
Appraisals

Picking Comps, Adjustments, 
Definitions, and You Can Help
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• Make sure you sign in w/ the QR code

• Must stay all of class to get credit

• Ask questions-Let’s have some 
discussion!!!!!



How does an appraisal get “Ordered”

• Borrower makes loan app

• Pays lender for Appraisal

• Lender orders through AMC

• AMC orders or bids
• Bids

• Orders

• Appraiser accepts order, 
conditionally accepts or declines
• Conditionally Accepts? 

• Fee Can Depend on Multiple 
Factors
• Complexity

• Distance

• Type of property

• Due Date
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Subject Property Identification

• Listing History

• Current Listing

MLS Search

• Verifying Information

Realist Search

• 2nd or 3rd Verification Source

• Plat and Zoning Maps

• Deeds

County Assessor Search

• Last appraisal

Appraiser’s Files

• Aerial & Street Images
• Google Maps

• Apple Maps
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Subject Inspection

• ANSI
• Ceiling Height

• Basement/Below Grade

• Bed/Bath Count

• Garage Size

• Sunrooms

• Porches, Patio/ Decks

• Deferred Maintenance
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2153 sf
511 sf Gar
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2019 sf
462 sf Gar
17sf Bay Wndw
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What to 
Expect

• Software Vendors Not Ready

• Extended Turn Times

• Inspections will take longer

• Learning Curve For All

• Appraiser Requests For Docs

• Surveys, HOA Docs, 
Building Specs, etc

• Multiple Report Versions

• FNMA, Freddie

• U/W Requirements

• No change in valuation 
process

• Form Consolidation

• Finals

• 2055

• 1007

• Manufactured 

• Fewer Appraisers
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Exterior Details

Defects, Damages, Deficiencies
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Condition
Kitchen, Beds, Living and 
Baths
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Sales Comparison Grid
-more quality and condition fields for each comparable

Details For Each Room Could Cause “Requirements”



Pulling Comps/Data Collection

•Location

• Immediate Neighborhood

•Competing Neighborhoods

•School District

•City

•County

Based off Tax/MLS records

•+/- 10% to start

•Bracketing

GLA

•6 mo vs 1 yr

Sale Date

• Unique Features
• Pools

• Arterial Streets

• Corner Lots

• Commercial Properties

• Multi Family

• Parks

• Golf Course 

• Lake Frontage

• Basement
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Map Search –
Specific Area

• Subject

• House

• # Bath 2

• # Beds 3 

• GLA 1878
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Comps Selected
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Repairs
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FHA – MPRs
All Reports - Defects, 
Damages, Deficiencies

• Wood Rot
• Peeling Paint
• Broken Windows
• Handrails on anything over 18" 
from the ground
• Manufactured Home – HUD Tags 
and HUD Plate
• Structural will most likely be 
required - always req’d. for 
FHA/USDA
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Raw Wood Peeling Paint
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Anyone See
any problems????
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GAME TIME
Damaged and Functional

or
Damaged and Non-Functional
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Adjustments

• Square Footage, Baths, Garage
• Depreciated Cost

• Grouped Data

• Regression Models

• Paired Sales Analysis

Depreciated Cost Example

• Sales price – estimated site 
value-depreciation = price of 
improvement

• Divide Improvement by GLA = 
$/SF adjustment

tulsavaluations.com



Cost Approach
New Construction
Garages & Bathrooms

• Software takes regional 
multipliers and applies it to costs

• Can be used for other 
adjustments such as garages
• $27/sf depreciated cost x garage 

size 200sf (third car) - $5500

• $27-43 depending on construction 
& depreciation

Income Approach
GRM

• Dividing Sales Price/Monthly 
Rent
• $150,000/$1200 = 125

• GRM x Rent = Value
• 125 x $1500 = $187,500
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Don’t let anyone talk you 
out of spending $70,000 

on a pool

That $90,000 will be the 
best 

$140,000 you ever 
spend!
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w/o pools $158/sf
w/ pools $170/sf



Paired Sales
ie: Pool Adjustments

• W/ Pool Median 

• $170/sf

• W/O Pool Median

• $158/sf

• Diff is $12/sf

• Avg Sf 3074-3294 = $36,888-39,528
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Scheduling

• Due Dates

• Most take 5~7 
days

• 3.6 allow 10-
14 days

• Seller’s delay 
inspection

• Agent Delays

• Lender Delay

Accurate MLS 
Info

• Photos

• Mapping

• More than 
required fields

• Comments 
relevant to the 
house ie: age 
of updates 
such as roof, 
HVAC, water 
tank, etc

• Statistical 
Purp. Only

• Rent Amounts

Cont’d

• Buyer/Seller 
correct

• Who is 
recorded 
owner? 
Trusts, 
Estates, 
Individuals, 
LLC

• Provide 
Comps
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ROV-Reconsideration of Value

• 5-6 comps 
• Explanation why they are better than those used in the 

original report
• Lender U/W is “supposed to review”
• Appraiser will then review and decide whether or not to 

add to report
• FNMA & Freddie allow 1 ROV
• Don’t just send an AI response for an ROV
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Underwriting, 
Revision Requests  
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System knows best- Collateral UW

04/05/26 10:46 AM Revision Needed by Client

Notes: greetings,

We’re seeing some more proximal sales (to the subject) than those used in the report,

and they appear to have sale-dates that roughly fall in between the ones you chose,

could you please provide a short comment about why they were not selected?

2728 E 56th Pl,

5506 S Toledo Pl,

3811 E 54th St,

2925 E 57th St,

5428 S Louisville Ave,

6004 S Marion Pl,

Please provide response in a Dated Paragraph in Text Addendum of report.

_jkh_
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Common Revision Requests

•Additional bracketing comp

• Smaller net/gross % adjustments

•Additional explanation regarding condition of home

•Market based time adjustments 

•AI Based analysis of report

• Info not given to the Appraiser @time of report-i.e. 
contract addendums
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TulsaValuations.com

•mike@tulsavaluations.com

•918-613-1298 call or text or email
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