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DEPARTMENT OF VETERANS AFFAIRS 
REGIONAL LOAN CENTER 

C&V - (263) 
6900 Almeda Road 

Houston, Texas 77030 
 

The purpose of the VA Guaranteed Home Loan Program and the Loan Guaranty 
Activity is to assist eligible veterans to become homeowners. The RLC provides 
services for veterans residing in the states of Texas, Louisiana, Arkansas, and 
Oklahoma. 
 

VETERAN SERVICE CENTERS (NATIONWIDE):  (800) 827-1000 
 

WEBSITES: 
VA APPRAISAL ASSIGNMENTS & E-APPRAISAL    https://vip.vba.va.gov/ 
 
HOUSTON REGIONAL LOAN CENTER  http://www.vba.va.gov/ro/houston/lgy/home.html  
 
TAS HELP DESK:  vip@vba.va.gov       HOUSTON C&V EMAIL ADDRESSES: CV49.VBAHOU@VA.GOV 
           CV62.VBAHOU@VA.GOV 
               CV551.VBAHOUS@VA.GOV 
 

HOUSTON  REGIONAL LOAN  CENTER 
MAIN PHONE:  (888) 232-2571 

Construction and Valuation: ext. 1855 
FAX: (713) 383-1846 

 

CONSTRUCTION AND VALUATION STAFF-HOUSTON 

NAME E-mail Address  Extension 

Boone, Janice janice.boone1@va.gov 1754 

Bunkers, Chuck charles.bunkers@va.gov 1794 

Hamacher, Janice janice.hamacher@va.gov 1736 

Hubbard, Terrance terrance.hubbard@va.gov 1731 

Hudson, Todd todd.Hudson@va.gov 1770 

Johnson, Juan juan.johnson@va.gov 1789 

Mangum, Ellen ellen.mangum@va.gov 1803 

McEntire, Lonnie lonnie.mcentire@va.gov 1859 

Miller, David david.miller@va.gov 1739 

Perry, Curtis curtis.perry@va.gov 1733 

Pointer, Gloria gloria.pointer@va.gov 1788 

President, Yvette yvette.president@va.gov 1793 

Robey, Christopher christopher.robey@va.gov 1732 

Santos, Cynthia cynthia.santos3@va.gov 1727 

Shuman, Edward edward.shuman@va.gov 1721 
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Field personnel for the out-based offices are as follows: 
 

LITTLE ROCK VA REGIONAL OFFICE,   ARKANSAS 

2200 Ft. Roots Drive,  Bldg 65,  North Little Rock, AR 72114 
 

KEN GARRISON PH # 501-370-3892     Right  Fax #: 215-991-5309 
Cell Phone #: 501-249-0634      e-mail address:  kenneth.garrison@va.gov 
 
LEIGH BARRETT  PH # 501-370-3892        Right Fax #: 
Cell Phone #                               e-mail address:  leigh.barrett@va.gov 
 
   

MUSKOGEE VA REGIONAL OFFICE,  OKLAHOMA 

125 S. Main Street    Muskogee, OK 74401 
 

DONNIE GUINN   PH #: 918-781-7521    FAX #: 918-781-7524     Right Fax: 215-991-7906 
 Cell #: 918-504-9245     e-mail address: donnie.guinn@va.gov 
 
PAT BOYD          PH #: 918-781-7522        FAX #: 918-781-7524     Right Fax:  215-991-5375 
Cell #:  918-504-9246      e-mail address:  patrick.boyd@va.gov    

 
 
NEW ORLEANS VA REGIONAL OFFICE,   LOUISIANA 

1250 Poydras Street, Suite 200, New Orleans, LA 70113 
  
GREGORY BELL    PH #:                                 FAX #: 
Cell #:                       e-mail address:  gregory.bell@va.gov    
 
      

SAN ANTONIO VA OUTPATIENT CLINIC, TEXAS 

5788 Eckhert Road San Antonio, TX  78240 
 
JOSEPH GARCIA        PH #: 210-699-5078   FAX #: 210-699-2382      Right Fax: 215-991-1407 
Cell #: 210-324-8481       e-mail address:  joseph.garcia3@va.gov 
 
DARRELL DISHONGH      PH # 210-699-5053        FAX #: 210-699-2382     Right Fax: 215-991-5441 
Cell #:   210-347-6853            e-mail address:  darrell.dishongh@va.gov 
 
DOYLE CLARK        PH # 210-699-5059        FAX #:  210-699-2382      Right Fax:  215-713-1011 
Cell #:  210-865-0244          e-mail address:  doyle.clark@va.gov 
 
 
 

CORPUS CHRISTI VA OUT-PATIENT CLINIC, TEXAS 

4646 Corona Drive,  Ste 150,    Corpus Christi, TX 78411 
 

ARTHUR VALDEZ         PH #:  361-854-7745       FAX#:    361-370-3745    Right Fax:  215-991-5309       
Cell #: 713-515-1622 e-mail address:   arthur.valdez@va.gov 
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WACO VA REGIONAL OFFICE, TEXAS 

1 Veterans Plaza    701 Clay Avenue,    Waco, TX 76799 
 
STEVE GREGORY      PH#: 254-299-9637    FAX #: 254-299-9663      Right Fax: 215-713-9456 
Cell #: 254-495-0978        e-mail address:  steve.gregory2@va.gov     
 
JERRY HIGGINBOTHAM      PH #:254-299-9631      FAX #: 254-299-9663      Right Fax 215-713-3172 
Cell #: 254-495-0979       e-mail address :   jerry.higginbotham@va.gov  
 
DIANE ROGERS         PH #: 254-299-9693     FAX #:  254-299-9663      Right Fax: 215-713-3174 
Cell #:254-495-0980       e-mail address:  diane.rogers@va.gov 
 
PATRICIA SELBY      PH #:  254-299-9639      FAX #:  254-299-9663      Right Fax:  215-991-5300 
Cell #                          e-mail address:  patricia.selby@va.gov 
 
JIM COX       PH # 254- 299-9633    FAX #:  254-299-9663      Right Fax:  215-991-5224 
Cell #  254-644-6090       e-mail address:  jim.cox@va.gov        
 
      
    

EL PASO VA MEDICAL CENTER, FT BLISS,  TEXAS 

VA Medical Center Ft Bliss     5002 North Piedras St      El Paso, TX 79930-4210 

MILT HADDOCK      PH #:  915-564-6100  Ext 6052      Right Fax   #: 215-713-5281 
Cell #: 915-503-0788            e-mail address:    milton.haddock@va.gov 
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GENERAL TOPICS 
 
I. APPRAISAL REQUEST 

 
 1.  APPRAISER AVAILABILITY 
 
VA fee appraisers must be available during normal business hours and return all inquiries within 
24 hours.  VA must have each appraiser’s office and cell phone telephone numbers on file. 
Appraisers must notify VA promptly by phone and follow-up by e-mail any time they are 
unavailable due to illness.  For vacation leave, they must notify VA by email at least 5 days in 
advance of the scheduled leave.  If a request for inactive status exceeds a period of 90 days for 
reasons other than medical, the appraiser’s return to the panel will be based on current 
assignment needs.  
 
Appraisers must update their profiles in The Appraisal System (TAS) when changes are made 
to their addresses, emails, fax or telephone numbers. 
 
 
             2.  THE ASSIGNMENT PROCESS 
 
Assignments are provided through TAS on a rotating basis.  The number of assignments an 
appraiser receives is highly dependent upon their ability to meet VA’s timeliness and quality 
standards and also on the demands of the market. 
 
All VA cases are assigned a VA Case Number.  This number must be shown at the top right 
hand corner of the appraisal report and on all addenda included in the appraisal package. 

 
 
3.   SUBMITTING THE APPRAISAL REPORT 

 
All appraisals must be in Adobe PDF Format and must be submitted through the Veterans 
Information Portal (VIP), E-Appraisal, under Applications. 
 
Upon submission, E-Appraisal will send an email to the requester notifying that the appraisal 
report has been uploaded.  The appraiser should cooperate with any requestor who asks for an 
email copy of the report in addition to the uploaded appraisal. 
 
