Scope (Extent) of Report
This appraisal report is stating a market value for the subject property that is consistent with the requirements of federal law (12 CFR part 34) and consistent with the definition given within the FNMA form.

This is a Summary Report which is intended to comply with the reporting requirements as set forth in the USPAP Standards Rule 2-2 (b). As such it represents only summary discussion of the data, reasoning and analyses that were used in the appraisal. Supporting documentation that is not provided with the report is retained in the appraiser's file. The depth of the discussion contained in this report is specific to the needs of the client and for the Intended Use as stated in the report. The appraiser is not responsible for unauthorized use of this report.

The appraisal is based on the information gathered by the appraiser from public records, other identified sources, inspection of the subject property and neighborhood, and selection of comparable sales, listings, and/or rentals within the subject market area. The original source of the comparables is shown in the Data Source section of the market grid along with the source of confirmation, if available. The original source is presented first. The sources and data are considered reliable. When conflicting information was provided, the source deemed most reliable has been used. Data believed to be unreliable was not included in the report nor used as a basis for the value conclusion.

Gross Living Area (GLA) is the calculation of the total living area in the residence, expressed in square footage. This is calculated using exterior measurements and is generally limited to the contiguous habitable above grade area only. Non-contiguous finished areas, basement and attic areas (finished or unfinished) are not included in GLA and room counts. However, these areas may make a valuable and significant contribution to the property value, and are calculated and shown separately in the report. Bath counts typically include both above and below grade baths in an effort to create a consistent unit of comparison as reported in the MLS. 
The viewing of the subject by the appraiser was to collect characteristics of the property to a level of detail, as would a typical buyer. The appraiser is not a professional home inspector nor should the appraiser’s viewing be construed as an exhaustive inspection.  Hidden, concealed or inaccessible portions of the subject property have not been viewed, unless noted in the appraisal report. The walkthrough was non invasive to the subject real estate. The appraiser did not relocate personal property that may have disclosed or revealed any unapparent or hidden defects to the structure for moving non-realty items could create liability due to potential damage to the property. Physical problems that were obscured from view due to furniture, floor coverings, wall coverings, appliances, boxes, trees, snow, ice or any other items that would obstruct the view of the improvements were not observed or reported. The appraiser did not test subject’s mechanical, electrical and plumbing systems as well as appliances, private wells/sewage systems and structure.

· Roof - only those areas of the subject roof that were visible by standing on the ground surrounding the dwelling were observed. The scope of the assignment does not include the appraiser getting on the roof to observe it.  Any opinion as to the condition of the roof is an estimate and the appraiser is unable to reliably confirm the remaining economic life of the roof.
· Crawl Spaces - were only observed from the opening to the crawl space only if the crawl space was unobstructed and only if it could be viewed without the use of a ladder. 

· Attic areas – were only observed if they could be reached without the use of a ladder. If the attic areas were not floored, they were observed from the point at which the flooring ended.

Environmental Hazards, toxic substances, infestation and structural integrity determination is beyond the scope of this report. The appraiser makes no representations, guarantees or warranties, express or implied, that the property is free of defects, infestation or environmental problems. Neither the appraiser(s), nor the appraisal firm and the associated staff have the expertise required to discover any environmental hazards, toxic substances, infestation, structural or engineering defects concerning the subject property.  The appraiser has performed a viewing of the subject of visible and accessible areas only. The appraisal cannot be relied upon to disclose conditions or defects in the subject property.

· Mold - The appraiser is not qualified to determine if mold is present in the subject property and if present, the appraiser is not qualified to determine the cause of the mold, the type of mold or whether it poses any risk or hazard to the inhabitants.

· Lead Based Paint, Asbestos, Radon - A residential dwelling that was built prior to 1980 may contain lead based paint.  The appraiser is not qualified to determine if lead based paint nor asbestos, or radon is present or if they pose any risk or hazard to its inhabitants.

· Infestation - The appraiser did not observe the presence of insect, termite or other pest infestation unless otherwise noted in the report.  Infestation may be present in areas the appraiser cannot see as the viewing of the subject was non evasive.

Zoning of the Subject site was verified through the local zoning authorities via their web site or by phone, published map.  Verification of compliance with zoning was limited to determining whether the present use, lot width and land area conform to the current zoning classification.  No effort was made to determine whether the Subject property conforms to current setback requirements or building requirements as this is beyond the scope of this appraisal.

Adverse easements or encroachments statements reported in the appraisal regarding the presence or absence of adverse easements or encroachments are based on the appraisers casual observation of the subject property only. The appraiser is not a surveyor nor was the appraiser provided with a survey that would denote any adverse easements or encroachments. The appraiser has not checked the subject’s land records for recorded easements and has reported only apparent easements, encroachments and other apparent adverse conditions. A more detailed determination of the presence or absence of adverse easements, encroachments or other adverse site conditions is beyond the scope of this assignment.

