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Green Valley SPecial Udlity District 
	

Water Service Feasibility Study — Woods of St. Claire 

GREEN VALLEY SPECIAL UTILITY DISTRICT CERTIFICATE 

This land development plat has been submitted to and approved by Green Valley Special Utility 
District for Eašements. Upon request of the Customer and payment of the required fees, the 
District will provide domestic water service to each lot in this Subdivision, by Agreement with 
_the Developer. 

	 Agent 
Green Valley Special Utility District 

`EASEMENT CERTIFICATE 

The Owner of the land shown on this plat and whose name_is subscribed hereto, in person or 
through a duly authorized agent, dedicates to the Green Valley Special Utility District of Marion, 
Texas, its successors and assigns, a perpetual Easement with the right to erect, construct, install 
and lay over and across those areas marked as "Waterline Easement" and in all streets and 
byways, such pipelines, service lines, water meters and other water system appurtenances a's it 
requires, together with the right of ingress and egress, the light to remove from said lands all 
trees, shrubs, grasses, pavements, fences, structures, iniprovements, or other obstructions which 
may interfere with the facility or the access thereto. It is agreed and understood that no building, 
concrete slab or walls will be placed within said Easement areas. Nd other utility lines may be 
located within 36" parallel to water lines. 

Any monetary loss to'Green Valley SUD resulting from modifications required of utility 
equipment located within said Easements due to grade-change or ground elevation alterations 
shall be charged to the person or persons deemed responsible for, said grade changes or ground 
elevation alterations. Upon entering in and upon said Easement, the District will endeavor to 
restore the land surface to a useable condition but is not obligated td restore it to a pre-existing 
condition. 

The Easement conveyed herein was obtained or improved through Federal fmancial assistance. 
This Easement is subject to the provision ofTitle VI of the Civil Rights Act of 1964, and the 
regulations issued pursuant thereto for so long as the Easement continues to be used for the same 
or similar purpose for which financial assistance was extended or for so long as the Grantee 
owns it, whichever is longer. 

	 Owner 
(This Easement Certificate is to be executed and notarized by Owner of property and affixed to 
plat.) 
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Green Valley SU!).  

Woods of St. Claire Development 
Engineer's dpinion of Probable Cost 

ITEM DESCRIPTION UNIT QUANTITY UNIT PRICE TOTAL COST 

1 
. 

Site Preparation .. 
' 

AC ' '; 	1.57, $2,500.00 $3,925.01  

2 Revegetation (Hydromulch) 	
... 

' 	.. AC '` 1.57 $2,000.00 $3,140.0i 

3 - Erosion Control MeasUres (Silt Fence & Matting) 'LS 1 , $2,000.00 $2,000.01 

4 Environmen6I Protection/Storm Wafer Pollution Prevention LS 1 $1,500.00 , 4 	$1,500.0( 

5 Traffic Control, Signs & Barricades 	
.,, 

LS 1 
, 

$1,500.00 $1,500.0( 

6 Trench Excavation Safety Protection r LF 3,416 $1.00 $3,416.0( 

7 12" C-909 PVC Waterline by Bore in 24" Steel Casing LF 90 $400.60 $36,000.00 
8 12" C-909 PVC Waterline by Open Cut LF 3;416 $45.00 $153,720.00 

9 Fire Hydrant Assembly 	 - EA1- 5 $4,500.00 $22,500.00 

10 2" Blow-off Temporary EA,  , 2 $2,500.00 $5,000.00 
11 12" Gate Valve 	 -. EA 4 $3,500.00 , $14,000.00 
12 Testink & Disinfection ' 'LF 3,416 $0.75 $2,562.00 
14 Pipe Fittings TON 1.00 $7,500.00 $7,500.00 
15 8" to 12" Upsize LF 7,564 $5.00 $37,820.00 

- 
, 

4 	
. 

.. 

^ 

21 t. 

TOTAL CONSTRUCTION ITEMS 	.- 	' $294,583.00 

, 
Bonds & Insurance 	 . ' 7% $20,621.00 
Contingencies ! 	 4 	: 10% $29,458.00 

, 

TOTAL CONSTRUCTION COSTS ., 	• $344,662.00 
Easement Acquisition LS $ 	4,500.00 

Engineering/Survey/Construction Admin 12% $41,359.00 

TOTAL COSTS •. 	 $390,521.00 

GVSOID 10486 
	 13 



ORDINANCE # 11-2014 

AN ORDINANCE OF THE CITY OF MARION, TEXAS AMENDING ORDINANCE 
5-2013 TO ESTABLISH THE SEWER RATES FOR FISCAL YEAR 2015 FOR 
RESIDENTIAL AND COMMERCIAL CUSTOMERS IN THE CITY OF MARION, 
TEXAS; PROVIDING SEWER RATES FOR RESIDENTIAL AND COMMERICAL 
CUSTOMERS OUTSIDE THE CITY LIMITS OF THE CITY OF MARION, TEXAS; 
PROVIDING FOR THE PUBLICATION OF THIS ORDINANCE; AND PROVIDING 
FOR THE EFFECTIVE DATE. 

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF MARION, 
GUADALUPE COUNTY, TEXAS: 

SEWER RATES. 
A. Residential Customers in and out of the City of Marion, Texas.  

1. There is a fixed rate of $31.00 per month for the residential customer in the 
City of Marion, Texas for 0 to 3,000 gallons of water as determined by averaging 
the monthly water consumption for the preceding December, January, and 
February; and 

2. There is a fixed rate of $18.00 per month for the residential customer in the City 
of Marion, Texas for 3,001gallons and plus gallons, in addition to the fixed rate 
charge a $4.85 (four dollars and eighty-five cents) charge per each 1,000 gallons, 
or portion thereof, of water consumed based upon the average monthly water 
consumption for the preceding December, January, and February. This additional 
charge will be a fixed additional monthly charge effective from the first day of 
March each year until the last day of February the following year, at which time a 
new fixed monthly rate will be implemented, determined by averaging the 
monthly consumption rate of gallons of water used the preceding December, 
January, and February. 

B, Commercial Customers in and out of the City of Marion, Texas.  
1. There is a fixed rate of $31.00 per month for the commercial customer in the City 

of Marion, Texas for up to 0 to 3000 gallons of water used by the commercial 
customer in the City of Marion, Texas; and 

2. There is a fixed rate of $18.00 per month for the commercial customer in the City 
of Marion, Texas for 3,001 gallons and plus gallons, in addition to the fixed rate 
charge, a $5.10 (five dollars and ten cents) charge per each 1000 gallons, or 
portion charge per each 1000 gallons, or portion thereof, of water over and above 
the 3,001 plus gallons used per month by the commercial customer in the City of 
Marion, Texas. 

THIS ORDINANCE is to be an effective ordinance for the March sewer service, which 
will be billed October 1, 2014. 

GVSUD 100487 



• 

'e J. Huebinge 
City Secretary 

A COPY OF THIS ORDINANCE or an appropriate caption thereof, is to be published in 
the official newspaper of the Cily of Marion, Texas, as provided by tlie law of the State 
of Texas. 

THIS ORDINANCE will,be an effective ordinance ten days after its passage and 
approval by the City Council &the City of Marion, Texas. 

PASSED AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF MARION, 
TEXAS, on the 15th  day of September 2014, A.D. 

GLENN A. JLD 
MAYOR 

ATTEST: 
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City of Scherti, 
Schedule Of Fees 

Sewer Rates 	 2015-16 
Residential Rates (Single Familvl- 
Base Rate-per month 
	

9.22 

Per 1,000 gal Charge, Per Month 
' City line Maintenance fee phis Franchise fee 

	 $ 0.36 
User Charge based on 100% of avg cOnsumption mo. 	 $ 3.15 
User avg. based on Nov, Dec, and Jan, min. 500 gals. 

Per 1,000 gal charge Total: 12,000 gallons or less- 	 $ 3.51 
$ 6.95 greater than 12,000 gallons 

Business and Multi-family Dwelling Uniti:  
Base Rate per month 
The baSe rate shall be assessed in termS Of connection equivalents 
which shall be as follows: the customer's previous 12 month water 
consumption as determined at the annual re-rating in February 
divided by 365, with the results of such division then 
divided by 245 gallonS. The figure arrived at by the second 
division shall be the customer's "connection equivalent". Each 
business shall be assessed a base rate. 

Per 1,000 gal Charge, Per Month 
Line Maintenance-Commercial/Industrial users plus Franchise fee 
User Charge-based on 100% of wateiconsuined 

Per 1,000 gal charge Total- 12,000 gallons or less 
greater than 12,000 gallons 

Public Schools  
Base Rate per month 
Base Rate-each public school shall be assessed a 
base rate per connection equivalent determined as 
in Business and Multi-family chirelling units above. (per month) 

Per 1,000 gal Charge, Per Month 
Line Maintenance-Commercial/Industrial users 
UserCharge-baseci on 100% of all water consumed 

Per 1,000 gal charge Total- 12,000 gallons or less 
-greater than 12,000 gallons 

For Information Purposes Only:  
Cibolo Creek Municipal Authority (CCMA), Per 1,000 gallons 
includes 5% franchise fee 

$ 1 i.69 

t 

$ 0.45 
$ 3.15 

3.60' 
7.02 

$ 11.69 

0.45 
3.15 

3.60 
$ 7.02 

$ 3.15 
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Oct 01 $45.00 	LUE 

$1,000.00 connection - Oct 01 

$2,300.00 connection - Oct 01 

Fiscal Year 2016 Budget 

Rates and Rate Structures 

:WESTERN CANYON DIVISION (cont.) 2014 Actual 2015 Actudt 2016 Budget m
u
e
t

s
t of

e 
 

Wastewater Treatment Nant - Common Rates: 

Reconnection Fee: Wastewater $500.00 $500.00 $500.00 connection 

Customer Re-Inspection Fee $100.00 $100.00 $100.00 inspection 

Transfer Fee $40.00 $40.00 $40.00 transfer 

Tampering Fee $70.00 $70.00 $70.00 +damages 

NSF Fee $25.00 $25.00 $25.00 occurrence 

Late Charge Penalty 5% 5% 5% mthly fee 

Cordillera WWTP: 

$1,550.00 $1,550.00 Wastewater - Connection Fees 

+ Grinder Pump pump @ cost pump @ cost 

Wastewater - Monthly Fees $61.00 $64.00 

Johnson Ranch WWTP: 