If uploading to E-Appraisal is unsuccessful,  the appraiser may contact VA for assistance.  The 
appraiser may be asked to email the report directly to the requester and to VA. 
  
 

4.  CANCELLATIONS AND DELAYS 
 
Written Assignment (26-1805) Not Received  -  The lender is responsible for providing the 
appraiser with written confirmation of the assignment.  If the appraiser does not receive the 
written assignment within five days, they must contact VA through one of the email addresses 
shown on page 1.  VA will direct the lender to provide the information or cancel the case.  Other 
reasons for delay or cancellation on the part of the appraiser should be thoroughly explained.  
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Written Assignment (26-1805) Received w/Missing Data - If the assignment form does not 
contain the information necessary for the appraiser to complete the work, the appraiser should 
contact the lender for the missing information.  If the requested data is not received within five 
calendar days of receipt of the 26-1805, the appraiser should request VA to cancel the 
assignment.  It is advisable that the appraiser not make trips to the property, run comparable 
sales, or perform any other work toward the completion of the report until all data have been 
received.  Cancellation requests in these cases must be made through the same email 
addresses shown on page 1. The appraiser should also notify the requestor (lender) that he/she 
has requested cancellation of the assignment.  When cancelling, appraisers must advise VA of 
the names of parties contacted, the data that was not provided and the dates of contact.  VA 
may grant an extension if the situation warrants. 
 

 
5.  TIMELINESS OF REPORTS 
 

We expect appraisers to complete appraisal assignments within seven work days except those 
appraisals requested for liquidation purposes.  Liquidation appraisal assignments must be 
completed within five work days. 
 
If the assignment is received after 5:00 pm, the assignment should be considered received the 
next business day. Timeliness is extremely important and repeated lateness could affect 
appraiser’s retention on the panel.  If appraisers are unable to complete assignments within 
required time frames, they must provide valid reasons for not submitting the appraisal timely.  
Excuses such as “unusual property”, “comparables hard to find”,  “heavy workload" are 
unacceptable. 
 
 
 
II.     CONFLICTS OF INTEREST (Accepting Appraisal Assignments) 
 
It is neither the desire nor the intent of VA to interfere in the private lives of fee appraisers or to 
infringe upon their personal liberties.  However, as a condition for appointment to and retention 
on the panel, VA fee appraisers shall not engage in any private pursuits where there will be: 
  
 connections established that may result in conflicts between the private interests of the  fee 

appraiser and his or her duties and responsibilities to VA and veterans. 
 
 circumstances where information obtained from or through a VA assignment will be used to 

the detriment of the Government or veterans. 
  
 
 
III.    NEW ETHICS RULE - USPAP 
 
USPAP now requires that prior to accepting an assignment, an appraiser must disclose to the 
client any services performed related to the subject property within the prior 3 years, whether in 
the capacity as an appraiser, or otherwise.  Additionally, the appraiser must also report such 
information in the appraisal report.   
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If a VA appraiser receives an assignment and has performed any service related to that 
property (e.g. prior appraisal, listing realtor, selling agent, management broker, repair service, 
steam cleaning siding, etc.), the appraiser is required to notify VA (as the client) prior to 
accepting the assignment.   
 
VA will ask the appraiser whether they can perform the appraisal meeting USPAP Ethics Rule 
requirements.  If the the appraiser indicates that he or she can perform the appraisal, they will 
be instructed to proceed with the assignment.  If the appraiser indicates that he or she cannot 
perform the appraisal, the case will be reassigned to another appraiser.  In either case, the 
appraiser’s timeliness will still be calculated from the point TAS notifies the appraiser of the 
assignment. 
 
Note:  if there is a confidentiality agreement involved in the prior appraisal assignment, the 
appraiser is not permitted to accept the assignment. 
 
 
 
IV.    PREPARING THE APPRAISAL REPORT 
 
 

1.  VA CASE NUMBER, ANY QUALIFIED VETERAN, LENDER CLIENT, AND 
INTENDED USER – ANY APPROVED LENDER 
 
 VA Case Number - should be placed in the upper right hand corner of the URAR and on all 

addenda included in the appraisal report.  The case number should be preceded by the type 
of appraisal being performed (i.e. LAP, IND, LIQ, SAP).  

 Any Qualified Veteran -  rather than the veteran’s name, the appraisal should show “Any 
Qualified Veteran” in the borrower’s field on the appraisal report.  Also, the veteran’s name 
should not show in any other area of the report except in the “Owner of Public Record” field, 
if applicable.  This field should always show the proper owner of record. 

 Lender-Client - the Department of Veterans Affairs should be recognized as the lender/client 
in the appraisal report. 

 Intended User – Any Approved Lender - should be included on the address line just 
opposite the lender/client information. 

  
 
 2.  ASSISTANCE WITH THE APPRAISAL 
 
VA appraisers may obtain assistance in preparing the appraisal report; however, specific 
appraisal tasks cannot be delegated.  The appraiser must personally inspect the property inside 
and out, and inspect at least the exterior of each comparable sale used.  They must select and 
analyze comparable sales, establish the final estimate of value, and sign the appraisal report as 
the appraiser.   If he or she relies on significant professional assistance in performing the 
appraisal or in preparing the appraisal report, the name of the assistant and the specific task 
performed by that individual must be shown in the “Reconciliation” section of the appraisal 
report. 
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V.  PROPERTIES ELIGIBLE FOR APPRAISAL 
 
 

1.  EXISTING CONSTRUCTION 
 
Existing construction are dwellings that have been completed for at least one year, or those that 
have been previously occupied regardless of age. 
 

 
2.  NEW-EXISTING CONSTRUCTION  
 

New construction are dwellings that are less than a year old and have never been occupied. In 
order for an appraisal to be completed on new-existing construction, the house must be fully 
complete or complete up to the installation of customer/buyer preference items.  Those items 
typically considered as customer preference items are: 

 Kitchen appliances 

 Floor covering 

 Finished fixtures such as door knobs, cabinet handles, interior light fixtures, ceiling fans, 
bath mirrors, towel racks, etc.  Finished fixtures do not include faucets, bath tubs, sinks, 
cabinets, counter tops.  (toilet stools might be included in buyer preference items if the 
flooring has not been installed) 

 Some interior paint/wallpaper 

 Privacy fence and gates 

 Landscaping (including sod).  Grading is not a buyer preference item.  It should be 
completed to insure that water is properly diverted away from the structure. 

 Air conditioner compressors (this item is included for security purposes).   
 
All exterior work, including paint, should be completed at the time of appraisal except for those 
items affected by adverse weather conditions.  It is the responsibility of the fee appraiser to 
determine if a property is eligible for appraisal (i.e. complete or complete to customer preference 
stage).  If such a determination cannot be made through communication with the builder or 
lender, the appraiser must make a visual inspection.  If it is determined the property is not 
eligible for appraisal, the appraiser should notify the lender that the appraisal cannot be 
completed and provide reason why.  The lender should be requested to contact the appraiser 
when the dwelling reaches the stage of eligibility.  The appraisal may be delayed for a period of 
30 days without prior approval of the VA and the lender may be billed an inspection fee if a 
visual inspection was performed at the lender’s request. The appraisal report must be properly 
documented regarding the delay.  If an extension past 30 days is required, VA staff must be 
contacted for approval. 
  
 

3.  PROPOSED/UNDER-CONSTRUCTION 
 

Dwellings where construction has not started or is under construction but not complete to the 
customer preference stage are considered proposed construction.  A home may be appraised 
from plans and specifications or a model home (see 3a below).  If appraised from plans and 
specs, the following exhibits are required:  
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 Specifications on VA Form 26-1852, Description of Materials, signed and dated by the 
builder in all cases and by the veteran when one is under contract.  (Other specification 
formats are acceptable provided they are signed and dated by the builder and veteran as 
described above and are sufficiently detailed for VA appraisal.) 

 Plot plan which includes the location of the well/septic systems, if applicable. 

 All exterior building elevations. 

 Foundation or basement plan. 

 Plan of all floors. 

 Sectional Wall details.  