As it relates to permits and utilities, the appraiser has not verified documentation for the subject property disclosing if all applicable and necessary local building code permits were issued or obtained and if the local building official has properly completed inspections and/or certificates of occupancy. The appraiser has also not verified whether or not any private or individual sewage disposal system (if they exist as it pertains to the subject property) has been approved by the Department of Health or that said system is adequate for the type, size and configuration for occupancy of the subject improvements. It is not within the ability of the appraiser to determine the accurate location of any septic tank or field lines and whether those facilities are located within the boundary of the subject site, or located partially on adjacent properties or are shared by adjacent properties.
Quality and Condition of Property

As set out in the Limiting Conditions section the reader is reminded that, unless otherwise stated in this appraisal report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the property (such as, but not limited to needed repairs, deterioration, the presence of hazardous waste, toxic substances, adverse environmental conditions, etc.) that would make the property less valuable. The appraiser has assumed that there are no such conditions and makes no guarantees or warranties, expressed or implied. The appraiser will not be responsible for any such conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist. Because the appraiser is not an expert in the field of environmental hazards, this appraisal report must not be considered as an environmental assessment of the property.

Conditions of Appraisal  [INSERT, IF ANY]
Example

The State of Michigan does not license corporations as appraisal providers. The appraiser signing this report has been licensed by the State of Michigan as an independent appraiser to provide appraisal services and is solely responsible for the contents of this report as well as E&O Insurance coverage. _______________, Inc. d/b/a IRR Residential _________________________ is acting to facilitate the appraisal request and is neither licensed as an appraisal provider nor responsible for E&O insurance coverage of the appraisal report.

Clarification Of Terms

Complete Visual Inspection: For the purpose of this appraisal report, the term “complete visual inspection” is defined as those areas of the subject property that were “readily observable and discernable” at the time of the walkthrough by the appraiser.   

Condition of Materials:  The appraisal report requires the appraiser to note the condition of materials or several components of the subject property.  The appraiser makes no representations, guarantees or warranties, express or implied, regarding those materials, their fitness, quality, condition or remaining economic life.  An appraiser is not qualified or trained to disclose defects in material or workmanship necessary to install the materials.  The lender/client should utilize or at least consider the services of a professional licensed home inspector to evaluate same if concerned about the condition of materials of the subject property.

Deterioration:  Physical wear and tear that is greater than what is found in the typical home in the Subject property’s market area

Exposure time:

The reasonable exposure time for the subject property is consistent with the market time noted in the neighborhood section of the attached report form. The estimated marketing period of the subject property is consistent with the typical marketing period of the subject’s neighborhood unless otherwise stated.

Extraordinary Assumption: USPAP defines as follows:

“an assumption, directly related to a specific assignment, which, if found to be false, could alter the appraiser’s opinions or conclusions.  Extraordinary assumptions presume as fact otherwise uncertain information about physical, legal, or economic characteristics of the subject property; or about conditions external to the property, such as market conditions or trends; or about the integrity of data used in an analysis.”

Hypothetical Condition: USPAP defines as follows:

“that which is contrary to what exists but is supposed for the purpose of analysis. Hypothetical conditions assume conditions contrary to known facts about physical, legal, or economic characteristics of the subject property; or about conditions external to the property, such as market conditions or trends; or about the integrity of data used in an analysis.”

Highest and Best Use:  This is the reasonably best probable and legal use of vacant land or an improved property, which is physically possible, appropriately supported, financially feasible, and that results in the highest value.  
Inspect Or Inspection: These terms are not meant to infer that the appraiser is a home inspector or that the appraisal process involves analyzing the subject’s improvements to an exhaustive level of detail. The viewing of the subject is not intended to discover or note minute detail regarding the subject property including unapparent physical deficiencies but not limited to adverse condition, needed repairs or deterioration. The appraiser is not a home inspector, contractor or engineer and does not possess this expertise. The appraiser is not qualified to determine the existence of any material, mechanical, or structural defect, as well as any environmental hazards in the property other than that which is open and obvious.  The lender/client is invited to consider utilizing the services of a professional home inspector or other professional to discover any conditions that are not readily apparent based upon viewing the subject property.

Intended Use and Intended Users:  The Intended User of this appraisal report is the Lender/Client.  No additional Intended Users are identified by the appraiser.  The Intended User, or agent for the Intended User, has requested the appraiser to prepare an appraisal of the real estate, which is the subject of this appraisal report, for a mortgage finance transaction (the “Intended Use”).  This appraisal report and specified scope of work has been prepared solely for the identified Intended User and only for the stated Intended Use.  Mere possession of this appraisal report, or a copy thereof, by anyone else does not create any legal liability or professional responsibility, contractual or other relationship, guarantee, or warranty by the appraiser(s), appraisal firm and associated staff.  If other parties choose to rely on this report, they should: a) ensure that all addenda are included, and b) fully understand the scope of the assignment and all assumptions and limiting conditions. 

Lender/Client:  The lender/client is any party identified as an Intended User of this appraisal report by the appraiser based on communication with the client at the time of engagement.  No other entity, including the borrower, another lender at the request of the borrower, mortgage insurers, the mortgagee’s successors and assigns, government sponsored enterprises and other secondary market participants, will be identified as the client, unless specified in this appraisal report.
Needed Repairs:  

All homes, even new construction, have some items that could use repair.  Some repair items are cosmetic in nature and do not “need” to be made.  “Needed Repairs”, as used herein, are those repair items that are necessary either because they pose an obvious threat to the health and safety of the inhabitants of the home, because they are needed to insure the continued physical integrity of the home, or because they would be required to bring the condition of the home up to neighborhood standards.

Reliance:  

As stated elsewhere in this report, “The borrower…..may rely on this appraisal report as part of any mortgage finance transaction…”  In this context, the word “rely” means that the specified parties can rely upon the report for mortgage finance purposes only and for no other purposes.