$550.00 $550.00 Wastewater - Connection Fees 

Wastewater - Monthly Fees $45.00 $45.00 

CLIQ JN ÇOJNTY- WS DIVISION 
- 

Reconnect Fee/Trip Charge 

2014 

$70.00 $70.00 

Call Out Trip Charge $180.00 $250.00 
Transfer Fee $40.00 $40.00 

Tampering Fee $70.00 $70.00 

Private Hand Valve Installation $140.00 $200.00 

NSF Fee $25.00 $25.00 

ACH Fee: individual bank draft at customers request $25.00 $25.00 

Late Charge Penalty 5% 5% 

Rural Water Distribution System: 

$1,000.00 $1,000.00 

1. 5/8" Meter: 

Tap Fees - New Connection, plus membership fee 

Tap Fees - Existing Connection, plus membership fee $320.00 $355.00 

Membership Fees $1,200.00 $1,200.00 

Base Rate up to 2,000 gal. $36.00 $36.00 

Block Rate over 2,000 gal. (base rate+usage) $5.05 $5.05 

Dry Tap Rate $35.00 $35.00 

2. 'A" Meter: 

Tap Fees - New Connection, plus membership fee $1,000.00 $1,000.00 

Tap Fees - Existing Connection, plus membership fee $345.00 $385.00 

Membership Fees $2,300.00 $2,300.00 

Base Rate up to 3,000 gal. $54.00 $54.00 

Block Rate over 3,000 gal. (base rate+usage) $5.05 $5.05 

Dry Tap Rate $53.00 $53.00 

GVSUD 100491 
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% 	Effective 
Change Date 

Sep 01 

Sep 01 

Sep 01 

Sep 01 

Sep 01 

Sep 01 

$1,550.00 connection 	Oct 01 

pump @ cost 

$64.00 	LUE 	 Oct 01 

$550.00 connection 	Oct 01 

ft't.4 	 0 

$70.00 connection 

$250.00 occurrence 

$40.00 	transfer 

	

$70.00 +damages 	- 	Sep 01 

	

$200.00 minimum 	- 	Sep 01 

$25.00 occurrence 	Sep 01 

$25.00 occurrence 	Sep 01 

5% 	mthly fee 	Sep 01 

$355.00 connection 	Oct 01 

$1,200.00 connection 	Oct 01 

$40.00 	month 	11% Oct 01 

$6.05 1,000 gal. 	20% 	Oct 01 

$39.00 	month 	11% Oct 01 

$1,000.00 connection 	Oct 01 

$385.00 connection 	Oct 01 

$60.00 	month 	11% Oct 01 

$6.05 1,000 gal. 20% 	Oct 01 

$59.00 	month 	11% Oct 01 

Sep 01 

- Sep 01 

Sep 01 



GallOns 

1,200 gallons or less 

1,20i to 3,000 gallons 

• 3,001 to 7,000 gallons 

12,001 to 15,000 gallons 
, 

15,001 to 20,000 gallons 

$11.00 

(Base Rate) $22.00 

Additional $ 4.72 per 1,000 
gallons 

Additional $ 5.90 per 1,000 
gallons 

Additional $ 7.09 per 1,000 
gallons 

Adaitional $ 8.27 per 1,000 
gallons 

Additional $10 'leper 1,000 
gallons 

Additional $17.71 per 1,000 
gallons 

Addrtional $25.98 per 1,000 
gallons 

Water Acquisition Fee 	 $4.00 • 

20,001 to 30,000 gallons 

30,001 to 50,000 gallons 

50,001 and up 

7,001 to 12,000 gallons 

Fee 

http://www.cibo1otx.gov/index.aspx?N1  .2 	 ....A....Y. • • ••••..$01•,, 	nv,amul.,111.141 IN.CUCJ 

Engage your community - connect to news, events and inforrnition you care alibut. View-more information._ 

	

h!ts f131ttrx`COrr,Mr•^1),  C1-Mes-> Uffit 	 esocrerillst R 

Resideatial Rates 
	 • 

Rites 

Water 

Sign In 
...••••••• 	 ..•••••••••• 	 ••••••••••• 

	' 

Wastewater 
For new residential customers receiving wastewater service, monthly billing shall be based upon the average water use per,  
residential account calculated during the city's winter averaging period,••until the next sewer averaging period. 

Gallons 	 Fees 

First 3,000 gallons of water used 	 Base Rate - $15 50 

3,001 and up gallons of water used 	 Additional 1,000 gallons - $4.40 

Drainage 	 ‘. 
The fee is based on the amouni of impervious surface are on each developed land parcel The average impervious area' for 
single farnily proPerty is 2,889 square feet and is the billing unit standard - Equivalent Residential Unit (ERU) The rate 
charged is $4 per ERU as shown in the tiers below' 

 

Tier Size 

up to 2,217 square feet 

2,218 to 3,716 square feet 

3,717 to 8,000 square feet 

More than 8,000 square 
feet 

Billing Unit Standard 

Small 

Average 

Large 

Rtiral Lot 

Garbage 

 

0.7 ERU 

1.0 ERU 

1.5 ERU 

2 0 ERU 

Class 	 Rate 

Single Family Home 
	

$12.69 
Curbside Recycling Service 

	
$2.32 

City of Cibolo 	 Home 	 Employment 	 Site Map 

200 S Main St 	 Contact Us 	 Staff Directory 	 Accessibility 

Cibolo, TX78108 	 Calendar 	 FAQs 	 Powered by CwicPlus -, 
Ph 210-658-9900 

Select Language , • 

GVSUD 100492 
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Smirch You are hem: Homt > Doing E 	> Economic DeveloPment 

Cibolo Economic Development Corporation 

Welcome to Ihe City of Cibolo 

Cibcio was officially incorpasted as a City in 1955, howaver ite origins date tea to 1875, 
the yeer the Southern Pacific Rafted cut Orough the present day City. Today, Cibcio is a 
vibrant and rapidly gawk* community located scprordmately WA 23 miles northeast of 
Downtown San Antonio, and just 03 miles southwest of Austin. Cibolo is strategically located 
along interstate 35, the 'NAM supertigtway" that rune north and south from Canada to 
Mcdco, end interstate 10, which runs east and west from Florlde to CdifOrfill, The City h 
within the Schertz-CbOlcsUnivwsel City independent School District, which is regarded as 
one d the best public school districts in the San Ardonio Von, 
Since X100, the City of Clbolo has grown from a population d Just over 3,000, to over 25,000 
in 2014; that is a growth rate of over 73014. 7he City hes recently been vaporized by several 
national publications. in 2011, CNN Money Magazine ranked Clbolo in their list of Top 100 
Beet Pieces to Live within the United States, and in 2013, Cibolo ranked 10th in Movoto list 
of '10 Most Affordable Suburbs ki AnierlcV. Ciloolo's growth shows no signs of slowing 
down. Several new commercial end residential developments are currently wide/way 
throughout the City. We Invite you to come and be apart of thla premier Tem cornmunityl 

About the CEDC 

•"' It` tC 	* 
\., 	• 1 

ECONOMIC DEVELOPMENT 

The Cibolo Econonic Development Corporation (CEDC) promotes economic development 
and businesses in the City d Cibolo. The Cibolo Economic Development Corporation is a 
non-profit corporation created in 2007 by the citizens of Cibolo, under Chapters 501-505 of 
the Taxes Loral Government Code. 
Ors Mission Is to create primary On by attracting targeted industries and commendsl 
developments to the City of Cibolo. The CEDC also works hard to retain and assist in the 
expansion d edsting industries while mating a high quellty of life for citizens. Contact us 
todly to see how the CEDC can be your mecum for business development and much more. 

Mark Loft 
Dlioctor Eoonarilo 
Development Commas; 
Phone: 210.058.9900 
Ext. 3118 
Emet niuttadbolotz.gov  

Keine Jordan McVey 
Business Development 
Coordnotor, Economic 
Development Comoration 
Phone: 210.658.9900 
Ext. 3119 
Emelt kmovevidcibolotx.00v 

Address 
200 S. Mein St, 
P.O. Sox 828 
Moto, 'TX 78108 

Hours 
Mcmday - Friday 
8 a.m. - 5 p.m. 

GVSUD 100495 
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42.75 acres in Guadalupe County, Texas 
3255 FM 539, La Vernia, Texas 78121 - Guadalupe County 

T1 it. pluperty has been sotd. 
Starc h for Availa ble, P I-01)cm, ,  

GVSUD 100496 



Sales Details 
Asking Price: $277,940.00 	On Market Date: 

	
Feb 04, 2013 
	

Acres: 42.75 acres 
Sold Price: 	$277,940.00 	Sold Date: 

	
Apr 18, 2013 

Details for 3255 FM 539 
County: 	Guadalupe Type: Acreage Acres: 42.75 
Address: 3255 FM 539 City: La Vernia State: Texas 
Zip: 	78121 Price: Property Sold Status: Sold 
Property ID: 1158843 

Description of 3255 FM 539 
GREAT PROPERTY THAT IS KIND OF RARE IN THIS AREA! HAS OVER 1300 OF PAVED ROAD FRONTAGE, 
HAS A BEAUTIFUL HOMESITE, FENCED, SMALL TANK, SPRING HILL WATER METER ALREADY IN PLACE, 
WET WEATHER CREEK THAT RUNS THROUGH PART OF THE PROPERTY, MATURE TREES AND OPEN AREA, 
AND PROPERTY IS UNDER AG EXEMPTION! READY TO BUILD AND RUN SOME ANIMALS! 

Map of 3255 FM 539 

at 	16 'Google Imagery 02016 , Dìgita1Gobe,Texas Oitoag ry Noma • (vett 

View in Google Earth 

Directions 
GVSUD 100497 



TAKE I-H 10 EAST TO SEGUIN, TURN RIGHT ON FM 775 SOUTH, TURN LEFT ONTO FM 467, THEN ONTO 
FM 539, GO ABOUT 2 MILES, pROPERtY WILL BE ON YOUR LEFT, SIGNS ARE UP! 

Tax Data (Show Tax Data) 

GVSUD 100498 
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44.09 acres in Guadalupe County, Texas 
Church Rd, Seguin, Texas 78155 - Guadalupe County 

s it Mi. .( 	. 

it 	/.%; “;—; 	1111•14. 



Sales Details 
Asking Price: $218,250.00 

	
On Market Date: 
	

Nov 01, 2012 
	

Acres: 44.09 acres 
.Sold Price: 
	

$218,250.00 
	

Sold Date: 
	

Mar 1272014 

Pricing History 
Change Date Old Price 
Aug 01,-2013 	$262,000.00 
Jul 23, 2013 	$27,5,000.00 

New Price % Change Old Acres New Acres 	% Change 
$218,250.00 ,4 -16.70% 44 44 
$262,000.00 4 -4.73% 44.  44 

Detail's for Church Rd 
County: 	Guadalype Type: Acreage Acres: 44.09 
Address: Church Rd City: Seguin State: Texas 
Zip: 	78155 Price: Property Sold Status: Sold 
PropertY ID: 1136404 

Doscription of C,hurch Rd 
44.091 Acres in*the country near New Berlin. Open and wooded acreage. Nice Pond. La Vernia Schools. Under 
Ag exemption. No city taxes. Build or double-wide manufactured homes allowed. Only $4,950 per acre. 

