced above, 
who tested 22 homes with CubiCasa, said he did not know how CubiCasa would 
do in court. He had been sued, and lost the case, because his GLA was off. He had 
not used CubiCasa. 
 I am using CubiCasa for my appraisals, but will use tape or Disto for unusual 
properties as a backup.  
 After I did my tests on two homes above, I realized that, after 45 years of 
appraising, I hated measuring homes! Too many rose bushes with thorns, dog 
poo, stuff next to the house, etc.  
 
What is the turn time? 
 24 hours maximum is what they say. On a Sunday afternoon I got one back 
within 6 hours. On a weekday it was around 24 hours. Correction turn time is about 
24 hours. Typical turn time is 6-12 hours currently. 6 hour rush return is $10 extra.  
 From an email recent email: "In response to requests for an Express 
turnaround option, you will now be able to request a six-hour rush order for an 
additional $10. You'll receive a separate email once the new product options and 
updated pricing are applied to your account." 
 
Product update April 25, 2022, including lower price 
 There are two options: Base and Plus. Plus is for marketing purposes for 
real estate agents, such as a logo and furniture in the floor plan. Base works fine 
for appraisals: Price is $22.99. 
 There will be a new PDF option with GLA on one page, including 
calculations.  
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Facebook group 
 Search for CubiCasa. There are two groups. The company sponsored is 
active with lots of comments, including the possible Supreme Court ruling on floor 
plans lawsuit. It started 1.5 years ago. I saw some appraiser names I had seen 
before. The other group is no longer active. 
 
Do you think CubiCasa is reliable and accurate enough for your lender 
desktop appraisals?  
 If you don't think it is reliable and/or accurate and your client uses CubiCasa 
for Desktops, Just Say No. Or, you may be able to get a sketch with dimensions 
yourself.  
 
Would you use CubiCasa for full appraisals? 
 I am planning on using it for my non-lender appraisals. I assume lenders 
would accept it for full appraisals.  
 
======================= 
LINKS 
CubiCasa Youtube channel  
www.youtube.com/channel/UCEAYccLG1NrM5fC70eosIkQ  Lots of videos on 
how to use it.  
 
Link to CubiCasa accuracy tests 
https://www.cubi.casa/CubiCasa-gla-follows-ansi-standards/  
 
Excellent webinar with Desktops and CubiCasa Q&As.  
Desktops and ANSI Webinar, April 19, 2022  
 "Let's Talk Appraisals" Webinar with Jeff Allen & John Brenan (Chief 
Appraiser at Clear Capital). 60 minutes. Not a promo for CubiCasa and their 
Desktop methods. Very good on both Desktops and CubiCasa. Excellent Q and A 
of the questions appraisers ask about both. Watch it.  
 Jeff Allen is the President of CubiCasa. He explained the technical and 
business sides. John Brenan, a long time appraiser (including 16 years with the 
Appraisal Foundation), explained the appraiser side.  
 I have watched many webinars and videos on both Desktops and CubiCasa. 
This is the best one!  
www.youtube.com/watch?v=mq6-1bJWwfA  Or, search youtube for CubiCasa. 
================================================ 

http://www.youtube.com/channel/UCEAYccLG1NrM5fC70eosIkQ
http://www.youtube.com/watch?v=mq6-1bJWwfA
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ANSI and USPAP - Confidentiality 
 
By Tim Andersen, MAI 
 
Editor's Note: Footnotes are included at the end of this article. The author uses 
italics to emphasize essential points.  
 