 A certification signed and dated by a technically qualified and properly identified individual 
(such as, builder, architect, engineer, etc.) which states, “I certify that the construction 
exhibits for (identification of the property i.e. legal description or property address) meets all 
local code requirements and are in substantial conformity with VA Minimum Property 
Requirements.”  VA will accept HUD Form 92541, Builder’s Certification of Plans, 
Specifications and Site, in lieu of this certification. 

 
(3a)      ADDITIONAL CERTIFICATION FOR PROPOSED CONSTRUCTION 

 
Provide the following additional certification with your appraisal for 
proposed construction: 
 
“I hereby certify that the information contained in the exhibits identified 
herein was used to arrive at the estimate of reasonable value noted in this 
report.” 
 
 
Identify the Plans_________________     Signature_________________ 

 
 

(3b)  APPRAISAL OF PROPOSED OR UNDER CONSTRUCTION 
PROPERTIES FROM MODEL HOMES 

  
VA will allow “Proposed and Under Construction” properties to be 
appraised using an existing model home, in lieu of construction exhibits, if 
the model home is: 

 Fully completed; 

 The same plan type as the subject home; 

 Located in the same market area; and 

 Readily accessible to the assigned fee appraiser. 
 
In the “Comments” section at the bottom of page 1 of the URAR, the fee 
appraiser must insert the following statement: 

“Appraisal from Model Home.  Value has been 
based on the inspection of a model home of the 
same plan type as the subject.  Construction to 
be completed according to contract dated 
________.” 
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4.  PUDs and CONDOMINIUMs  
 
It is the appraiser’s responsibility to determine whether or not the property being appraised is a 
condominium or a single family unit located in a Planned Unit Developments (PUDs). 
 
The appraisal report for PUDs and condominiums must: 
 
 Show the amount of the current monthly assessment. 

 Comment on the adequacy of the monthly assessment, based upon the appraiser’s opinion 
of the adequacy of the project’s budget and/or comparison to competitive projects.  If the 
assessment is considered inadequate, a “fair” or “market” assessment must be 
recommended. 

 Denote project information for PUDs on page 3 of the URAR, if applicable. 

 Report any known pending litigation involving the subject property or it’s homeowner 
association. 

 Indicate which utilities are included (condominium only). 

 Include any commercial or other non-residential ownership interest. if there are any, and 
explain the impact they have on the value of the residential units (condominium only). 

 In the case of condominium conversions, ascertain the degree to which the converted 
structure and unit(s) has been or will be rehabilitated for condominium use.  The structure 
may have been, or is proposed to be, remodeled, renovated, rehabilitated, modernized, or 
“cosmetically” refurbished, and  

 provide a description of the type of work completed or proposed to be completed in the 
conversion being appraised for declarant/developer sales.  This information is not required 
in spot resales by sellers other than the declarant/developer. 

 
 

5. MANUFACTURED HOMES 
 

To be eligible for a VA loan, a manufactured home must be classified and taxed as real 
property.  The unit must be properly attached to a permanent foundation system which is 
constructed to withstand both supporting loads and wind-overturning loads.  It must 
substantially conform to VA MPRs and be acceptable to the building authority having 
jurisdiction. 
 
If the fee appraiser has reasonable doubts as to the acceptability of the foundation system, an 
inspection and statement from a registered professional engineer is acceptable.  Considering 
the cost, such inspections should be required only when necessary and not just as a measure 
of liability protection for the appraiser. 
 
Existing Construction – The site, manufactured home unit, and other on-site improvements must 
meet VA MPRs for existing construction cases as described in basic MPRs. 
 
Proposed Construction – Any case in which the foundation has not been fully completed and 
the manufactured home unit not installed is considered to be “proposed construction.”  Specific 
requirements for proposed are as follows: 
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 Specifications for the foundation and a plot plan as required for conventional site-built 
homes. 

 In double-wide homes, a detail of the mating line piers, if applicable. 

 A foundation plan showing the location and a cross-sectional detail of the supporting piers.  
In all cases, include drawings of the foundation anchorage details. 

 A floor plan of the unit and exterior elevation drawings/photographs of the front and rear of 
the home.  If the unit is not physically located on the site and/or the appraiser does not have 
access to the unit, these may be provided in the manufacturer’s advertising or technical 
installation manual. 

 In states or localities that require the underside of the unit to be completely enclosed, details 
of the perimeter enclosure that comply with those requirements. 

 Since site conditions vary considerably from location to location, any revision needed to 
information provided in the manufacturer’s technical installation manual in order to comply 
with local requirements. 

 Appropriate construction exhibits for any other on-site improvements such as decks, 
enclosed patios, garages and carports, etc., to be financed with the VA loan proceeds. 

 Supplemental information on any selected options or upgrades included in the subject sale.  
 

 

FOUNDATION COMPONENT REQUIREMENT 

The load-bearing piers and footings must: 

   a)  be of sufficient size and number to evenly distribute the 
weight of the manfactured home 

   b)   be of materials acceptable to the building authority having 
jurisdiction, and 

Piers and Footings 

   c)    where applicable, have footings which extend below the 
frost line. 

Concrete Slabs or Continuous 
Footings Concrete slabs or continuous footings are acceptable in areas 

where their use is permitted by local building authorities.  Steel 
anchorage devices must be cast into the concrete slab or 
footing and be capable of providing holding strength to resist 
horizontal and uplift forces. 

Anchoring devices, adequate to resist all loads, must: 

    a)  be attached to the main frame of the unit by a bolted, 
welded, or mechanical connector 

    b)   be placed at every supporting pier or as specified by the 
manufacturer, and 

    c)   extend into the pier footing 

Anchoring Devices 

Anchoring straps or cables affixed to ground anchors, other than 
pier footings, will not meet this requirement unless specifically 
allowed by the building authority of jurisdiction. 

Hurricane Ties 

Properties located in Wind Zone II or III (wind speeds in excess 
of 80 mph) must be provided with diagonal hurricane ties which 
have been properly engineered for the location, and comply with 
the requirements of the building authority having jurisdiction. 
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Note:  The installation procedures included in both the 
manufacturer's foundation instructions and NCS Handbook 
A225.1 are not generally adequate for manufactured homes in 
these areas. 

Properties located in areas of high seismic activity require 
special foundation designs to compensate for the effects of 
ground movement and to provide flexible connections between 
the foundation system and the manufactured homes and all 
utility connections. 

Flexible Connections for 
Seismic Activity 

Building authorities in these areas should be consulted for 
acceptable design features and special code requirements. 

A permanent perimeter enclosure (not "skirting") with a 
continuous foundation-type footing will be required only when 
specifically required by the local building authority.  When 
required, it must be 

   a)  designed to resist all forces which cause frost heave, soil 
settlements, or the shrinking or swelling of expansive soils 
without transmitting the movement or effects to the 
manufactured home, and 

Permanent Perimeter Enclosure 

   b)  properly secured to the perimeter of the manufactured 
home to exclude entry of vermin and water, and provide 
ventilation and a means of access to the crawl space. 

The reduction of moisture and humidity in an enclosed under 
floor space is required.  Except in arid regions with dry soil 
conditions, a continuous moisture barrier that covers the natural 
or excavated ground surface within the perimeter enclosure of 
the home must be installed. 

Moisture and Humidity 
Reduction 

Provisions should also be made to prevent water from entering 
the crawl space and for the control and diversion of surface 
water away from the manufactured home. 

 
 
 

6. MODULAR HOMES 
 

Modular homes are eligible, provided they are covered by a HUD structural engineering bulletin, 
or constructed to the standards of the state in which the factory is located and they must receive 
that state’s approval certification.  These homes are delivered to the building site in sections, 
but are not attached to a chassis supported by wheels. 
 
 

7. FARM RESIDENCES/ACREAGES 
 
The appraisal of properties with acreages should not present difficulties if a sufficient number of 
similar properties in the area were recently sold primarily for residential use.  Full value must be 
applied to the site on which the property is located.  There is no specific limit on overall land or 
site size, or on the inclusion of additional lots as long as the whole parcel is contiguous and 
conveyed as a single entity.  VA appraisals have historically limited the contributory value of 
what was considered “excess land”.  This frequently resulted in the veteran being placed at a 
competitive disadvantage when negotiating sales.  Therefore, while VA remains a residential 
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program in nature, we feel it is appropriate to give full market value to the property being 
appraised. 
 