Financing Qpt[ons 
Mortgage Options 
Owner Finance 

Tax Data (Show Tax Data) 

GVSUD 100506 



54.24 acres in Guadalupe County, Texas 
Land Ranch Rd, Seguin, Texas 78155 - Guadalupe County 

1 hit. Irit,i-kviiy 

t if it 1 	 La(î 	liV. 
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Sales Details 
Asking Price: $232,750.00 	On Market Date: 
Sold Price: 	$225,750.00 	Sold Date: 

Sep 11, 2013 
Dec 27,,2013 

Acres: 54.24 'acres 

'Details for Land Ranch Rd 
County: 
'Address: 

Guadalupe 
Land 

Type: FarMs, Ranches Acres: 54.24 
Zip: 

Ranch Rd 
78155 

City: 
Price: 

Seguin 
Property .Sold 

State: 
, Status: 

Texas 
Sold 	" 

Property ID: 1501862 

Description of Land Ranch Rd 
Grass and scattered trees wittI brughy dry creek on porticin of tract. 

Property is "L" shaped with 400+ feet on paved county road partial fence. 

Rural water system service area and underground water available. 

ideal agricultural and recreational property with potential home site near county road or in secluded area. 

Survey and aerial available. 

Map of Land Ranch Rd 

*0,  

Irstik, 	'^' 
t',4*4'.,v-f-144:itlY":47.'al' 

a:p2illt:eqc..2,.  Wo' irrii,ag ery,cr.201,6,ilipmC09;  pig ilqi)xas Ortho geryProgramusFa 	eniIceATeçmsof tlse I,..ela?rt.p:rtiyto  View in Google Earth 
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Directions 
Seguin (San Antonio SMSA), State Hwy 123 south, right on Land Ranch Rd. to sign on left near metal entrance 
gate. 

Tax Data (Show Tax Data) 

GVSUD 100503 



ID 4885551 

View More Photos 11,  

Road 

View Larger Maps 

  

LoopNet Property Comps 

 

LoopNet Property Comps provide recent cornmercial property sale details and valuation. Our sales comps provide a snapshot of the recent property 
sale, and we offer over1.6 Million Sales Comps sold commercial real estate'records. Hist:incel sale information is compiled from brokers, deed 
information, and public record 

1. 

Ander 

Interstate 10 East, Seguin, TX 78155 

- 
Sale ! Original Listing 	Property 	Photos 

• 

Map 
_ 	. 	. 

Erol et rqoirldi.r.: E.Eiter. 

Sale Dirtails 	 Ongina) Listing 

Sale Status 	Sold 

Sale Date: 	08/31/2014 

Sale Price. 	$602,316 (36,195.39/Acre) 

Listing Pnce $660,000 

Property Information 	 View Details),  

Properly Type: 	Land, 

Property Stibtype: Commekial/Other (land) 

Lot Size: 	97.22 Acres 

Property Description 

Open land east of Seguin (San Antonio'SMA) fronting IH 10 and Ilka Rd. Easy 
access IH 10 to San Antonio, Hotiston. Ilka Rd: corineas to US 90 Altemate south 
of site. Visible comer, good traffic, level, cleared, few scattered trees. Crystal Clear 
Water service, GVEC electrical. 

Parties to Transaction 

Seller. Ander 
...,. 

Broker: = 1.1im Price 	
. 

.. 
- 1423 E. Walnut St., Seguin, TX 78155 

View Phone Nurnber 

Buyer 9010 Ld Inv 

GVSOD .100504 



Nearby Recently Sold Land 

I 	.* 
I 	• 
Commercial/Other 
(land) 
Sold 3/5/2014 
Sold $49,500 

Comp Contributed by 

Jim Price 

Nearby Properties for Interstate 10 East, Seguin, TX 78155 

Commercial/Other 
(land) 
Sold 11/5/2014 
Sold $70,000 

Nearby Land for sale 

Soechtmg 
$4,362,273 
9 10 AC 
Commercial/Other 
(land) 

617 Laubach 
$10 /SFNear 
6 60 AC 
3,000 SF 
Office Building  

Commercial/Other 
(land) 
Sold 8/31/2014 
Sold $602,316 

Soward 123 
$2,769,109 
21.20 AC 
Commercial/Other 
(land) 

Commercial/Other 
(land) 
Sold 6/30/2014 
Sold $600,000 

Hwy 123 Bypass 
33 AC 
$4,312,440 
33 AC 
Commercial/Other 
(land) 

Commercial/Other 
(land) 
Sold 5/28/2014 
Sold $49,500 

510 IH 10 
$1,100,000 
27.26 AC 
Commercial/Other 
(land) 

9.367 ACRES - IH 
10 SEGUIN, TX 
$2,446,330 
9.36 AC 
Commercial/Other 
(land) 

Search all recently sold commercial real estate 

Search all commercial real estate for sale 

Search all commercial real estate for lease Nearby Office Properties for lease 

The information above has been obtained from sources bekeved reliable While we do not doubt its accuracy we have not verified rt and make no guarantee, warranty or representation about it lt is 
your responsibility to independently confirm its accuracy and completeness. Any projections, opinions, assumptions, or estimates used are for example only and do not represent the current or future 
performance of the property. The value of this transaction to you depends on tax and other factors which should be evaluated by your tax, financial, and legal advisors You and your advisors should 
conduct a careful, independent investigation of the property to determine to your satisfaction the suitability of the property for your needs. 

GVSUD 100505 



APPRAISAL STANDARDS BOARD 

THE APPRAISAL FOUNDATION 
Authorized by Congress as the Source ofAppraisal 
Standards and Appraiser Qualifications 

Th rs a retail version tor 2016-2017 USPAP. Unauthonzed reproduction and distnbution are not permitted 

GVSUD 1005'06 
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UNIFORM STANDARDS OF 
PROFESSIONAL APPRAISAL PRACTICE 
Effective Janua'ry 1, 2016 through December 31, 2017 

PLUS 
Guidance from the Appraisal Standards Board 
+ USPAP ADVISORY OPINIONS 
+ USPAP FREQUENTLY ASKID QUESTIONS (FAQ) 



UNIFORM 
STANDARDS OF 
PROFESSIONAL 
APPRAISAL 
PRACTICE 

2016-2017 
EDITION 

APPRAISAL STANDARDS BOARD 
THE APPRAISAL FOUNDATION 
Authorized by Congress as the Source of Appraisal 
Standa4 and Appraiser Qualifications 

Published in the United Stales of America. 

ISBN: 978-0-9892208-2-8 

All rights reserved 

No parts of this publication may be reproduced, stored in a retrieval system, 
or transmitted in any form or by any means, electronic, mechanical, 
photocopy, recording or otherwise, without the prior written consent of the 
publisher. 

EFFECTIVE: 

January 1, 2016 through 
December 31, 2017 

itt,S Is fetal versrol, its 2016 2017 USPAF Unauttio ie.i ,,dusr ad d.stqLol.on ine not perrated 

GVSUD 100507 
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DEFINITIONS 

UNIFORM STANDARDS OF PROFESSIONAL APPRAISAL PRACTICE 

	

2 	 as proinulgated by the 

	

3 	 Appraisal Standards Board of 

	

4 	 The Appraisal Foundation " 

5 DEFINITIONS 

	

6 	For "the purpose of the Uniform Standards of Professional Appraisal Practice (USPAP), the following 

	

7 	definitions apply: 

	

8 	APPRAISAL: (noun) the act or process'of developing an opiniOn of value; an opinion of value. 

	

9 	 (adjective) of or pertaining to appraising and 'related functions such as appraisal practice or 

	

10 	 appriisal services. 

	

11 	 Comment:  An appraisal must be numerically expressed as a specific amount; as a range of 

	

12 	 numbers, or as a relationship (e.g., not more than, not less than) to a previous value opinion or 

	

13 	 numerical benchmark (e.g., assessed value, collateral value). 

	

14 	APPRAISAL PRACTICE: vahiatión services performed by an individual acting is an appraiser, including but 

	

15 	not limited to appraisal and appraisal review. 

	

16 	 Comment:  A'ppraisal practice is provided only by aPpraisers, While valuation services are 

	

17 	 provided by a variety of professionals and others. The tenns appraisal and appraisal review 

	

18 	 are intentionally generic and are not mutually exclusive. For example, an Opinion of value 

	

19 	 may be required as part of an appraisal review assignment. The use of other nomenclature for 

	

20 	 an appraisal or appraisal review assignment (e.g., analysis, counseling, ,evaluation, study, 

	

21 	 submission, or valuation) does not exempt an appraiser from adherence to the Utliform " 

	

22 	 Standards of Professional Apilraisal Practice.' 

	

23 	APPRAISAL REVIEW: the act or process of developing and communicating an opinion about the quality of 

	

24 	another appraiser's work that was performed as Part of an appraisal or appraisal review.assignment. 

	

25 	 Comment:  The subject of an appraisal • review assignment may'be all or part of a report, 

	

26 	 workfile, or a combination of these. 

	

27 	APPRAISER: one who is expected to perform valuation services competently and in a manner that is 

	

28 	independent, impartial, and objective. 

	

29 	 Comment:  Such expectation occurs when individuals, eitlier by choice or by requirement 

	

30 	 placed upon them or upon the service theY provide by law, regulation, or agreement with the 

	

31 	 client or intended users, represent that they comply.2  

	

32 	'APPRAISER'S PEERS: other appraisers who have expertise and competency in a similar type of assignment. 

	

33 	.ASSIGNMENT: 1) An agreement between an appraiser and a client to provide a valuation service; 2) the 

	

34 	valuation service that is provided as a consequence of such an agreement. 
15 

	

35 	ASSIGNMENT RESULTS: An appraiser's opinions or conclusiais developed specific tO an assignment.3  

Sec Advisory Opinion 21; USPAP Comphance. 

2  Sec PREAMBLE and Advisory Opinion 21, USPAP Compliance. 

See Cynfidentiality section of the ETHICS RULE. 

