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Objectives



Valuation World



Apply to your 
business



3 Approaches to 
value 

Video





Sales Approach







2018-2019



Client & 
other 

intended 
users

Intended use 
of the 

appraiser’s 
opinion & 

conclusions

Type & 
definition 
of value 

Effective 
Date of the 
appraiser’s 
opinion & 

conclusions

Subject of the 
assignment & 

relevant 
characteristics 

Assignment 
conditions e.g. 
hypothetical or 
extraordinary 

Standard Rule 1-2 (a-g) 



www.fanniemae.com/singlefamily/appraisers

Selling Guide (October 2013) 

Subpart B4-1

• Appraisal Guidelines.



• comparable sales, 
• contract sales 

• listings of properties



Your analysis of the 
property must take into 
account all factors that 
have an effect on value



Improvements on subject 



Functional 
Obsolescence



You must do a research 

analysis and consider 
influences that may affect 

value based on market 
evidence





External
Obsolescence





Physical

Economic

Governmental

Social



Physical & Environment 



Economic



Governmental



Social



1. You must research

2. Analyze

3. Use comparable sales from the 
same neighborhood or affected 
area in your analysis.



What happens if you do not find 
similar properties?



Use properties within the 
neighborhood that are not truly 
comparable to the subject or 
properties that are located in 

competing neighborhoods.



These sales may simply be 
the best comparable 

available and the most 
appropriate for your 

analysis



Case Study 



Bracketing





Why go out of the neighborhood? 



If you use out of 
neighborhood “comps” 

document why?



• Example: How a 
competing neighborhood 
is comparable to the 
subject property.



How many comps should you 
use?



• You must use a minimum 
of three comparable sales, 
each which have been 
settled or closed.



You can submit more than 

three sales as well as pending 
sales and/or active listings to 

support your opinion of value.



Announcement 08-30 November 14, 2008 

Amends these Guides: Selling 

Appraisal-Related Policy Changes and Clarifications 

Introduction 

Due to current conditions in the real estate market, it is paramount that 

appraisers are provided with sufficient guidance to properly appraise and 

document the appraisal report. Fannie Mae recognizes the Uniform Standards of 

Professional Appraisal Practice as the minimum appraisal standards for the 

appraisal profession. In addition, Fannie Mae has established its own separate 

appraisal requirements to supplement the Uniform Standards. This 

Announcement addresses several new or updated appraisal-related 

requirements and clarifies several other existing policies to help underwriters 

make sound underwriting decisions when reviewing the appraisal report. The 

following topics are discussed



What if the subject 
property itself was sold 

(closed or settled)?



Use it besides the three 
to support your opinion 

of value.



DO NOT use land value 
when comparing a house 

sale.



Comparable sales should have 
been settled or closed within 

the last twelve months.



you may use older comps if you 
believe that they are appropriate for 

the situation





Lender Letter LL-2014-02 

March 25, 2014 

To: All Fannie Mae Single-Family Sellers 

Property and Appraisal Requirements for Properties 

Located in Small Towns and Rural Areas 

This Lender Letter is being issued in response to a Federal 

Housing Finance Agency directive to Fannie Mae to 

provide a number of clarifications regarding property and 

appraisal requirements for properties in small towns and 

rural areas. 



How do you find those comps?

Example: Subject property 
is located in a Rural area 
and has minimal activity. 

You do not have any 
“comps” that are not 

within six months.



Adjustments to comparable 
sales
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DO NOT base adjustments 
on predetermined or 

assumed dollar amounts.





You must base your analysis and 
any adjustments to the 

comparable sales on the market 
data for the neighborhood and for 

competing locations



Paired Sales 
Analysis

Video                                              





The subject property is the 
standard against which the 

comparable sales are 
evaluated and adjusted on the 

sales comparison analysis.



If an item in the comparable 
property is superior to that in 

the subject, a negative 
adjustment must be made.



If an item on the comparable 
property is inferior to that in 

the subject property, a positive 
adjustment is required to 

make that item equal to that 
of the subject property.



Case Study 





How much should you adjust?
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Quantitative Techniques

When quantitative analytical techniques are 

applied, mathematical processes are used 

to identify which elements of comparison 

require adjustment and to measure the 

amount of these adjustments. 



Qualitative Techniques

Relative comparison analysis is the study of the 

relationships indicated by market data without 

recourse to quantification. Many appraisers use 

this technique because it reflects the imperfect 

nature of real estate markets. To apply this 

technique the appraiser analyzes comparable 

sales to determine whether the characteristics are 

inferior, superior, or equal to those of the subject 

property.



Case Study 



Wrap Up 