In some cases, individual improvements not typically considered residential, such as barns, 
sheds, corrals, and stables, will be included in farm purchases.  These items must be valued at 
their fair market value on the basis of their use for residential purposes only.  Valuation must 
never include livestock, crops, or farm equipment and supplies. 
 
 
 
VI.   OTHER PROPERTY TYPES AND SITUATIONS 
 
 

 1.  PROPERTIES IN POOR CONDITION 
 

A property in a badly deteriorated condition is not eligible for appraisal unless VA agrees there 
is a reasonable likelihood that it can be repaired to meet VA Minimum Property Requirements 
(MPRs) prior to closing.  Appraisers should notify VA of this issue before completing the 
appraisal. 
 

2. PROPERTIES IN FLOOD HAZARD AREAS 
 

Special Flood Hazard Areas (SFHAs) are those areas in 100-year floodplains delineated on 
Federal Emergency Management Agency (FEMA) flood maps.  SFHAs are usually designated 
Zones A, AO, AAH, AE, A99, VO, VE, or V.  Older maps used numbered A and V Zones (for 
example, A2, V30) 

 

The appraisal must indicate whether or not the property being appraised is in a flood hazard 
area.  Must also provide the map number and date of map.  If the maps indicate the property is 
located in a flood hazard area, the appraiser must provide a copy of the flood map and indicate 
on the map the location of the property. 

 

3. PROPERTIES NEAR AIRPORTS 

The appraisal report must identify any airport noise zone or safety-related zone in which the 
property is located.  The fee appraiser must consider effect on value, if any, of the property 
being located near an airport and available comparable sales must indicate market acceptance 
of the subdivision in which the property is located. The area where the property is located must 
be consistent with the recommendations found in the airport’s Air Installation Compatible Use 
Zone (AICUZ) report.  Proposed construction located in Clear Zones are not acceptable to VA. 

 

 Clear zones are areas of highest accident risk located immediately beyond the ends of the 
runway. 

 Accident potential zones are beyond the clear zones but still have significant potential for 
accidents.  Only military airports identify them. 

 No existing property will be rejected because of airport influence if that property is already 
the security for an outstanding VA loan. 
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Airport Noise Zones are defined in decibels (db) in the following table: 

Noise 
Zone 

CNR  (Composite 
Noise Rating) 

NEF   (Noise  
Exposure Forecast)

DNL (Day/Night 
Ave Sound Level) 

1 Under 100 Under 30 Under 65 

2 100-115 30-40 65-75 

3 Over 115 Over 40 Over 75 

 

 

4.  PROPERTIES LOCATED IN EASEMENTS 

 

A dwelling will not be acceptable for VA financing if any part of the residential structure is or will 
be located in a transmission line easement involving high-pressure gas or liquid petroleum or 
high voltage electricity.  Also, detached improvements located in these type easements will not 
be considered in the value of the property but this will not prevent the home from being 
accepted for a VA loan.  

 

5. PROPERTIES SUSCEPTIBLE TO GEOLOGICAL OR SOIL INSTABILITY 

 

In proposed or under construction properties, if the area has a history of geological or soil 
instability, the builder must submit either 

 A certification that to the best of the builder’s knowledge and belief, any geological or soil-
related hazard has been compensated for in the engineering design of the improvement and 
no portion of the construction will rest on fill, or 

 Evidence from a qualified geologist or engineer that the subject site either does not present 
unusual geological soils-related hazards or that such hazards, if identified, have been 
compensated for in the engineer design of the improvements. 

Qualified geologist are state licensed or are members of a national or state organization which 
requires responsibility, experience, education and demonstrated ability in the field of 
engineering geology. 
 
 

6.   PROPERTIES (NEW CONSTRUCTION) OWNED BY LENDERS 
 
VA will consider and process new construction properties owned by lenders as “existing 
construction” as long as the property is fully completed.  Those that are not completed will be 
ineligible for VA financing unless the lender agrees to complete the construction in accordance 
with VA Minimum Property Requirements (MPRs) for existing construction.  VA appraisers are 
to make repair requirements same as other existing properties. 
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VII.  APPRAISAL REQUIREMENTS 

 
1. GENERAL REQUIREMENTS 

 
Every VA appraisal must: 

 Name VA as the client on the appraisal report form. 

 Show “Any Qualified Veteran,” rather than the veteran’s name in the borrower field of the 
appraisal report form. 

 Be performed within VA timeliness requirements. 

 Conform to Uniform Standards of Professional Appraisal Practice (USPAP). 

 Meet additional requirements, as outlined in this guide, that may be supplemental to USPAP 
or the VA Lender’s Handbook. 

 Be uploaded into E-Appraisal in Adobe Portable Document Format (PDF). 

 Contain the VA appraiser’s signature, either electronically or handwritten.  USPAP provides 
specifics on what can be considered an electronically verified signature.  Appraisers must 
refer to these standards for specific guidance. 

 
 
2. CATAGORIES OF APPRAISALS 

 
VA recognizes three categories of appraisals: 

 Existing – any home that has been fully completed for 12 months or more or one that has 
been previously occupied regardless of age. 

 New-Existing – a newly constructed home that is fully complete, or complete to buyer 
preference stage and has not been previously occupied. 

 Proposed/Under Construction – appraisal is based upon plans and specifications 
(construction not started or under construction but not to customer preference stage); or one 
based on a model home as previously mentioned. 

 
 

3.  VA APPROVED APPRAISAL REPORT FORMS  
 
Every VA appraisal assignment must be properly completed using one of the following appraisal 
report forms: 

 Uniform Residential Appraisal Report (URAR), Freddie Mac Form 70/Fannie Mae Form 
1004, if the property is a single-family residence, not a manufactured home or a unit in a 
condominium. 

 Manufactured Home Appraisal Report, Freddie Mac Form 70B/Fannie Mae Form 1004C, if 
the property is a single family manufactured home. 

 Individual Condominium Unit Appraisal Report, Freddie Mac Form 465/Fannie Mae Form 
1073, if the property is a condominium unit. 

 Small Residential Income Property Appraisal Report, Freddie Mac Form 72/Fannie Mae 
Form 1025, if the property has two or more living units. 

 Exterior-Only Inspection Residential Appraisal Report, Freddie Mac Form 2055/Fannie Mae 
Form 2055, for liquidation appraisal where the property is occupied and the appraiser has 
been denied access. 
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 Exterior-Only Inspection Individual Condominium Appraisal Report Freddie Mac 466/Fannie 
Mae 1075, for liquidation appraisals (only), when interior access cannot be obtained. 

 Exterior-Only Individual Cooperative Interest Appraisal Report, Fannie Mae 2095 for 
liquidation appraisals (only), when interior access cannot be obtained. 

 Market Conditions Addendum, Fannie Mae Form 1004MC. 
 
 
4. CONTENTS OF THE APPRAISAL REPORT 

 
Every VA appraisal report must include the following items: 

 A copy of the appraisal invoice (should precede the report). 

 A properly completed appraisal report using one of the forms listed in the previous section. 

 Market Conditions Addendum, Fannie Mae Form 1004MC. 

 Listing Statement – If the market indicates no significant changes, a formal written analysis 
of listings and/or pending sales is not required.  However, the appraiser must provide the 
following certification – “I have considered relevant competitive listings and/or contract 
offerings in the performance of this appraisal.  Any trend indicated by that data is supported 
by the listing/offering information included in this report.” 

 A location map, showing the location of the subject and each comparable sale and/or 
comparable listing.  Map(s) should be sufficient to allow the reviewer to find all properties 
without additional assistance.  Detailed maps such as key maps, city maps, or others that 
contain sufficient details should be used. 

 Building perimeter sketches showing the “footprint” of all improvements, including floor plan 
layout of residential spaces.  The calculation for the square foot size of the improvements 
must also be shown either with the sketch or in the comments section of the Cost Approach 
on the URAR. 