USPAP 2016-2017 Edition 	 1 
©The Appraisal Foundation 

This is a ,etai vet si611 fol 2011;2017 USPAP Unautnorized repro:dm-11On ana chstrbutfon ars not perrnilled 
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PREAMBLE 

141 PREAMBLE 

142 	The purpose of the Unifbrm Standards of Professional Appraisal Practice (USPAP) is to promote and maintain 
143 	a high level of public trust in appraisal practice by establishing requirements for appraisers. It is essential that 
144 	appraisers develop and communicate their analyses, opinions, and conclusions to intended users of their 
145 	services in a manner that is meaningful and not misleading. 

146 	The Appraisal Standards Board promulgates USPAP for both appraisers and users of appraisal services. The 
147 	appraiser's responsibility is to protect the overall public trust and it is the importance of the role of the appraiser 
148 	that places ethical obligations on those who serve in this capacity. USPAP reflects the current standards of the 
149 	appraisal profession, 

150 	USPAP addresses the ethical and performance obligations of appraisers through DEFINITIONS, Rules, 
151 	Standards, Standards Rules, and Statements. 

152 	• The DEFINITIONS establish the application of certain terminology in USPAP. 
153 	• The ETHICS RULE sets forth the requirements for integrity, impartiality, objectivity, 
154 	 independent judgment, and ethical conduct. 
155 	• The RECORD KEEPING RULE establishes the workfile requirements for appraisal and 
156 	 appraisal review assignments. 
157 	• The COMPETENCY RULE presents pre-assignment and assignment conditions for 
158 	 knowledge and experience. 
159 	• The SCOPE OF WORK RULE presents obligations related to problem identification, 
160 	 research, and analyses. 
161 	• The JURISDICTIONAL EXCEPTION RULE preserves the balance of USPAP if a portion is 
162 	 contrary to law or public policy of a jurisdiction. 
163 	• The Standards establish the requirements for appraisal and appraisal review and the manner in 
164 	 which each is communicated. 
165 	 STANDARDS 1 and 2 establish requirements for the development and communication of 
166 	 a real property appraisal. 
167 	 STANDARD 3 establishes requirements for the development and communication of an 
168 	 appraisal review. 
169 	 (Note: STANDARDS 4 and 5 have been retired). 
170 	 STANDARD 6 establishes requirements for the development and communication of a 
171 	 mass appraisal. 
172 	 STANDARDS 7 and 8 establish requirements for the development and communication of 
173 	 a personal property appraisal. 
174 	 STANDARDS 9 and 10 establish requirements for the development and communication 
175 	 of a business or intangible asset appraisal. 
176 	• There are currently no active Statements on Appraisal Standards. 
177 	• Comments are an integral part of USPAP and have the same weight as the component they 
178 	 address. These extensions of the DEFINITIONS, Rules, and Standards Rules provide 
179 	 interpretation and establish the context and conditions for application. 

180 	When Do USPAP Rules and Standards Apply? 

181 	USPAP does not establish who or which assignments must comply. Neither The Appraisal Foundation nor its 
182 	Appraisal Standards Board is a govemment entity with the power to make, judge, or enforce law. An appraiser 
i 83 	must comply with USPAP when either the service or the appraiser is required by law, regulation, or agreement 
184 	with the client or intended user. Individuals may also choose to comply with USPAP any time that individual is 
185 	performing the service as an appraiser. In order to comply with USPAP, an appraiser must meet the following 
186 	obligations: 

6 	 USPAP 2016-2017 Edition 
©The Appraisal Foundation 

hIs s 	yr, s,on tor :1.1 E. 20i1 uSPAF Ui,,at,t, irP.1 it', G.,JL. fl ola ooinb.tri 	11." p, 
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PREAMBLE 

187 	 • An appraiser must act competently and in a manner that is independent, impartial, and 
188 	 objective. 

189 	 • An appraiser-must comply with the ETHICS RULE in ail aspects of apPraisal practice. . 	. 
190 	 • An appraiser must maintain the data, information and analysis necessary to support his or 
191 	 her opinions for appraisal and appraisal review assignments in accordance with the 
192 	 RECORD KEEPING RULE. 

, 
193 	 An appfaiser must comply with the COMPETENCY RULE and the .RJRISDICTIONAL 
194 	 EXCEiTION RULE for all assignments. ., 

195 	 • When an appraiser provides an opinion of 'value in an assignment, the appraiser must also 
196 	 cOmply with the SCOPE dF WORK RULE, ,the RECORD KEEPING - RULE, the 
197 	 applicable development and reporting Standards and applicable Statements`.' 

198 	 • When an appraiser:provides an opinion about the quality of another appraiser's *Ork that 
199 	 was performed as part of an appraisal or appraisal review assignment, the appraiser must 
200 	 also comply with the SCOPE OF WORK RULE, the RECORD KEEPING RULE,.,  
201 	 applicable portions of STANDARD 3 and applicable Statements. 

202 	 • When preparing an appraisal or appraisal review that is a component." of a larger 
203 • 	 assignment with additional opinions, conclusions, or recoMmendations, the atipraisal or 
204 	 appraisal review component must comply with the applicable development and reporting 
205 	 Standards and applicable Statements, and the remaining component of the assignmenV 
206 	 must coMply with the ETIUCS RULE, the COMPETENCY ' RULE, and Ihe 
207 	 JURISDICTIONAL EXCEPTION RULE. 

USPAP 2016-2017 Edition 	 7 
()The Appraisal Foundation 

Ttos sa retait verswn los 2016 2017 USPAP UnadttionzeC reproductson and'dsctributon 'are not pern-olted 
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ETHICS RULE 

208 	ETHICS RULE 

209 	An appraiser must promote and preserve the public trust inherent in appraisal practice by observing the 
210 	highest standards of professional ethics. 

211 	An appraiser must comply with USPAP when obligated by law or regulation, or by agreement with the 
212 	client or intended users. In addition to these requirements, an individual should comply any time that 
213 	individual represents that he or she is performing the service as an appraiser. 

214 	 Comment: This Rule specifies the personal obligations and responsibilities of the individual 
215 	 appraiser. An individual appraiser employed by a group or organization that conducts itself in a 
216 	 manner that does not conform to USPAP should take steps that are appropriate under the 
217 	 circumstances to ensure compliance with USPAP. 

218 	 This ETHICS RULE is divided into three sections: Conduct, Management. and Confidentiality 
219 	 which apply to all appraisal practice. 

220 	Conduct: 

221 	An appraiser must perform assignments with impartiality, objectivity, and independence, and without 
222 	accommodation of personal interests. 

223 	An appraiser: 

224 	• must not perform an assignment with bias; 

225 	• must not advocate the cause or interest of any party or issue; 

226 	 must not accept an assignment that includes the reporting of predetermined opinions and 
227 	 conclusions; 

228 	• must not misrepresent his or her role when providing valuation services that are outside of 
229 	 appraisal practice;11  

230 	• must not communicate assignment results with the intent to mislead or to defraud; 

231 	• must not use or communicate a report that is known by the appraiser to be misleading or 
232 	 fraudulent; 

233 	• must not knowingly permit an employee or other person to communicate a misleading or 
234 	 fraudulent report; 

235 	• must not use or rely on unsupported conclusions relating to characteristics such as race, color, 
236 	 religion, national origin, gender, marital status, familial status, age, receipt of public assistance 
237 	 income, handicap, or an unsupported conclusion that homogeneity of such characteristics is 
238 	 necessary to maximize value; 

239 	• must not engage in criminal conduct; 

240 	• must not willfully or knowingly violate the requirements of the RECORD KEEPING RULE; and 

241 	• must not perform an assignment in a grossly negligent manner. 

242 	 Comment: Development standards (1-1, 3-1, 6-1, 7-1 and 9-1) address the requirement that 
243 	 "an appraiser must not render appraisal services in a careless or negligent manner." The 
244 	 above requirement deals with an appraiser being grossly negligent in performing an 
245 	 assignment which would be a violation of the Conduct section of the ETHICS RULE. 

n  See Advisory Opinion 21, USPAP Compliance. 

8 	 USPAP 2016-2017 Edition 
©The Appraisal Foundation 
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-ETHICS RULE 

246 	If known pridr rto accepting an assignment, and/or if discovered 'at any time durinithe assignment, an 
'247 	appraiser must disclose to the client, and in each subsequent report certification: 

248 	• any current or prospective interest in the subject property or parties involved; and 

249 	 any services regardinithe iubject property performed by the appraiser within the three year 
250 	 period ininiediately preceding acceptance of the assignment, as an appraiser or in "any other 
251 	Capacity. 

£ 

252 	 Comment: Disclosing the fact that the appraiser has previously appraised the property is permitted 
253 	 except in the case when-an ap"praiser has,agreed with the client to keep the mere occurrence of a 
254 	 prior assignment confidential. If an appraiser has agreed with a client not to disclose that he or she 
255 	 has appraised a property, the appraiser must decline all subsequent assignments that fall within the 
256 	 three year period. 

257 	 In assignments in which there is no appraisal or appraisal review report, onlY the initial disclosure 
258 	 to the client is required. 

259 	Manaeement:  

260 	An grip-raiser must disclose that he or she paid alee or commission, or gave a thing of value in connection 
261 	with the prociirement of an assignment. 

, 
262 	 COmment: The disclosure must a* Priear 'in the certification and in any transmittal letter in which 
263 	 conclusiOns are stated; hoWever, disclosureof the amount paid is not required. In groups or 
264 	 organizations engaged in appraisal practice, intra-company payments to employees for business, 
265 	 development do not require disclosure. 

266 	An apPraiser must' not accepran assignment, nr ha'Ve a compensation arrangement for an assignment, 
267 	that is contingent on any of the following: 

28 	1. the reporting of a predeterinined result (e.g., opinion of value); 

269 	2. a direction in assignment resulis that favors the cause of the client; 

270 	3. „ the amouni of a vahie 

271 	4. the attaintnent of a stipulated result (e.g., that the loan closes, or taxis are reduced); or 

272 	5. the occUrrence of a subsequent event directly related to the appraiser's opinions and specifiC to 
273 	 the assignment's purpose. 

274 	An appraiser must not advertise for or solicit assignnients in a manner that is false, misleading, or 
275 	exaggerated. 

2760 An appraiser must affix, or authorize the use, of, his or her signature to certify recognition and 
277 	acceptance of his or her USPAP responsibilities in an appraisal or appraisal review assignment (see 
278 	Standards Rules 2-3, 3-6, 6-9, 8-3, and 10-3). An appraiser may authorize the use of his or her signature 
279 	only on an assignmeni-by-assignment basis. 

280 	"An appraiser midst not affix the signature of another appraiser without his or her consent. 

281 	 Comment: An apPraiser must exercise due care to-prevent unauthorized use of his or her signature. 
282 	 An appriiser exercising such'care is not responsible for unauthorized use of his or her signature. 