Some are confused over Fannie Mae's[1] use of ANSI standards to measure 
houses in the residential real estate appraisal community. Every home is indeed 
different. So, a single measurement standard may not apply to all houses all the 
time. Yet ANSI addresses this issue. It allows the appraiser to explain why[2] it was 
not possible to follow the ANSI measurement standard. But the application of this 
standard is not the only question appraisers have about ANSI. So, let us clear up 
that confusion since there is no reason for it to exist. 
 When it comes to measuring the house, Fannie Mae understands that there 
will be situations in which the appraiser will not personally measure the property. In 
fact, Fannie Mae (thru its correspondent lenders) will provide the appraiser with the 
results of a third-party contractor[3] or an app that a contractor, or even the 
property owner, could use to send property data to the appraiser. These results will 
provide the appraiser with the measurements for the square footage area. As part 
of this, appraisers have raised the question that, somehow, use of third-party 
contractors, or an app such as this one, is a violation of USPAP. Specifically, 
whether this is a violation of the Confidentiality [4] section of USPAP's ETHICS 
RULE.   
 Therefore, it makes sense to analyze this conclusion to determine if there is 
a breach of confidentiality. Let us frame the question: "Does the use of third-party 
contractors or an app to measure a house violate the Confidentiality section of 
USPAP's ETHICS RULE?"    
 USPAP's preamble makes it clear that USPAP's purpose is "…to promote 
and maintain a high level of public trust in appraisal practice by establishing 
requirements for appraisers…"[5]  USPAP's intention is evident from this 
statement. USPAP does not protect the public. Appraisers most definitely do not 
protect[6] the public. Rather, USPAP protects the public's trust in real estate 
appraisal. How? By giving appraisers standards of appraisal and communication, 
they must use them in every appraisal they do and every report they write. Note 
USPAP's language on this: "It is essential that appraisers develop and 
communicate their analyses, opinions, and conclusions to intended users of their 
services in a manner that is meaningful and not misleading"[7]  
 Therefore, to write meaningful appraisals and non-misleading reports, the 
appraiser must understand USPAP (rather than merely dipping a toe into it for 
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seven hours once every two years). This understanding comes only thru 
constantly reading and studying it.   
 Next, it is proper to consider USPAP's definition of an appraiser, which is 
"…one who is expected to perform valuation services competently and in a 
manner that is independent, impartial, and objective"[8]. An appraiser who is 
dependent on someone else to read and interpret USPAP for them is the appraiser 
who is not independent. How can an appraiser impartially and objectively conclude 
the answer to an appraisal question if s/he is subject to the partial and subjective 
answers to appraisal questions from subjective real estate appraisal chat rooms, 
uninformed real estate appraisal forums, etc.? 
 Understanding who the client is becomes important in the issue of 
confidentiality. USPAP defines the client[9] as "…the party or parties (i.e., 
individual, group, or entity) who engage an appraiser by employment or contract in 
a specific assignment, whether directly or through an agent"  
This definition is important in the context of confidentiality because only the 
appraiser and the client have a confidential relationship. This relationship does not 
extend to the homeowner (unless the homeowner is the client, an impossibility in a 
GSE situation). It does not extend to the intended user(s), either. USPAP's 
definition limits and specifies confidentiality to the client for a reason. That is, an 
appraiser's confidentiality extends solely to the client. It goes no further[10]. 
Therefore, the appraiser must know who the client is. 
 Then there is the definition of confidential information[11] itself: 
"…information that is either…identified by the client as confidential when providing 
it to an appraiser and that is not available from any other source; or…classified as 
confidential or private by applicable law or regulation" It is interesting to note the 
language of the first part of the definition.  
 In other words, the client may label specific information as confidential. Yet, 
if that information is available from a source other than the client (e.g., the public 
record), it is not confidential because of that second source of availability. Then, 
there is the other factor to consider. The client must label data as confidential.  
 If the client does not so label it, unless that information is "…classified as 
confidential or private by applicable law or regulation[12]…," then it is not 
confidential. 
 In the ETHICS RULE itself, in the Confidentiality[13] section, are the five (5) 
parties to whom the appraiser can release confidential information (by reference). 
Since the AMC that ordered the appraisal did so as the client's agent, releasing 
data to the AMC is OK. 
 It is true the homeowner is not on this list. However, even if the client 
specifically labeled the house's square area as confidential, by definition, that 
information is available from another source - the public record. Therefore, it is not 
confidential.   
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 Now, go to the definition of physical characteristics[14]. USPAP is clear that 
these are "…attributes of a property that are observable or measurable as a matter 
of fact, as distinguished from opinions and conclusions, which are the result of 
some level of analysis or judgment"[15]  
Since a property's square area is observable or measurable "…as a matter of 
fact…", that property characteristic is not confidential. 
 So, what is the answer to the question at the core of this monograph? Is it a 
violation of USPAP's ETHICS RULE, specifically the Confidentiality section, to use 
of third-party contractors or an app to measure a house? It is not. The house's 
square area is public record[16], thus not confidential.   Therefore, 
whether this area comes from the appraiser him/herself slapping a tape on the 
house, using an app, a third-party contractor using a tape or an app, or getting the 
square footage area from the public area, the house's square area is a physical 
characteristic. Therefore, it is both observable and measurable as a matter of fact, 
thus nowhere close to confidential.   
 So, no, the use of third-party data to measure and then conclude the square 
footage area of a property is not a violation of USPAP's ETHICS RULE, nor its 
Confidentiality section. Indeed, the use of third-party data for such information is 
the future of real estate appraisal. 
 