 Photographs of the subject property (front, rear, and street) and a front photograph of each 
comparable sale.  If pictures of comparable sales cannot be obtained due to lack of access, 
poor visibility, etc., copies of listing service or advertising pictures are acceptable provided 
they clearly depict the properties.  (Copies of listing service or advertising pictures in lieu of 
photographs are never acceptable for the subject property.) 

 An itemized list of any observed repairs required being complete, customer preference items 
to be installed, inspections to be performed, or conditions to be corrected, for the property to 
meet VA minimum property requirements.  Estimated cost of these items or services must 
also be included. 

 A copy of the properly executed purchase contract; signed and dated by all parties to the 
transaction.  (If the contract is extremely large, the appraiser must upload portions of the 
contract that will allow the reviewer to understand the transaction and to identify included 
sales concessions.) 

 The report must have the appraiser’s signature, either electronically or handwritten. 
 
 
5. APPROACHES TO VALUE 

 
 Sales Comparison Approach – VA relies exclusively on the sales comparison approach to 

value, except in very unusual circumstances involving inadequate or nonexistent 
comparable sales or extremely unique properties.  The value estimate should never exceed 
what has been indicated as a result of the sales comparison analysis.   
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 Cost Approach – VA does not require the completion of the cost approach unless it is 

applicable to the appraisal.  (For example:  The cost approach may be useful in appraising 
very unique properties).  Also if the appraiser provides site valuation, he/she must complete 
the entire cost approach.  

 
 Income Approach – Development of an income approach for a single-family property is not 

required.  If the appraisal involves an income producing property (more than one living unit), 
the appraiser will use the Small Residential Income Property Appraisal Report, Freddie Mac 
Form 72 or Fannie Mae Form 1025, which requires value estimates developed through both 
the income approach and the sales comparison approach in the final reconciliation. 
 

 
6. SELECTION AND ANALYSIS OF COMPARABLE SALES 

 
The appraiser must select the most recent comparable sales available and properly adjust the 
sales price of each for market recognized differences between the comparable and the subject 
property.  The goal is to obtain a value estimate that does not exceed the price at which similar 
properties can be purchased in the current market. 
 
 Sales Dates - Comparable sales should be recent, typically within 6 months or less.  In 

those rare instances where sales over 12 months must be used, the appraiser must 
adequately explain the reason for using these sales. 

 
 Sales Price Range - Comparables should preferably exhibit a narrow price range.  The 

appraiser must adequately explain a wide range in the sale prices of comparables before 
and after adjustment.  The final estimate of value should fall within the bracketed adjusted 
sales used in the appraisal report. 

 
 Data and Verification - A single data source is adequate if it provides quality sales data 

verified by closed transactions.  Sales data provided by a party to the sale or financing of the 
subject property must be verified by a secondary data source or a party without an interest 
in the transaction.  If the subject property is in a new subdivision, the analysis should include 
the builder’s closed sales, sales of other builders, sales from competing subdivisions, and 
sales of similar existing properties.  

 
 Sales Listings and Contract Offers – In every case, the appraiser should 
 

analyze  sales listings, contract offers, and unsettled sales to determine if market 
conditions changed between the dates the comparables sold and the effective 
date of the subject property appraisal.  This is especially important in markets 
with rapidly increasing or decreasing values.   

make the following statement (either on the URAR or an attached addendum): “I 
have considered relevant competitive listings/contract offerings in performing this 
appraisal, and any trend indicated by that data is supported by the listing/offering 
information included in this report.” 

provide a listing/offers addendum if a significant market transition is indicated due 
to changes in employment opportunity, housing supply/demand, average 
marketing time, seller concessions, etc. 
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 Location - Comparable sales should be located as close to the subject as practical.  Their 

proximity to the subject must be described (such as 3 blks N).  Generally blocks would be 
used in cities and miles in rural areas to describe the location.  The appraiser must 
adequately explain any reliance on sales located further from the subject than similar recent 
comparable sales readily available in the subject neighborhood or outside of the subject’s 
market area.  (In some rural areas, comparable sales may be 5, 10, or 20 miles or more 
from the subject property and still be within the subject’s immediate market area.) 

 
 Value Adjustments – To be acceptable to VA, properties must meet VA’s Minimum Property 

Requirements (MPRs).  Since MPR repairs identified in the appraisal report must be 
completed as a condition of the report, value adjustments to the comparables are to be 
made as if the repairs to the subject have been accomplished.   

 
Generally, good comparables require minimal adjustment for individual feature differences 
and a minimal total net adjustment.  The appraiser must adequately explain large 
adjustments.  Adjustments based on factor other than market reaction, such as builder cost 
for materials, project development, etc., are not generally acceptable. 
 

 
7. OTHER MARKET ANALYSIS CONSIDERATIONS 

 
 Sales Concessions – The appraiser is required to make market-based adjustments to 

comparable sales for any sales or financing concessions that may affect sales prices.  The 
effect of concessions on sales prices of the comparables should be noted in the report.  In 
doing so, the appraiser should consider 

 
that the effect of financing/sales concessions can vary in different locales. 

that the amount of any adjustment should generally be based on real estate 
market reaction to the concession(s), and may not necessarily be dollar-for-
dollar. 

 
 Marketing Time/Trends - In every case, the appraiser should consider the marketing time 

and trend (increasing/decreasing) in the market area and the extent of increase or decrease 
in the average marketing time (listing period) in that market area.  For example, “In the last 3 
months, the listing period in the subject’s market area decreased from 180 to 90 days.”   

 
 Declining Markets – Some areas are experiencing what is frequently referred to as 

“declining markets”.  VA recognizes that some lenders may object to receiving appraisal 
reports that contain comments regarding negative market conditions and, consequently, 
lenders may request removal of this information from the report.  VA expects the appraiser 
to provide complete and accurate market analysis that is fully documented in the appraisal 
report. 

 
 Upgrades – All adjustments for upgrades must be market based.  If the market supports a 

difference in quality and the amount can be determined from the market, then an adjustment 
should be made.  The amount of the adjustment could be higher, lower, or the same as the 
cost of the item.  If the market does not recognize the difference, an adjustment should not 
be made.   

 
All material differences (upgrades) between the subject property and the comparable sales 
used to establish value should be shown either on the Quality of Construction line of the 
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sales grid or as a separate line item.  In either case, the differences must be named, and the 
method used to determine the adjustment amount must be shown.  (For example, if the 
subject property has granite cabinet tops versus formica, or ceramic tile flooring versus 
linoleum, and the market dictates a value adjustment, the total adjustment should be made 
on the Quality of Construction line or on one of the extra lines at the bottom of the grid).  
These differences should be detailed, including the amount of each adjustment, and shown 
on page 3 of the URAR or on a separate addendum. 

 
 

8. REMOVABLE EQUIPMENT 
 
Items such as ranges and refrigerators, considered necessary by the typical family and 
contributes to the family’s livability, are acceptable for valuation.  Items such as furniture, small 
kitchen appliances, drapes and rugs, are considered personal (chattel) and cannot be 
considered in the value.  Some items, such as window air conditioner units and above ground 
pools require the appraiser’s judgement.  In these instances, appraisers should pay strict 
attention to the manner these items are installed.  
 
 

9. REMAINING ECONOMIC LIFE OF IMPROVEMENTS 
 
Remaining Economic Life (REL) is the estimated period of time before improvements lose their 
ability to serve their intended purpose as a home.  For VA Loan Guaranty purposes, the REL of 
the security must be at least as long as the loan repayment term, typically 30 years.  A 
remaining economic life of less than 30 years must not be arbitrarily established and must be 
adequately explained by the appraiser.  In all cases, the appraiser must state the estimate at its 
maximum (for example, 40 years).  For condominium units, the estimate of remaining economic 
life must be reported in the “Reconciliation” section of Fannie Mae Form 1073, Individual 
Condominium Unit Appraisal Report. 
 
 
 
VIII.     VA MINIMUM PROPERTY REQUIREMENTS (MPRs) 
 
 1.  PURPOSE OF MPRs 
 
VA Minimum Property Requirements (MPRs) provide general acceptability criteria for 
properties, which will become the security for VA-guaranteed loans.  In proposed or under 
construction cases, the MPRs help ensure that the property is constructed according to the 
applicable building code, federal regulation, and HUD requirements.  In existing and new 
construction cases, the MPRs provide a basis for determining that the property is safe, sound, 
and sanitary and that it meets the standards acceptable in a permanent home in its locality. 
 