• 
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ETHICS RULE 

283 	Confidentiality:  

284 	An appraiser must protect the confidential nature of the appraiser-client relationship.12  

285 	An appraiser must act in good faith with regard to the legitimate interests of the client in the use of 
286 	confidential information and in the communication of assignment results. 

287 	An appraiser must be aware of, and comply with, all confidentiality and privacy laws and regulations 
288 	applicable in an assignment. I3  

289 	An appraiser must not disclose: (1) confidential information; or (2) assignment results to anyone other 
290 	than: 

291 	• the client; 

292 	• parties specifically authorized by the client; 

293 	• state appraiser regulatory agencies; 

294 	• third parties as may be authorized by due process of law; or 

295 	• a duly authorized professional peer review committee except when such disclosure to a 
296 	 committee would violate applicable law or regulation. 

297 	An appraiser must take reasonable steps to safeguard access to confidential information and assignment 
298 	results by unauthorized individuals, whether such information or results are in physical or electronic 
299 	form. 

300 	An appraiser must ensure that employees, co-workers, sub-contractors, or others who may have access to 
301 	confidential information or assignment results, are aware of the prohibitions on disclosure of such 
302 	information or results. 

303 	A member of a duly authorized professional peer review committee must not disclose confidential 
304 	information presented to the committee. 

305 	 Comment: When all confidential elements of confidential information and assignment results 
306 	 are removed through redaction or the process of aggregation, client authorization is not 
307 	 required for the disclosure of the remaining information, as modified. 

'2  Sec Advisory Opinion 27, Appraising the Same Property for a New °tent 

I3  For example, pursuant to the passage of the Gramm-Leach-Bliley Act in November 1999, some public agencies have adopted privacy 

regulations that affect appraisers The Federal Trade Commission (FTC) issued two rules. The first rule (16 CFR 313) focuses on the 

protection of "non-public personal information" provided by consumers to those involved in financial activities "found to be closely 

related to banking or usual in connection with the transaction of banking " These activities include "appraising real or personal 

property " See GLB-Pnvacy The sccond rule (16 CFR 314) requires appraisers to safeguard customer non-public personal information 

See GLB-Safeguards-Rule. Significant liabihty exists for appraisers should they fail to comply with these FTC rules. 
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JURISDICTIONAL EXCEPTION RULE 

457 	JURISDICTIONAL EXCEPTION RULE 

, 
458 	If any applicable law or regulation precludes compliance with any part of USPAP, only that part of 
459 	USPAP beciimes void for that issignment. 

460 	 Comment: When compliance with USPAP is required by federal law or regulation, no part of 
461 	 USPAP can be voided by a law or regulation of a state or local jurisdiction. 

t 	• 4 

462 	In an assignment involving a jurisdictional exCeption, an appraiser must: 

463 	 1. identify the law or regulation'that precludes compliance with USPAP; 

464 	 2. comply with that law or regulation; 

465 	 3. clearly and conspictiously disclose in the report the part of USPAP that is voided by thit law 
466 	 or regulation; and 	. 	 . 

. 	, 
467 	 4. cite in the report the law or iegulation requirigg thilexceptiOn to USPAP 'compliance. 

468 	 Comment: The JURISDICTIONAL EXCEPTION RULE-  provides' a saving or' seV'erability 
469 	 clause intended to preserve the balance of USPAP if compliance with one or more of its parts 
470 	 iS precluded by the law or regulation of a-jurisdiction. When an a`ppraiser properly follows 
471 	 this Rule in disregarding a part of USPAP, there is no violation of USPAP. 	' 

472 	 Law includes constitutions, legislative and court-made law, and administrative niles ' and 
473 	 ordinances. Regulations include rules or orders having legal force, issued by an 
474 	 administrative agency. InstructiOns from a client or attorney do not establish a jurisdictional 
475 	 exception. 
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STANDARD 1 

476 	STANDARD 1: REAL PROPERTY APPRAISAL, DEVELOPMENT 

477 	In developing a real property appraisal, an appraiser must identify the problem to be solved, determine 
478 	the scope of work necessary to solve the problem, and correctly complete research and analyses necessary 
479 	to produce a credible appraisal. 

480 	 Comment: STANDARD 1 is directed toward the substantive aspects of developing a credible 
481 	 appraisal of real property. The requirements set forth in STANDARD 1 follow the appraisal 
482 	 development process in the order of topics addressed and can be used by appraisers and the 
483 	 users of appraisal services as a convenient checklist. 

484 	Standards Rule 1-1 

485 	In developing a real property appraisal, an appraiser must: 

486 	(a) 	be aware of, understand, and correctly einploy those recognized methods and techniques that are 
487 	 necessary to produce a credible appraisal; 

488 	 Comment: This Standards Rule recognizes that the principle of change continues to affect the 
489 	 manner in which appraisers perform appraisal services. Changes and developments in the real 
490 	 estate field have a substantial impact on the appraisal profession. Important changes in the 
491 	 cost and manner of constructing and marketing commercial, industrial, and residential real 
492 	 estate as well as changes in the legal framework in which real property rights and interests are 
493 	 created, conveyed, and mortgaged have resulted in corresponding changes in appraisal theory 
494 	 and practice. Social change has also had an effect on appraisal theory and practice. To keep 
495 	 abreast of these changes and developments, the appraisal profession is constantly reviewing 
496 	 and revising appraisal methods and techniques and devising new methods and techniques to 
497 	 meet new circumstances. For this reason, it is not sufficient for appraisers to simply maintain 
498 	 the skills and the knowledge they possess when they become appraisers. Each appraiser must 
499 	 continuously improve his or her skills to remain proficient in real property appraisal. 

500 	(b) 	not commit a substantial error of omission or commission that significantly affects an appraisal; 
501 	 and 

502 	 Comment: An appraiser must use sufficient care to avoid errors that would significantly affect 
503 	 his or her opinions and conclusions. Diligence is required to identify and analyze the factors, 
504 	 conditions, data, and other information that would have a significant effect on the credibility 
505 	 of the assignment results. 

5045 	(c) 	not render appraisal services in a careless or negligent manner, such as by making a series of 
507 	 errors that, although individually might not significantly affect the results of an appraisal, in the 
508 	 aggregate affects the credibility of those results. 

509 	 Comment: Perfection is impossible to attain, and competence does not require perfection. 
510 	 However, an appraiser must not render appraisal services in a careless or negligent manner. 
511 	 This Standards Rule requires an appraiser to use due diligence and due care. 

512 	Standards Rule 1-2 

513 	In developing a real property appraisal, an appraiser must: 
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STANDARD 1 

514 	(a) 	identify the client and other intended users; " 

515 	(b) 	identify the intended use of the appraiser's opinions and conclusions; 37  

516 	 Comment: An appraiser must not allow the intended use of an assignment o'r 'a client's 
517 	 objectives to cause the assignment results to be biased.' 

518 	(c) 	identify the lype and definition of value, and, if the value opinion to be developed is market 
519 	 value, ascertain whether the value is.to  be the most probable price: 

520 	 (i) 	in terms of cash; or 

521 	 (ii) 	in terms of financial 'arrangements equivalent to cish; or 

522 	 (iii) 	in oiher precisely defined terms; and 

523 	 (iv) 	if the opinion of value is to be based on non-market financing or financing with unusual 
524 	 conditions or incentives, the terms of such financing must be clearly identified and the 
525 	 appraiser's opinion of their contributions to or negative influence on value must be 
526 	 developed by analysis of relevant market data; 

527 	 Comment: When reasonable exposure tinie is a component of the definition for the 
528 	 value opinion being developed, the apiiraiSer *miist also develop an opinion of 
529 	 reasonable exposure time linked to that valUe Opinion.°  

530 	(d) 	identify the effeitive date of the appraiser's Opinions and conclusions;2°  

531 	(0 	identify the characteristics of the property that 'are releviint to the type sind definition of value 
532 	 and intended use of the appraisa1,21  including: 

533 	 its location and physical, legàl, and economic attributes; 

534 	 (ii) 	the real property interest to be valued; 
' 

535 	 (iii) 	any personal property, trade fixtures, or intangible items that art not real property but 
536 	 are included in the appraisal; 	 I 

537 	 (iv) 	any known easements, restrictions, encumbrances, leases, reservations, covenants, 
538 	 contracts, declarationš, special assessments, ordinances; or other items of a similar 
539 	 nature; and 

540 	 (v) 	whether the subject property is a fractional interest, physical segment, or partial 
541 	 holding; 	 • 

16 	See Advisory Opinion 36, Identification and Disclosure of Client, Intended (Ise, and Intended Users., 

" See Advisory Opinion 36, Identification and Disclosure of Chew, Intended Use, and Intended Users. t 

18  See Advisory Opinion 19, Unacceptable Assignment Conchrions in Real Property Appraisal Assignments 

' 9  See Advisory Opinion 7 , Marketing Time Opinions, and Ad;isory Opinion 35, Reasonable Exposure Time in Real ,and Personal 

Property Opinions of Value. 

20  See Advisory Opinion 34, Retrospective and Prospective Value Opinions. 

21  See Advisory Opinion 2, Inspection of Subject Propet-ty, and Advisory Opinion 23, Identhj,ing the ielevaiit-Char'acleristics of the, 

Subject Property of a Real Property Appraisal Assignment. 
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STANDARD 1 

542 	 Comment on (i)—(v): The information used by an appraiser to identify the property 
543 	 characteristics must be from sources the appraiser reasonably believes are reliable. 

544 	 An appraiser may use any combination of a property inspection and documents, such as a 
545 	 physical legal description, address, map reference, copy of a survey or map, property sketch, 
546 	 or photographs, to identify the relevant characteristics of the subject property. 

547 	 When appraising proposed improvements, an appraiser must examine and have available for 
548 	 future examination, plans, specifications, or other documentation sufficient to identify the 
549 	 extent and character of the proposed improvements.22  

550 	 Identification of the real property interest appraised can be based on a review of copies or 
551 	 summaries of title descriptions or other documents that set forth any known encumbrances. 

552 	 An appraiser is not required to value the whole when the subject of the appraisal is a 
553 	 fractional interest, a physical segment, or a partial holding. 

554 	(1) 	identify any extraordinary assumptions necessary in the assignment; 

555 	 Comment: An extraordinary assumption may be used in an assignment only if: 

556 	 • 	it is required to properly develop credible opinions and conclusions; 
557 	 • 	the appraiser has a reasonable basis for the extraordinary assumption; 
558 	 • 	use of the extraordinary assumption results in a credible analysis; and 
559 	 • the appraiser complies with the disclosure requirements set forth in USPAP for 
560 	 extraordinary assumptions. 

