Hamilton County Community Development Neighborhood Stabilization Program:
Appraiser Qualifications and Appraisal Requirements

An appraisal must be obtained when acquiring a foreclosed home or residential property with
NSP funds. Appraisals reports must meet the URA appraisal requirements of 49 CFR 24.103.
A detailed Scope of Services and requirements can be found on the following page. The
appraisal must be performed by one of the following licensed/certified appraisers depending on
the scope of work to be performed:

1) Licensed Residential Real Property Appraiser — qualifies the appraiser to appraise
non-complex one to four residential units having a transaction value less than
$1,000,000 and complex one to four residential units having a transaction value less
than $250,000.

Complex one- to four- family residential property appraisal means one in which the
property to be appraised, the form of ownership, or the market conditions are atypical.

For non-federally related transaction appraisals, transaction value shall mean market
value.

This classification includes the appraisal of vacant or unimproved land that is utilized for
one to four family purposes or for which the highest and best use is for one to four
family purposes.

2) Certified Residential Real Property Appraiser — qualifies the appraiser to appraise
one to four residential units without regard to value or complexity.

This classification includes the appraisal of vacant or unimproved land that is utilized for
one to four family purposes or for which the highest and best use is for one to four
family purposes.

3) Certified General Real Property Appraiser — qualifies the appraiser to appraise all
types of real property.




SCOPE OF SERIVCE:

The appraiser must, at a minimum:

1.

2.

Provide an appraisal meeting the URA definition of an appraisal found at 49 CFR 24.2(a)(3).

The appraisal must have been completed within 60 days of the final offer made for the property.
An initial offer can be made, subject to the completion of the appraisal within 60 days of a final
offer.

Afford the property owner or the owner’s designated representative the opportunity to
accompany the appraiser on the inspection of the property.

Perform an inspection of the subject property. The inspection should be appropriate for the
appraisal problem, and the scope of work should address:
» The extent of the inspection and description of the neighborhood and proposed project area,

* The extent of the subject property inspection, including interior and exterior areas,

» The level of detail of the description of the physical characteristics of the property being
appraised (and, in the case of a partial acquisition, the remaining property),

In the appraisal report, include an adequate description of the physical characteristics of the
property being appraised (i.e., sketch of the property and provide the location and dimensions of
any improvements) and a description of comparable sales. The appraisal report should also
include adequate photographs of the subject property and comparable sales, and provide
location maps of the property and comparable sales

In the appraisal report, include items required by the acquiring agency, including but not limited
to the following:

* Property right(s) to be acquired, e.g., fee simple, easement, etc.,
* Value being appraised (usually fair market value), and its definition
* Appraised as if free and clear of contamination (or as specified),
« Date of the appraisal report and the date of valuation,

* A realty/personality report as required by 49 CFR 24.103(a)(2)(i),
» Known and observed encumbrances, if any,

« Title information,

* Location,

* Zoning,

* Present use, and

* At least a 5-year sales history of the property.

In the appraisal report, identify the highest and best use. If highest and best use is in question or
different from the existing use, provide an appropriate analysis identifying the market-based
highest and best use.

All relevant and reliable approaches to value: If the appraiser uses more than one approach,
there shall be an analysis and reconciliation of approaches to value used that is sufficient to
support the appraiser’s opinion of value.

Present and analyze relevant market information. (Specific requirements for market information
should be included in the agency’s appraisal procedural manual and should include research,
analysis, and verification of comparable sales. Inspection of the comparable sales should also
be specified.)



10. In developing and reporting the appraisal, disregard any decrease or increase in the fair market
value of the real property caused by the project for which the property is to be acquired, or by
the likelihood that the property would be acquired for the project. (If necessary, the appraiser
may cite the Jurisdictional Exception or Supplemental Standards Rules under USPAP to ensure
compliance with USPAP while following this and other Uniform Act requirements.)

11. Report his or her analysis, opinions, and conclusions in the appraisal report.

ADDITIONAL REQUIREMENTS:

INTENDED USE: This appraisal is to estimate the fair market value of the property, as of the specified
date of valuation, for the proposed acquisition of the property rights specified (i.e., fee simple, etc.) for a
Federally assisted project.

INTENDED USER: The intended user of this appraisal report is primarily the acquiring agency, but its
funding partners may review the appraisal as part of their program oversight activities.

DEFINITION OF FAIR MARKET VALUE: This is determined by State law. Fair market value, however,
is generally defined as the price that a seller is willing to accept and a buyer is willing to pay on the
open market in an arm’s length transaction, and usually includes the following:

1. Buyer and seller are typically motivated,;

2. Both parties are well informed or well advised, each acting in what he or she considers his or her
own best interest;

3. A reasonable time is allowed for exposure in the open market;

4. Payment is made in terms of cash in U. S. dollars or in terms of financial arrangements comparable
thereto; and

5. The price represents the normal consideration for the property sold unaffected by special or creative
financing or sales concessions granted by anyone associated with the sale.

CERTIFICATION: The appraisal shall include a certification of the appraiser (see attached sample on
the following page or insert agency’s certification).

ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser shall state all relevant assumptions and
limiting conditions.



CERTIFICATE OF APPRAISER - SAMPLE

I hereby certify:

That on date(s), | personally made a field inspection of the property herein appraised and
have afforded the owner or a designated representative the opportunity to accompany me on this inspection. |
have also personally made a field inspection of the comparable sales relied upon in making said appraisal. The
property being appraised and the comparable sales relied upon in making this appraisal were as represented in
the appraisal.

That to the best of my knowledge and belief the statements contained in the appraisal herein set forth are true,
and the information upon which the opinions expressed therein are based is correct; subject to the limiting
conditions therein set forth.

That | understand that such appraisal may be used in connection with the acquisition of property for a project
utilizing U.S. Department of Housing and Urban Development funds.

That such appraisal has been made in conformity with appropriate laws, regulations, and policies and procedures
applicable to appraisal of property for such purposes; and that to the best of my knowledge no portion of the value
assigned to such property consists of items which are noncompensable under the established law of said State.

That any decrease or increase in the fair market value of real property prior to the date of valuation caused by the
project for which such property is acquired, or by the likelihood that the property would be acquired for such
project, other than that due to physical deterioration within the reasonable control of the owner, was disregarded
in determining the compensation for the property.

That neither my employment nor my compensation for making this appraisal and report are in any way contingent
upon the values reported herein.

That | have no direct or indirect present or contemplated future personal interest in such property or in any benefit
from the acquisition of such property appraised.

That | have not revealed the findings and results of such appraisal to anyone other than the proper officials of the
acquiring agency or officials of the U.S. Department of Housing and Urban Development and | will not do so until
so authorized by said officials, or until | am required to do so by due process of law, or until | am released from
this obligation by having publicly testified as to such findings.

That | have not given consideration to, or included in my appraisal, any allowance for relocation assistance
benefits.

That my opinion of the fair market value of the property to be acquired as of the day of
20 is$ based upon my independent
appraisal and the exercise of my professional judgment.

Name Signature

Date

(Note: Other statements, required by the regulations of an appraisal organization of which the appraiser is a
member or by circumstances connected with the appraisal assignment or the preparation of the appraisal, may be
inserted where appropriate.)
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