  

2.  OVERVIEW 
 
Appraisers are to recommend those repairs needed to make the property conform to VA 
Minimum Property Requirements (MPRs) and to prevent continued deterioration of the 
improvements.  Cosmetic repairs may be considered if they are part of the purchase contract 
and will significantly add to the value of the property. 
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A property may be ineligible for appraisal if repairs appear to be beyond corrective measures.  
Appraisers are required to contact VA before completing appraisals in these instances. 
 
 

3. REPORTING  MPR  ITEMS 
 
Fee appraisers are experienced observers who must view both the interior and exterior of the 
subject property to: 

 determine overall condition, and  
 recommend any readily observable repairs necessary to make it meet VA Minimum Property 

Requirements (MPRs).  The appraisal is made “as is” or “subject to repairs”.  The appraiser 
is required to provide an itemized list of observed repairs, customer preference items to be 
installed on new construction cases, or other actions necessary to ensure the property 
meets MPRs along with an estimated cost to complete each item. 

 
Appraisers must not recommend electrical, plumbing, heating, roofing or other inspections only 
as a measure of liability protection.  Improvements or site conditions that do not appear to meet 
MPRs should, in most instances, be required to be corrected, repaired or replaced, rather than 
inspected.  An inspection should be recommended only if there is  indication of a complex 
problem requiring a professional opinion, such as, pests, site drainage, structural defects, safety 
concerns, code violations, etc.   
 
When there is an indication of a potential environment problem (e.g. abandoned underground 
fuel storage tank), the appraisal report must contain a requirement for correction of the problem 
in accordance with any local, state, or federal requirements. 
 
Fee appraisers are required to view, but not enter, any accessible crawl space and/or attic 
areas of the home and report any significant defective conditions observed. 

 
 

4.  MPR VARIATIONS AND EXEMPTIONS 
 
VA may agree to modify MPRs where justified by certain conditions common to a particular 
geographic area or occurring on the site, or where such conditions make compliance impractical 
or impossible.  

 
 
 
IX.   BASIC MINIMUM PROPERTY REQUIREMENTS (MPRs) 
 

1. PROPERTY ACCESS 
 
 Access to the Site:  Each property must be provided with a safe and adequate pedestrian 

or vehicular access from a public or private street.  Private streets must be protected by a 
permanent easement, and maintained by a homeowners association or joint maintenance 
agreement.  All streets must have an all weather surface. 

 
 Access to the Unit and Rear Yard:  Access to the unit and the rear yard must be provided 

without passing through any other living unit.  Each living unit must be able to be used and 
maintained individually without trespass upon adjoining properties.  Any easements required 
must run with the land.  For row-type dwelling, access to the rear yard may be by means of 
an alley, easement, passage through the subject dwelling, or other acceptable means. 
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 Access for Wall Maintenance:  There must be adequate space between buildings to 

permit maintenance of the exterior walls. 
 
 

2. PROPERTY CHARACTERISTICS 
 
 Entity:  The property must be a single, readily marketable real estate entity. 
 
 Use:  The use must be primarily residential.  If a portion of the property has non-residential 

use, it must not impair the residential character of the property or exceed 25% of the total 
gross floor area. In making this calculation, the total nonresidential area must include 
storage areas or similar spaces that are integral parts of the nonresidential portion. 

 
 Living Area and Facilities:  Each unit must have sanitary facilities and space necessary to 

assure suitable living, sleeping, cooking and dining. Facilites such as laundry and storage 
space or heating may be shared in two-to-four living unit buildings under a single mortgage. 

 
 Utilities:  Utilities (water, sewer, gas, electricity) services must be independent for each unit 

except 

living units under a single mortgage or ownership may share water, sewer, gas, or 
electricity as long as there are separate service shut-offs for each unit, and 

living units under separate ownership may share connections from the main to the 
building line when those connections are protected by easement or covenant, and a 
maintenance agreement acceptable to VA. 

Individual utilities serving one living unit shall not pass over, under, or through another living 
unit unless there is a legal provision for permanent right of access for maintenance and 
repair of the utilities without trespass on adjoining properties.  

 
 Mechanical Systems:  Mechanical systems must be safe to operate, be protected from 

destructive elements, have reasonable future utility, durability and economy, and have 
adequate capacity and quality.  

 
 Heat:  Heat must be adequate for healthful and comfortable living conditions.  Homes with a 

wood burning stove as a primary heating source must also have a permanently installed 
conventional heating system that maintains a temperature of at least 50 degrees Fahrenheit 
in areas with plumbing. 
 
Solar system for domestic water heating and/or space heating must be backed up 100 
percent with a conventional thermal energy subsystem or other backup system, which will 
provide the same degree of reliability and performance as a conventional system. 
 
VA may determine that climatic conditions are such that mechanical heating is not required. 

       
 Electricity:  Each unit must have adequate electricity for lighting and necessary equipment. 
 
 Water and Wells:  Each unit must have a continuing supply of potable (drinkable) water 

along with domestic hot water.  Connection to public water is required whenever feasible. 
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Water quality from an individual water supply must meet the requirements of the local health 
authority.  If there is no local health authority, then the EPA guidelines will apply.  Water 
must be potable from the source, independent of any individual treatment system. 

 
      A shared well must be capable of producing adequate water for each property  
      simultaneously.  There must be a permanent easement to allow access for  

maintenance and repair.  There must be a recorded well-sharing agreement, which      
provides for repair and maintenance of the system.  

 
 A Community Well must be sufficient for the project and local or State Health Officials must 
approve water quality.  

 
Health department approved cisterns will be accepted when public water is not available 
and when safe, potable water cannot be obtained from drilled wells. 

 
 Sanitary Facilities, Sewage and Septic:  Each unit must have sanitary facilities and a safe 

method of sewage disposal.  Connection to public sewer is required whenever feasible. 
 
      Individual and community sewage disposal systems must operate properly. 
 

Pit privies are permitted where they are customary and are the only feasible means of 
disposal.  They must be installed in a manner recommended by the local health authority.  If 
there are no local health authority requirements then U.S. Public Health  

      Service requirements apply.  
 
 Roof:  The roof covering must prevent entrance of moisture, and provide reasonable future 

utility, durability, and economy of maintenance.  When a defective roof with three or more 
layers of shingles must be replaced, all old shingles must first be removed.  

 
 Ventilation:  Natural ventilation of structural spaces such as attics and crawl spaces must 

be provided to reduce the effect of excess heat and moisture, which could cause decay, and 
deterioration of the structure. 

 
 Crawl Space:  The crawl space must have adequate access, be properly vented and 

clear of all debris.  Excessive dampness or ponding of water must be corrected.   
Floor joists must be high enough to allow access for maintenance and repairs of 
ductwork and plumbing. 

 
 Party Walls:  A party wall constructed at the property line must extend the full height of the 

building (foundation to roof ridge).  The wall may separate semi-detached or row units.  
 
 
  3.  DEFECTIVE CONDITIONS 
 
 Site:  The site must be properly graded to provide positive drainage (away from the 

dwelling), and to prevent water from ponding.  Ground cover must be stabilized to prevent 
erosion.  

 
 Improvements:  Any condition impairing the safety, sanitation or structural soundness of 

the property must be corrected so that the probability of further damage is eliminated.   
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Some of these conditions include defective construction, poor workmanship, evidence of 
continuing settlement, excessive dampness, leakage, decay and  

      termites. 
 

Specific examples of common problems include rotted exterior wood trim, peeling paint, roof 
leaks, broken windows, plumbing leaks and exposed electric wiring.    

 
      Other examples include damage caused by infestation, fungus growth or dry rot. 
 
 Lead-Based and Defective Paint:   
 

Lead-based paint constitutes an immediate hazard that must be corrected.  Appraisers must 
 
assume that a defective paint condition (involving cracking, scaling, chipping, 

peeling, or loose paint) on any interior or exterior surface of properties built prior to 
1978 involves lead-based paint, 

clearly identify the location of such conditions, and  

recommend correction. 
 