561 	(g) 	identify any hypothetical conditions necessary in the assignment; and 

562 	 Comment: A hypothetical condition may be used in an assignment only if: 

563 	 • 	use of the hypothetical condition is clearly required for legal purposes, for purposes 
564 	 of reasonable analysis, or for purposes of comparison; 
565 	 • 	use of the hypothetical condition results in a credible analysis; and 
566 	 • the appraiser complies with the disclosure requirements set forth in USPAP for 
567 	 hypothetical conditions. 

568 	(h) 	determine the scope of work necessary to produce credible assignment results in accordance with 
569 	 the SCOPE OF WORK RULE.23  

570 	Standards Rule 1-3  

571 	When necessary for credible assignment results in developing a market value opinion, an appraiser must: 

572 	(a) 	identify and analyze the effect on use and value of existing land use regulations, reasonably 
573 	 probable modifications of such land use regulations, economic supply and demand, the physical 
574 	 adaptability of the real estate, and market area trends; and 

22 	See Advisory Opinion 17, Appraisals of Real Property with Proposed Improvements. 

23  See Advisory Opinion 28, Scope of Work Dectsion, Pmformance, and Disclosure, and Advisory Opinion 29, An Acceptable Scope of 

Work 
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STANDARD 1 

575 	 Comment: An appraiser must avoid making an unsupported ' assumption or prernise about 
576 	 market area trends, effective age, and rem'aining life. 

577 	(b)- 	develop an opinion of the highest Mid best Use of the real estate. 

578 	 Comment: An appraiser must analyze the relevant legal, physical, and economic factors to the 
579 	 extent necessary to support the appraiser's highest and Nest use conclusion(s). 

580 	Standards Rule 1-4 

581 	In developing a real property.appraisai; an appraiser must collect, verify, and analyze' all information 
582 	necessary for credible assignment results. 

583 	(a) 	When a sales comparison approach is necessary for credible assignment results, an appraiser 
584 	 must analyze such comparable sales data as are available to indicate a value conclusion. 

< 

585 	(b) 	When a cost approach is necessary for credible assignment results, an appraiser must: 

586 
	

(i) 
	

develop an opinion of site value by anlippropriate appraisal method or technique; 

587 	 (ii) 	analyze such comparable cost data as are available to estimate the cost new of the 
588 	 improvements (if any); and 

589 	 (iii) 	inalyze such comparable data as are available to estimate the difference between the 
590 	 cost new and the present worth of the improvements (accrued depreciation). 

591 	(c) 	When an income approach is necessary for credible assignment results, an appraiser must: 

592 	 (i) 	analyze such comparable rental data as are available and/or the potential earnings 
593 	 capacity of the property to estimate the gross income potential of the property; 

J• 

594 	 (ii) 	analyze such comparable operating expense data as are available to estimate the 
595 	 operating expenses of the property; 

596 	 (iii) 	analyze such comparable data as are available to estimate rates of capitalization and/or 
597 	 rates of discount; and 

598 	 (iv) 	base projections of future rent and/or income potential and expenses on reasonably clear 
599 	 and appropriate evidence.24  

600 	 Comment: In developing income and expense statements and Cash flow projections, 
601 	 an appraiser must weigh historical information and trends, curient supply and 
602 	 demand factors affecting such trends, and anticipated events such as competition 
603 	 from developments ufider construction. ' 

604 	(d) 	When developing an opinion of the value of a leased fee estate or a leasehold estate, an appraiser 
605 	 must analyze the effect on value, if any, of the termš and conditions of the lease(s). 

24  See Advisory Opinion 33, enscounted Cash Flow Analysis. 
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STANDARD 1 

606 	(e) 	When analyzing the assemblage of the various estates or component parts of a property, an 
607 	 appraiser must analyze the effect on value, if any, of the assemblage. An appraiser must refrain 
608 	 from valuing the whole solely by adding together the individual values of the various estates or 
609 	 component parts. 

610 	 Comment: Although the value of the whole may be equal to the sum of the separate estates or 
611 	 parts, it also may be greater than or less than the sum of such estates or parts. Therefore, the 
612 	 value of the whole must be tested by reference to appropriate data and supported by an 
613 	 appropriate analysis of such data. 

614 	 A similar procedure must be followed when the value of the whole has been established and 
615 	 the appraiser seeks to value a part. The value of any such part must be tested by reference to 
616 	 appropriate data and supported by an appropriate analysis of such data. 

617 
	

(f) 
	

When analyzing anticipated public or private improvements, located on or off the site, an 
618 
	 appraiser must analyze the effect on value, if any, of such anticipated improvements to the extent 

619 
	

they are reflected in market actions.25  

620 	(g) 	When personal property, trade fixtures, or intangible items are included in the appraisal, the 
621 	 appraiser must analyze the effect on value of such non-real property items. 

622 	 Comment: When the scope of work includes an appraisal of personal property, trade fixtures 
623 	 or intangible items, competency in personal property appraisal (see STANDARD 7) or 
624 	 business appraisal (see STANDARD 9) is required. 

625 	Standards Rule 1-5 

626 	When the value opinion to be developed is market value, an appraiser must, if such information is 
627 	available to the appraiser in the normal course of business:26  

628 	(a) 	analyze all agreements of sale, options, and listings of the subject property current as of the 
629 	 effective date of the appraisal; and 

630 	(b) 	analyze all sales of the subject property that occurred within the three (3) years prior to the 
631 	 effective date of the appraisa1.27  

632 	 Comment: See the Comments to Standards Rules 2-2(a)(viii) and 2-2(b)(viii) for 
633 	 corresponding reporting requirements relating to the availability and relevance of information. 

634 	Standards Rule 1-6 

635 	In developing a real property appraisal, an appraiser must: 

636 
	

(a) 
	reconcile the quality and quantity of data available and analyzed within the approaches used; 

637 	 and 

638 	(b) 	reconcile the applicability and relevance of the approaches, methods and techniques used to 
639 	 arrive at the value conclusion(s). 

See Advisory Opinion 17, Appraisals of Real Property with Proposed Improvements. 

26 	See Advisory Opinion 24, Normal Course of Business. 

27  See Advisory Opinion 1, Sales History 

USPAP 2016-2017 Edition 	 21 
©The Appraisal Foundation 

Irty-  IL L. rilni..h.151Ort for 2,16 2617 U.S.Pbr una Imola( rerocijrUco. a•re ertAnt.ution a,s r.c4 pelfrull,d 

GVSUD 100519 



STANDARD 2 

640 	STANDARD 2: REAL PROPERTY APPRAISAL, REPORTING 

641 	In reporfing the results of a real property appraiial, an appraiser must communicate each analysis, 
642 	opinion, and conclusion in a manner that is not misleading. 

643 	 Comment: STANDARD 2 addresses the content and level of information reqUired in a report 
644 	 that communicates the results of a real property appraisal. 

645 	 STANDARD 2 does not dictate the form, format, or style of real property appraisal reports. 
646 	 The form, format, and style of a report are functions of the needs of intended users and 
647 	 appraisers. The substantive content of a report determines its compliance. 

648 	Standards Rule 2-1  

649 	Each written or oral real property appraisal report must: 

650 	'(11) 	clearly and accurately set forth the appraisal in a manner that will not be misleading; 

651 	(b) • 	contain sufficient information to enable the intended users of the appraisal to understand the 
652 	 report properly; aid 

653 	(c) 	clearly and accurately disclose all assumOtions, extraordinary aisumptions, hypothetical 
654 	 conditions, and limiting conditions used in the assignment. 

655 	Standards Rule 2-2 

656 	Each written real property appraisal report must be prepared under one of the following options and 
657 	prominently state which option is used: Appraisil Report or Restricted Appraisal Report.28  

658 	 Comment: When the intended users include parties other than the client, an Appraisal Report 
659 	 'must be provided. When the intended users do not include parties other than the client, a 
666 	 Restricted Appraisal Report May be provided. 

661 	 The essential difference between these two options is in the content and level of information 
662 	 provided! The appropriate reporting option and 'the level of information necessary in the 
663 	 report are dependent on the intended use and the intended users. 

664 	 An appraiser must use care when characterizing the type of report and level of information 
665 	 communicated upon completion of an assignment. An dppraiser may use any other label in 
666 	 addition to, bit not in place of, the label set, forth in this Standard for the type of report 
667 	 provided. 

668 	 The report content and level of information requirements set forth in this Standard are 
669 	 minimums for each type of report. An appraiser must supplement a report form, when 
670 	 necessary, to ensure that any intended user of the appraisal is not misled and that the report 
671 	 complies with the applicable content requirements set forth in this Standards Rule. 

672 	 A party receiving a cqpy of an Appraisal Report or Restricted Appraisal Report in order to 
673 	 satisfy disclosure requirements does not become an intended user of the aPpraisal unless the 
674 	 appraiser identifies such party as an intended user as p'art of the assignment. 

Sce Advisory Opinion 11, Content of the Appraisal Report Options of Standa;ds Rules 2-2, 8-2, and 102 and Advisory Opinion 12, 
Use of the Appraisal Report Options of Standards Ri;les 2-2, 8-2, and 10-2 
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STANDARD 2 

675 	(a) 	The content of an Appraisal Report must be consistent with the intended use of the appraisal 
676 	 and, at a minimum: 

677 	 (i) 	state the identity of the client, unless the client has specifically requested otherwise; state 
678 	 the identity of any intended users by name or type;29  

679 	 Comment: An appraiser must use care when identifying the client to avoid 
680 	 violations of the Confidentiality section of the ETHICS RULE. If a client requests 
681 	 that the client's identity be withheld from the report, the appraiser may comply with 
682 	 this request. In these instances, the appraiser must document the identity of the 
683 	 client in the workfile and must state in the report that the identity of the client has 
684 	 been withheld at the client's request. 

685 	 Types of intended users of the report might include parties such as lenders, 
686 	 employees of government agencies, partners of a client, and a client's attorney and 
687 	 accountant. 

688 	 (ii) 	state the intended use of the appraisal;3°  

689 	 (iii) 	summarize information sufficient to identify the real estate involved in the appraisal, 
690 	 including the physical, legal, and economic property characteristics relevant to the 
691 	 assignment;31  

692 	 Comment: The real estate involved in the appraisal can be specified, for example, by 
693 	 a legal description, address, map reference, copy of a survey or map, property sketch, 
694 	 and/or photographs or the like. The summarized information can include a property 
695 	 sketch and photographs in addition to written comments about the legal, physical, 
696 	 and economic attributes of the real estate relevant to the type and definition of value 
697 	 and intended use of the appraisal. 