Footnotes 
[1] Only Fannie Mae (as of the date of this article) requires the appraiser to adhere 
to the ANSI measurement standard. It is unclear if Freddie Mac and the other 
federal lenders/loan guarantors will follow suit.   
[2] This explanation must be why this step was impossible, not merely that it was 
impossible-the failure to explain why is potentially misleading. 
[3] It makes sense to note that appraisers use third-party contractors in every GSE 
residential real estate appraisal they ever write:  the local MLS(s), public record 
data, and data provision services, and other appraisers.   
[4] It must be clear that confidentiality extends solely to the client. It does not 
extend to the property owner (unless the property owner is the client, which, in 
GSE work, is not possible). Confidentiality does not extend to intended users. 
[5] USPAP's Preamble, ll. 1-4 (2020-2021 ed). 
[6] An appraiser is independent, impartial, and objective.  
When one becomes a champion, when it is one's job to protect something, to 
guard the welfare (which is what a champion does), that champion is anything but 
independent, impartial, and objective. 
[7] Ibid. 
[8] Ibid, ll. 77, 78 
[9] Ibid, ll. 96, 97 
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[10] A court can order the appraiser to breach confidentiality, as can state 
appraisal boards. But these exceptions are so rare as to merit only a passing 
mention. In addition, such orders are not Jurisdictional Exceptions since 
submitting records to such bodies is one of the exceptions to the Ethics Rule 
USPAP specifically mentions. 
[11] Ibid, ll. 98 - 101 
[12] Ibid. 
[13] Ibid, ll. 248 - 254 
[14] Ibid, ll. 151, 152 
[15] See FAQ #75 (p. 218) that states, "…because physical characteristics are not 
assignment results, they are not confidential…" 
[16] There is the issue of an other-than-legal addition to the house, which is not 
part of the public record. Is not this confidential to the client? Simply, no, for the 
reasons this monograph cites.  
Frankly, other than assignment results (definition by reference), there is 
extraordinarily little about a residential real estate appraisal that is confidential. 
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SEE MBA LOAN GRAPH BELOW – LOAN VOLUME FOR REFIS IS 
DECLINING.  IN SOME AREAS, APPRAISAL FEES BY AMCs AND LENDERS 
ARE DECREASING DUE TO LOWER BIDDING BY APPRAISERS.  
 
MBA Loan Volume Application Index – 1/16 to 4/22 
 

200.0

400.0

600.0

800.0

1000.0

1200.0

1400.0

1600.0

1800.0

1
/1

6

3
/1

6

5
/1

6

7
/1

6

9
/1

6

1
1

/1
6

1
/1

7

3
/1

7

5
/1

7

7
/1

7

9
/1

7

1
1

/1
7

1
/1

8

3
/1

8

5
/1

8

7
/1

8

9
/1

8

1
1

/1
8

1
/1

9

3
/1

9

5
/1

9

7
/1

9

9
/1

9

1
1

/1
9

1
/2

0

3
/2

0

5
/2

0

7
/2

0

9
/2

0

1
1

/2
0

1
/2

1

3
/2

1

5
/2

1

7
/2

1

9
/2

1

1
1

/2
1

1
/2

2

3
/2

2

Market Index                          100 in 1990               

 
 
 
 

 



  
Page 33  May 2022 Appraisal Today 
 
 

Appraisal Today 
ISSN 1066–3900 
Appraisal Today is published 12 times per year by  
Real Estate Communication Resources.  
Subscription rate: $99 per year, $169 - 2 years 
 
Publisher 
Ann O'Rourke, MAI, SRA 
ann@appraisaltoday.com  
 
Subscriber Services 
Theresa Lua 
M,T,W 7AM to noon 
Friday 7AM to 9 AM (Pacific time) 
info@appraisaltoday.com  (24 x 7) 
 
Editorial and Subscription Offices 
1826 Clement Ave., Suite 203 
Alameda, CA 94501                                           
Phone: 1-800-839-0227 
Email: info@appraisaltoday.com  
www.appraisaltoday.com  
 
Appraisal Today is sold with the understanding that the publisher, editors, and 
others associated with the publication are not engaged in rendering accounting, 
legal, or other professional services. It does not attempt to offer specific solutions 
to individual problems. Questions about specific issues should be referred to the 
appropriate professional for analysis.  
 
©2022 by Real Estate Communication Resources. All rights reserved. The 
contents of this publication may not be reproduced either whole or in part without 
consent. 
 
 
 
 
 

mailto:ann@appraisaltoday.com

	May 2022
	Index