 
  4.  OTHER HAZARDS 
 
 Onsite:  The property must be free of hazards (such as subsidence or flood or erosion 

problems) which may adversely affect the health and safety of the occupants, the structural 
soundness of the improvements, or which may impair the customary use and enjoyment of 
the property by the occupants. 

 
 Offsite:  High Voltage Electric Transmission Lines and Gas and Petroleum Pipelines:  No 

part of any residential structure may be located within a high voltage electric transmission 
line easement.  Also, any detached improvements even partially in a transmission line 
easement will not receive value for VA purposes. 

 
 
 
X.     MPR REPAIR INSPECTIONS 
 
Appraisers must obtain a copy of the Notice of Value (NOV) letter from the lender to determine 
which repair items must be reinspected for completion.  The appraisal report must not be used 
for this purpose.   
 
All Inspection reports should be submitted on the appraiser’s letterhead.   
 
In the event the appraiser who completed the appraisal report is not available, lenders may 
contact another VA fee appraiser to complete the inspection.   
 
 
 
 
 
 
 
XI.     LIQUIDATION APPRAISALS 
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Liquidation appraisal requirements are the same as origination appraisal requirements except 
cosmetic repairs are always included on the itemized repair list in the liquidation addendum and 
the value is based on the property in it’s ‘as is’ condition.  A liquidation appraisal is not an 
appraisal of value under forced or foreclosure conditions.  The appraisal must be market based 
(that is, the price the property can command if exposed for sale in the open market, allowing a 
reasonable time to find a purchaser).   
 
 
 1.  INTERIOR ACCESS/VACANT PROPERTIES 
 
VA requires fee appraisers to gain access to vacant properties when performing VA liquidation 
appraisals in order to determine accurate values.  Therefore, the lender/servicer is required to 
provide information regarding property access (i.e. location of door keys, contact telephone 
numbers, etc.).  VA will not hold appraisers responsible for delays beyond their control; 
however, appraisers are required to make every attempt necessary to gain entry to the property. 
  
Appraisers may not be required to enter vacant properties if any of the following exist: 
 

 VA has approved a request to waive the lender/servicer’s responsibility for access of the 
vacant property. 

 The property is vacant and jurisdictional law prohibits the lender from gaining or assisting in 
gaining access to the property, and the VA has waived such access. 

 The owners personal effects remain in the property causing legitimate concern about 
exposure to litigation (VA will consider these on a case-by-case basis). 

 
 

2.   INTERIOR ACCESS/OCCUPIED PROPERTIES 
 
Appraisers must make every effort to gain entry to occupied properties.  If they cannot based on 
reasons provided below, the liquidation addendum must be properly documented. 
 

 The property owner/occupant has permanently refused the appraiser’s entry. 

 The appraiser considers access to present a legitimate hazard. 

 Three or more attempts to gain entry (i.e. telephone calls, visits) have resulted in no access 
to the property.  Attempts must be made on different days at times most likely for the 
occupant to be at home. 

 The appraiser has made three appointments to enter the dwelling, all of which have been 
broken. 

 
 

3.   EXTERIOR-ONLY APPRAISALS 
 
If interior access cannot be gained, despite requesting assistance from the lender/servicer or 
cooperation of the homeowner or occupant, the appraiser must: 
 

 obtain approval from VA to complete an “exterior only” appraisal (vacant properties only). 

 Use Freddie Mac Form 2055 /Fannie Mae Form 2055, Exterior-Only Inspection Residential 
Appraisal Report form. 
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 document the appraisal report, or it’s addendum, with the dates, names, and telephone 
numbers of all individuals contacted in attempting to gain access to the property, and a brief 
description of the responses received. 

 make reasonable efforts to verify the interior conditions by the best available means (such 
as through listing service data source, property assessment records, interviews with 
neighbors or others knowledgeable of the property. 

 make reasonable assumptions about interior conditions as they relate to physical 
inadequacies or needed repairs that will impact value. 

 
 
4.   SELECTION OF COMPARABLES 
 

Comparables must be the best available closed sales in the subject’s market area, considering 
typical transactions and actions of typical buyers and sellers.  Real Estate Owned (REO) sales 
may be considered if they are reflective of the market and are truly an indicator of the subject’s 
value. 
 
Comparables must not be restricted solely to those in a similar “as is” condition.  A property in 
the immediate area, that is in better condition than the subject, may be a better indicator of 
value than a comparable in similar condition located in a different area.    
 
 

5.  REPAIRS 
 
The appraiser must provide a list of all repairs which are needed to make the property meet VA 
MPRs (i.e. those needed to make the home safe, sound, sanitary, and secure) and cosmetic 
repairs that will affect the marketability of the property. 
 
The repair list should show: 

 the estimated cost of each repair, and 

 any contributory value of each repair.  In estimating contributory value, the fee appraiser 
must recognize that cost does not always equal value.  In some cases, the real estate 
market only recognizes several individual repair items considered in the aggregate as 
contributing to value. 

 
If there are listed repairs, the appraiser should correlate any condition adjustments made to the 
comparable sales with the total contributory value amount of those repairs.   
 
 
 6.  LIQUIDATION ADDENDUM 
 
Every liquidation appraisal must contain an addendum that addresses: 

 Access – Indicate if access to the property was gained.  If unable to gain access, make at 
least three separate attempts by telephone or visits to the property and provide the date, 
time, phone number used, and name of any person contacted.  If refused access, provide 
the date, time, and name of contact that denied access. 

 Property Status – Provide a statement indicating if the property is occupied or vacant, and if 
it is secured. 
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 Repairs Needed – Provide a list of repairs needed to return the property to a condition 
comparable to typical properties in the neighborhood, and an estimate for individual repair 
costs and contributory value of the repairs.  Indicate emergency repairs with an asterisk. 

 Analysis of Listings and Offerings – Provide a list of at least three comparable property 
listings or properties with pending offers, including the number of days on the market and a 
brief comparison to the subject. 

 Comments/Continuations – Provide any pertinent comments or continuations in the 
preparation of this addendum. 
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XII.   PARTIAL RELEASE OF SECURITY 
 
If an appraisal is required for release of a portion of a property that is already secured by a VA 
loan, the appraisal report will contain three values.  The estimated reasonable value of: 
 
 The entire property on an “as is” basis, 

 the described parcel to be released, and 

 that portion of the property which will remain as security, after release of the described 
parcel. 

 
 
 
XIII.    PROPERTY TO BE ALTERED/IMPROVED/REPAIRED 
 
When the purpose of the VA loan is to make alterations, improvements, or repairs costing in 
excess of $3,500, the appraiser must estimate reasonable value both in an “as is” and an “as 
repaired” basis and disclose the full extent of the work to be done. 
 
 
 
XIV.   VALUE ESTIMATES AND CHANGES 
 
 

1.   OVERVIEW 
 
Accurate value estimates based on proper appraisal reviews are essential to the viability of the 
VA Loan Guaranty program and have a direct effect on the interests of the Government, 
veterans, and lenders.  Lenders are expected to take reasonable steps to resolve problems 
detected during their appraisal reviews under the Lender Appraisal Processing Program 
(LAPP).   
 

2.   CONTACT AND COOPERATION 
 
While LAPP lender’s office staff and authorized agents may contact the fee appraiser about the 
timeliness of a particular appraisal, only the lender’s VA-authorized staff appraisal reviewer 
(SAR) may contact the appraiser to discuss valuation matters.  VA appraisers are expected to 
cooperate in addressing concerns about the content of their appraisal reports and timeliness in 
completing assignments.  When substantive problems are not corrected, after reasonable effort 
by the lender, the problem is referred to VA for resolution. 

 
 
3.   LENDER’S REQUEST FOR ADDITIONAL INFORMATION 
 

When information, methodology, or conclusions in the appraisal report require additional 
clarification or support, the SAR may contact the fee appraiser and obtain necessary 
information. 
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4.   APPRAISAL REPORT CHANGES 

 
When changes are made to a previously completed appraisal report that affects the effective 
date of the report, this becomes a new assignment.  More recent data or changes in the 
condition of the property could trigger a change in the effective date.  If a request for change in 
the report should trigger a new assignment, the appraiser may charge a full appraisal fee or opt 
to charge a lesser fee; however, if the change is due to appraiser error, the appraiser may not 
charge any additional fees. 
 