698 	 (iv) 	state the real property interest appraised; 

699 	 Comment: The statement of the real property rights being appraised must be 
700 	 substantiated, as needed, by copies or summaries of title descriptions or other 
701 	 documents that set forth any known encumbrances. 

702 
	

(v) 
	state the type and definition of value and cite the source of the definition; 

703 	 Comment: Stating the definition of value also requires any comments needed to 
704 	 clearly indicate to the intended users how the definition is being applied. 

705 	 When reporting an opinion of market value, state whether the opinion of value is: 

706 	 • 	in terms of cash or of financing terms equivalent to cash, or 

707 	 • based on non-market financing or financing with unusual conditions or 
708 	 incentives. 

" See Advisory Opinion 36, Identification and Disclosure of Client, Intended Use, and Intended Users, and Advisory Opinion 25, 

Clarification of the Chem in a Federally Related Transaction 

" See Advisory Opinion 36, Identification and Disclosure of Client, Intended Use, and Intended Users. 

" See Advisory Opinion 2, Inspection of Subject Property, and Advisory Opinion 23, Identifying the Relevant Characteristics of the 

Subject Property of a Real Property Appraisal Assignment 
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, STANDARD 2 

709 	 When an opinion of market value is not in terms of cash or based on financing terms 
710 	 equivalent to cash, summarize the terms of such financing and- explain their 
711 	 contributions to or negative influence on value. 

712 	 When an opinion of reasonable—exposure time has" been deireloped .in compliance 
713 	 with Standards Rule 1-2(c), the opinion must be stated in the report.32  

714 	 (vi) 	state the effective date of the appraisal and the date of the report; 33  

715 	 Comnient: The effective date of the appraisal establishes the context for the value 
716 	 opinion, while the date of the report indicates whether the perspective of the 
717 	 aiipraiser on the market and ,property.as  of the effective date af the appraisal was 
718 	 prospective, 'current, Or retrospective. 

719 	 (vii) 	summarize the scope of work used to develop the appraisal; 34  

720 	 Comment: Because ,intended users' .relianee on an appraisal may be affected by the 
721 	 scope of work, the report must enable them to be properly informed and not misled. 
722 	 Sufficient information includes disclosure of research and analyses performed and 
723 	 might also include disclosure of research and analyses not performed. 

724 	 When afiy portion of the work involves significant real property appraisal assistance, 
725 	 the appraiser mušt summarize the extent of that assistance. ,The name(s) of those 
726 	 providing the significant real property appraisal assistance must be stated in the 
727 	 certification, in accordance with Standards Rule 2-3.35  

728 	 (viii) 	summarize the information analyzed, the appraisal methods and techniques employed, 
729 	 and the reasoning that supports the analyses, opinions, and conclusions; exclusion of the 
730 	 sales comparison approach, cost approach, or income approach must be explained; 

731 	 Comment: An Appraisal Report Must include sufficient information to indicate that 
732 	 the , appraiser complied with the requirements of STANDARD 1. The amount of 
733 	 detail required will vary with the significance of the information to the appraisal. 

734 	 The appraiser must provide sufficient information to enable the client and intended 
735 	 users to understand the rationale for the opinions and conclusions, including 
736 	 reconciliatiOn of the data and approaches, in accordance with Standards Rule 1-6. 

737 	 When reporting an opinion of market value, a summary of the results of analyzing 
738 	 the subject .  sales,. agreements of sale, optiOns, and listings in acCordance with . 
739 	 Standards Rule 1-5 is required.36  If such information is unobtainable, a statement on 
740 	 the efforts undertaken by the appraiser to obtain the information is required. If such 
741 	 information is irrelevant, a statement acknowledging the existence of the information 
742 	 and citing its lack of relevance is required. 

32  See Advisory Opinion 1, Marketing Time Opinions, Advisory Opinion 22, Scope of Work in Market Value Appraisal Assignments, Real 

Properly, and Advisory Opinion 36, Reasonable Exposure Time in Real and Personal Property Opinions of Value. 

" See Advisory Opinion 34, Retrospective and Prospecnve Value Opinions. 

34  See Advisory Opinion 28, Scope of Work Decision, Performance, and Disclosure, and Advisory Opinion 29. An Acceptable Scope of 

Work 

See Advisory Opinion 31, Assignments Involving More than One Appraiser. 

3‘ See Advisory Opinion 1, Sales History. 
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STANDARD 2 

743 	 (ix) 	state the use of the real estate existing as of the date of value and the use of the real 
744 	 estate reflected in the appraisal; 

745 
	

(x) 
	

when an opinion of highest and best use was developed by the appraiser, summarize the 
746 	 support and rationale for that opinion; 

747 	 (xi) 	clearly and conspicuously: 

748 
	 • state all extraordinary assumptions and hypothetical conditions; and 

749 
	 • state that their use might have affected the assignment results; and 

750 	 (xii) 	include a signed certification in accordance with Standards Rule 2-3. 

751 	(b) 	The content of a Restricted Appraisal Report must be consistent with the intended use of the 
752 	 appraisal and, at a minimum: 

753 
	

(i) 
	

state the identity of the client, unless the client has specifically requested otherwise;37  
754 
	 and state a prominent use restriction that limits use of the report to the client and warns 

755 
	

that the rationale for how the appraiser arrived at the opinions and conclusions set forth 
756 
	

in the report may not be understood properly without additional information in the 
757 
	 appraiser's workfile; 

758 	 Comment: An appraiser must use care when identifying the client to avoid violations 
759 	 of the Confidentiality section of the ETHICS RULE. If a client requests that the 
760 	 client's identity be withheld from the report, the appraiser may comply with this 
761 	 request. In these instances, the appraiser must document the identity of the client in 
762 	 the workfile and must state in the report that the identity of the client has been 
763 	 withheld at the client's request. 

764 	 The Restricted Appraisal Report is for client use only. Before entering into an 
765 	 agreement, the appraiser should establish with the client the situations where this 
766 	 type of report is to be used and should ensure that the client understands the 
767 	 restricted utility of the Restricted Appraisal Report. 

768 	 (ii) 	state the intended use of the appraisak" 

769 	 Comment: The intended use of the appraisal must be consistent with the limitation 
770 	 on use of the Restricted Appraisal Report option in this Standards Rule (i.e., client 
771 	 use only). 

772 	 (iii) 	state information sufficient to identify the real estate involved in the appraisal;39  

773 	 Comment: The real estate involved in the appraisal can be specified, for example, by 
774 	 a legal description, address, map reference, copy of a survey or map, property sketch, 
775 	 and/or photographs or the like. 

776 	 (iv) 	state the real property interest appraised; 

See Advisory Opanon 36, Identification and Disclosure of Client Intended Use, and Intended Users. 

3' See Advisory Opinion 36, Identification and Disclosure of Client. Intended Use, and Intended Users. 

" 	See Advisory Opinion 2, Inspection of Subject Property. 
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STANDARD 2 

777 	 (v) 	state the tyPe of value and cite the source of its definition;" 

778 	 Comment: When an opinion of reasonable exposure time ,has been developed in 
779 	 compliance with Standards Rule 1-2(c), the opinion' must be stated in the report. 

780 	 (vi) 	state the effective date of the,apprisal and the date of the ieport;41  

781 	 Comment: The effective date of the appraisal 'establishes the context for the value 
782 ' 	 opinion, while the date of the report indicates whether the perspective of the 
783 	 appraiser on the market ind property,as of the effective date of the appraisal was. 
784 	 prospective, cun-ent, or retrospective.  

785 	 (vii) 	state the scope of work used to develop the appraisal;42  

786 	 Comment: Because the client's reliance on an appraisal may be affected by the scope 
787 	 of work„ the report must enable them to be yroperly informed and not misled. 
788 	 Sufficient information includes disclosure of research and analyses performed and 
789 	 might also include disclosure of research and analyses not performed. 

- 
790 	 When any portion of ihe work involves significani real property appraisal assistance, 
791 	 the appraiser must state the extent of that assistance. The name(s) of those proViding 
792 	 the significant real property appraisal assistance must be stated in the certification, in 
793 	 accordance with Standards Rule 2-3.43  

7 '94 	 'tate the appraisal methods and techniques employed; state the value opinion(s) and 
795 	 conclusion(s) reached, and reference the workfile“eiclusion'of the sales comparison 
796 	 approach, cost approach, or income approach must be explained; 

797 	 Comment: An apprai'ser must maintain a specific, coherent workfile in support of a 
798 	 Restricted Appraisal Report. The cOntents' of the workfile must include sufficient 
799 	 information to indicate that the appraiser. complied with the requirements of 
800 	 STANDARD 1 and,for the appraiser tO produce an Appraisal Report. 

• 
801 	 When reporting an opinion of market value, a summary of the results of analyzing 
802 	 the subject sales, agreements of sale, options, and , listings in accordance with 
803 , 	 Standards Rtile 1-5 is *uired. If such information is unobtainable, a statement on 
804 	 the efforts undertaken by the appraiser to obtain the,  information is required. If such 
805 ,. ,,, 	 information is irrelevant, a'statement acknowledging the existence of the information 
806 	 and citing its lack of relevanee is required. , ., 

807 	 (ix) 	state the use of the* real estate existing as of the date of value and the use of the real 
808 	 estate reflected in the appraisal; 

809 	 (X) 	when an opinion of highest and best use was developed bY the appraiser, state that 
810 	 opinion; 

4°  See AcNisory Opinion 7, Marketing Time Opinions, Advi;ory Opinion 22, Scope of Work in Markel Value Appraisal Assignments, Real 

Property, and AdvisOry Opinion 34, Retrospective and ProspeCtive ,Value 

41  See Advisory Opinion 34, Retrospective and Prospective Valu. 

42  See Advisory Opinions 28, Scope of Work Deciiion, Performance, and Disclosure, and Advisory Opinion 29, An Accepiable Scope of 

Work. 