 

5.   RECONSIDERATIONS OF VALUE (ROV) 
 
When the appraised value falls below the sales contract, any party to the transaction may 
request a reconsideration of value.  This request generally comes through the lender or VA and 
is forwarded on to the fee appraiser.  The requestor may, but is not required to, submit 
additional sales data for review in the reconsideration process.  If the requestor or other party 
should submit such data, this information must be submitted in a format similar to the sales grid 
of the URAR.  Whether or not the requester submits additional data, the fee appraiser will have 
5 work days to respond to the reconsideration request. 
  

When information submitted in support of an ROV request requires the fee appraiser to review 
data that was not available at the time of the appraiser’s report, the appraiser will be allowed to 
charge a reasonable fee for this service.  If the appraiser finds during the review that errors 
and/or omissions were made by him/her that affected the final estimate of value of the original 
report, no additional fee will be allowed. 

  
 

6.     VALUATIONS BELOW THE CONTRACT PRICE   
 
In December 2003, VA instituted new procedures for improving communication with fee 
appraisers and streamlining reconsiderations of value.  The guidelines set at this time were to 
help limit the number of cases that reached the reconsideration of value phase and also to 
provided a more timely response to those cases that were submitted for reconsideration.  If the 
final value estimate will be less than the contract price, the fee appraiser must exercise the 
guidelines listed below before completing and uploading the appraisal report: 
 
 If the requester, on the appraisal request form, has provided specific Point of Contact (POC) 

information, VA fee appraisers are required to notify the listed POC when it appears that the 
appraised value will come in below the sales price of the subject property.  The requestor 
may designate whomever they feel is most appropriate as the POC (lender, loan 
officer/originator, etc.).  If this information is not provided on the appraisal request, the 
appraiser is required to notify the appraisal requestor. 

 
 The appraiser will not be at liberty to discuss the contents of the appraisal with the POC 

beyond explaining that they are calling for whatever additional information the POC may be 
able to provide.  VA expects full cooperation between the fee appraiser and the specified 
POC or lender.  

 
 Once notified, the lender or POC have 2 work days to provide additional information to the 

appraiser, in a format similar to the comparable sales grid on the URAR.  All sales must be 
verifiable.  If pending sales contracts are submitted to support times adjustment,  they must 
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be complete with all contract addendums attached.  In addition, there should be a brief 
narrative attached that describes the similarities/differences between the pending sale and 
the subject property. 

 
 After receipt of any additional information, the appraiser will complete the appraisal report 

indicating that this process was utilized.  If the information provided to the appraiser does 
not result in an increase in value that meets or exceeds the sales price, the appraiser will 
report on an addendum the following information: 

 
who provided the information, 
what information was provided, 
and why it did not change the opinion of value. 

 
 In either situation, the appraiser will include a comment regarding the amount of time this 

process added to the overall appraisal delivery.  VA and the SAR will monitor this factor and 
determine if reasonable timeliness was adhered to. 

 
 
XV.  APPRAISAL AND INSPECTION FEES 
 

1. FEE SCHEDULE 
 

The fee schedule for Houston RLC was revised in July 2009 (new rates shown in table below).   
 

TX  
AR LA OK 

Houston Waco 

Single Family (Existing, Proposed, 
and Liquidation) 

400 400 400 400 

Two Units 450 500 450 450 

Three Units 450 500 450 500 

Four Units 450 500 450 550 

Condominium 400 425 450 425 450 

 
OTHER FEES: 
 Repair Inspections:  $100 for all locations.    
 Mileage:  Must be authorized in advance by the Houston office.   
 Late Fees:  A reasonable late fee may be charged if payment has not been made within 30 days of billing.  Late 

fees may not be charged to the veteran and VA will not assist in the collection of late fees.  Late fees may not be 
charged for liquidation appraisals without prior approval from VA on a case-by-case basis. 

 
 

2.  ADDITIONAL FEES 
 
In the case of reconsideration of value, additional fees are allowable if the additional sales 
submitted were settled after the date of the appraisal.  When warranted, the fee is $100.00 
 
Additional fees are not allowed if the report is corrected due to appraiser error or omission or 
when the appraiser did not use the best market data available.   
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3.   MILEAGE FEES 
 
Appraisers will not be paid mileage for areas they have requested to work.  VA must approve all 
mileage fees in advance. 
 
 
  

 4.    FEE  COLLECTION ASSISTANCE 
 
Payment is due to the appraiser upon completion and delivery (upload/email) of the report.  VA 
will not be the collection source for appraisers when payment is not received timely, but will 
assist on a limited basis provided invoices are 6 months or more past due.  VA will offer no 
assistance for collection of invoices that are more than a year old from the date of notice.  
Therefore, the window for assistance is 6 months or less.  Appraisers must upload a copy of the 
invoice with the appraisal package to assure that payment notices get to the appropriate 
person. 
 
Appraisers should inform VA of ongoing payment problems with specific lenders.  VA may grant 
advanced payment approval on a case-by-case basis.  Complete and proper documentation of 
specific issues will be required. 
 
 

5.    LATE FEES 
 
A reasonable late fee (within the scope of good business practice) may be charged if payment 
has not been received within 30 days of billing.  These fees may not be charged to the veteran. 
  
Late fees may not be charged on Liquidation appraisals without prior approval from VA.  Upon 
request, VA will determine the negative impact (if any) the fee will have on the veteran.  These 
cases will be decided on a case by case basis. 
 
 
  
XVI.   OVERSIGHT AND DISCIPLINARY ACTION 
  

1. OVERSIGHT 
 
VA is authorized to impose sanctions against persons or entities for actions that are detrimental 
to the VA loan guaranty program.  The severity of the sanction imposed depends upon the 
nature of the action, such as fraud, significant deficiencies in performance, ongoing disregard 
for VA requirements, etc. 
 
Sanctions may be imposed in the form of civil money penalties and/or temporary or permanent 
exclusion from participation in the VA loan guaranty program.   
 
VA provides appeal rights to all program participants against whom sanctions are imposed.  The 
notice informing the participant that sanctions will be or are being imposed will explain what the 
participant must do to appeal VA’s decision. 
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VA monitors the appraiser’s performance by completing at least 10% reviews annually on each 
appraiser.  Additional monitoring may be required if the appraiser continues to make errors in 
his or her work. 
 
Appraiser’s conduct is monitored by investigation of complaints and other concerns received by 
the VA.  These complaints and concerns may be based on poor cooperation, hostile attitudes, 
or conflicts of interest.  Performance files are established and maintained on all appraisers on 
the VA fee appraiser’s roster. 
 
 

2. DISCIPLINARY ACTION 
 
The type of disciplinary action taken is based on the type and severity of the problem and is 
intended (to the extent possible) to promote correction of the deficiency or behavior.  A 
continuing pattern of the same problem will call for a higher (more severe) level of action by VA. 
 
The actions VA takes may include: 
 

 Counseling:  VA will conduct an informal meeting with the appraiser to discuss the 
problem(s).  Focus will be on resolving the problem(s), rather than disciplinary action. 

 Written Admonishment:  VA will send a letter to the appraiser indicating the deficiency 
and (if necessary) the corrective measure(s) to be taken. 

 Withholding Assignments:  VA (supervisors only) may withhold assignments for a period 
of time for such actions as appraiser’s failure to: adhere to guidelines, respond to calls 
and emails in the specified time, complete appraisal assignments timely, etc.   

 Limited Denial of Participation (LDP):  VA may deny participation in the program and 
remove the appraiser from rotation assignment for up to one year.  

 Debarment and Suspension:  VA may remove the appraiser from the program 
permanently. 

 

 

XVII.    OTHER WEBSITES  
 

VA Lenders Handbook – http://www.warms.vba.va.gov/pam26_7.html 

Houston RLC Construction/Valuation – http://www.vba.va.gov/ro/houston/lgy/cv.html 

Fee Appraiser Updates/LGY Circulars – http://www.homeloans.va.gov/cav.htm 

 

 
 

 