See Advisory Opinion 31, Assignments Involving More than One APpraiser.. 
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STANDARD 2 

811 	 (xi) 	clearly and conspicuously: 

812 	 • state all extraordinary assumptions and hypothetical conditions; and 

813 	 • state that their use might have affected the assignment results; and 

814 	 (xii) 	include a signed certification in accordance with Standards Rule 2-3 

815 	Standards Rule 2-3 

816 	Each written real property appraisal report must contain a signed certification that is similar in content 
817 	to the following form: 

818 	I certify that, to the best of my knowledge and belief: 

819 	 the statements of fact contained in this report are true and correct. 
820 	 the reported analyses, opinions, and conclusions are limited only by the reported 
821 	 assumptions and limiting conditions and are my personal, impartial, and unbiased 
822 	 professional analyses, opinions, and conclusions. 
823 	 I have no (or the specified) present or prospective interest in the property that is the 
824 	 subject of this report and no (or the specified) personal interest with respect to the 
825 	 parties involved. 
826 	 I have performed no (or the specified) services, as an appraiser or in any other capacity, 
827 	 regarding the property that is the subject of this report within the three-year period 
828 	 immediately preceding acceptance of this assignment. 
829 	 I have no bias with respect to the property that is the subject of this report or to the 
830 	 parties involved with this assignment. 
831 	 my engagement in this assignment was not contingent upon developing or reporting 
832 	 predetermined results. 
833 	 my compensation for completing this assignment is not contingent upon the 
834 	 development or reporting of a predetermined value or direction in value that favors 
835 	 the cause of the client, the amount of the value opinion, the attainment of a stipulated 
836 	 result, or the occurrence of a subsequent event directly related to the intended use of 
837 	 this appraisal. 
838 	 my analyses, opinions, and conclusions wert developed, and this report has been 
839 	 prepared, in conformity with the Uniform Standar& of Professional Appraisal Practice. 
840 	 I have (or have not) made a personal inspection of the property that is the subject of 
841 	 this report. (If more than one person signs this certification, the certification must 
842 	 clearly specify which individuals did and which individuals did not make a personal 
843 	 inspection of the appraised property.)44  
844 	 no one provided significant real property appraisal assistance to the person signing 
845 	 this certification. (If there are exceptions, the name of each individual providing 
846 	 significant real property appraisal assistance must be stated.) 

847 	 Comment: A signed certification is an integral part of the appraisal report. An appraiser who 
848 	 signs any part of the appraisal report, including a letter of transmittal, must also sign this 
849 	 certification. 

850 	 In an assignment that includes only assignment results developed by the real property 
851 	 appraiser(s), any appraiser(s) who signs a certification accepts full responsibility for all 
852 	 elements of the certification, for the assignment results, and for the contents of the appraisal 
853 	 report. In an assignment that includes personal property, business or intangible asset 

44 	See Advisory Opinion 2, Inspection of Subject Property. 
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STANDARD 2 

854 	 assignment results riot developed by the real propei-ty appraiser(s), any real property 
855 	 appraiser(s) who signs a certification accepts full responsibility for the real property elements 
85'6 	 of the certification, for the real property assignment results, and for the real property contents 
857 	.. 	of the appraisal report. 	' 	 4- 

t  

858 	 When a signing appraiser(s) has relied on Ws  ork'done by gppraisers and others who chi not sign 
859 	 the certification, the signing appraiser is responsible for the decision to rely on their work. 
860 	 The signing appraiser(s) is required to have a reasonable basis for believing that those 
861 	 individuals performing the work are competent. The signing'appraiser(s) also must have no 
862 	 reason to doubt that the work of those individuals is credible. 

863 	 The names of individuals providing significant real property appraisal assistance who do not 
864 	 sign a certification muit be stated in the certification. It is not required that the dešcription of 
865 	 their assistance be contained in the certification,.but dišCloure of their assistance is required 
866 	 in accordanee with Standards Rule 2-2(a)(vii) or 2-2(b)(vii) as app1icble.45  

867 	Standards Rule-2-4 

868 	To the extent that it is both possible'and iimropriate, an oral real property appraisal report must address 
869 	the substantive matters set forth in Standards Rule 2-2(ii). 

870 	 Comment: See the RECORD KEEPING RULE for corresponding requirements. .. 

43  See Advisory Opinion 31. Assignments Myatt ing More than One App;-aiser. 
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STANDARD 3 

871 	STANDARD 3: APPRAISAL REVIEW, DEVELOPMENT AND REPORTING 

872 	In developing an appraisal review assignment, 2n appraiser acting as a reviewer must identify the 
873 	problem to be solved, determine the scope of work necessary to solve the problem, and correctly complete 
874 	research and analyses necessary to produce a credible appraisal review. I n reporting the results of an 
875 	appraisal review assignment, an appraiser acting as a reviewer must communicate each analysis, opinion, 
876 	and conclusion in a manner that is not misleading. 

877 	 Comment: STANDARD 3 is directed toward the substantive aspects of developing a credible 
878 	 opinion of the quality of another appraiser's work that was performed as part of an appraisal 
879 	 or appraisal review assignment. 

880 	 STANDARD 3 also addresses the content and level of information required in a report that 
881 	 communicates the results of an appraisal review assignment. STANDARD 3 does not dictate 
882 	 the form, format, or style of Appraisal Review Reports. The substantive content of a report 
883 	 determines its compliance. 

884 	 In this Standard, the term "reviewer" is used to refer to an appraiser performing an appraisal 
885 	 review. 

886 	Standards Rule 3-1  

887 	In developing an appraisal review, the reviewer must: 

888 	(a) 	be aware of, understand, and correctly employ those methods and techniques that are necessary 
889 	 to produce a credible appraisal review; 

890 	 Comment: Changes and developments in economics, finance, law, technology, and society 
891 	 can have a substantial impact on the appraisal profession. To keep abreast of these changes 
892 	 and developments, the appraisal profession is constantly reviewing and revising appraisal 
893 	 methods and techniques and devising new methods and techniques to meet new 
894 	 circumstances. Each appraiser must continuously improve his or her skills to remain 
895 	 proficient in appraisal review. 

896 	 The reviewer must have the knowledge and experience needed to identify and perform the 
897 	 scope of work necessary to produce credible assignment results. Aspects of competency for 
898 	 an appraisal review, depending on the review assignment's scope of work, may include, 
899 	 without limitation, familiarity with the specific type of property or asset, market, geographic 
900 	 area, analytic method, and applicable laws, regulations and guidelines. 

901 	(b) 	not commit a substantial error of omission or commission that significantly affects an appraisal 
902 	 review; and 

903 	 Comment: A reviewer must use sufficient care to avoid errors that would significantly affect 
904 	 his or her opinions and conclusions. Diligence is required to identify and analyze the factors, 
905 	 conditions, data, and other information that would have a significant effect on the credibility 
906 	 of the assignment results. 

907 	(c) 	not render appraisal review services in a careless or negligent manner, such as making a series of 
908 	 errors that, although individually might not significantly affect the results of an appraisal review, 
909 	 in the aggregate affects the credibility of those results. 
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STANDAWD 3 

	

910 	 Comment: Perfection is impossible to attain, and competence does not require perfection. 

	

911 	 However, an appraiser must not render appraisal review services in a careless or negligent 

	

912 	 manner. This Standards Rule requires a reviewer to use due diligence and due care, 

	

913 	Standards Rule 3-2 

	

914 	In developing an appraisal review, the reviewer must: 

	

915 	(a) 	identify the client and other' intended users; 46  

	

9116 	(b) 	identify the intended use of the reviewer's opinions and conclusions; 47  

	

917. 	 Comment: A reviewer must not allow the intended use of an assignment or a client's 

	

918 	 objectives to cause" the assignment results to be biased, A reviewer must not advocate for a 

	

919 	 client's objectives. 

	

920 	 The intended use refers to.  the use of the reviewer's opinions and conclusions by the client and 

	

921 	 other intended users; examples include, without limitation, quality control, audit, 

	

92.2 	 qu'alification, or confirmation. 

	

923 	(c) 	identify the purpose of the appraisal review, including whether the assignment includes the 

	

924 	 -development of the reviewer's own opinion of value or review opinion related to the work under 

	

925 	 review; 48  

	

926 	 Comment: The purpose of an appraisal review assignment relates to the reviewer's objective; 

	

927 	 examples include, without limitation, to determine if the results of the work under review are 

	

928 	 credible'for the intended user's intended use, or to evaluate compliance with relevant USPAP 

	

929 	 requirements, client requirements, or applicable regulations. 

	

930 	 In the review of an appraisal assignment, the reviewer may provide an opinion of value for the 

	

931 	 property that is the subject of the work under review. 

	

932 	 In the review of an appraisal review assigninent, the reviewer may provide an Opinion of 

	

933 	 quality of the work that is the subject of the appraisal review assignment. 

	

934 	(d) 	identify the work under review ind the characteristics of that work whiCh are relevant to the 

	

, 935 	 intended use and purpose of the appraisal review, including: 

	

936 	 anyownership interest in the property that is the subject of the work under review; ; 

	

937 	 (ii) 	-rthe date of the work under review and the effective daie of the opinions or cOnclusions in 

	

938 	 the work under review; 

	

939 	 (iii) 	the appraiser(s) who completed the work. under review, unless'the identity is withheld by 

	

940 	 the client; and 

	

941 	 (iv) 	the physical, legal, and economic characteristics of ,the property, properties, property 

	

942 	 type(s), or market aria in the work under review. 

See Advisory Opinion 36, identification and Disclosure of Client. Intended Use, and Intended Users, 

47 	See Advisory Opinion 36, Identification and Disclosure of Client, Intended Use, and Intended Users 

" See Advisdry Opinion 20, An Appraisal Review Assignment Thal Includes the Reviewer's Own Opinion of Value. 
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STANDARD 3 

943 	 Comment: The subject of an appraisal review assignment may be all or part of a report, a 
944 	 workfile, or a combination of these, and may be related to an appraisal or appraisal review 
945 	 assignment. 

946 	(e) 	identify any extraordinary assumptions necessary in the review assignment; 

947 	 Comment: An extraordinary assumption may be used in a review assignment only if: 

948 	 • it is required to properly develop credible opinions and conclusions; 
949 	 • the reviewer has a reasonable basis for the extraordinary assumption; 
950 	 • use of the extraordinary assumption results in a credible analysis; and 
951 	 • the reviewer complies with the disclosure requirements set forth in USPAP for 
952 	 extraordinary assumptions. 

953 	(1) 	identify any hypothetical conditions necessary in the review assignment; and 

954 	 Comment: A hypothetical condition may be used in a review assignment only if: 

955 	 • use of the hypothetical condition is clearly required for legal purposes, for purposes 
956 	 of reasonable analysis, or for purposes of comparison; 
957 	 • use of the hypothetical condition results in a credible analysis; and 
958 	 * the reviewer complies with the disclosure requirements set forth in USPAP for 
959 	 hypothetical conditions. 

960 	(g) 	determine the scope of work necessary to produce credible assignment results in accordance with 
961 	 the SCOPE OF WORK RULE.'" 

962 	 Comment: Reviewers have broad flexibility and significant responsibility in determining the 
963 	 appropriate scope of work in an appraisal review assignment. 

964 	 Information that should have been considered by the original appraiser can be used by the 
965 	 reviewer in developing an opinion as to the quality of the work under review. 

966 	 Information that was not available to the original appraiser in the normal course of business 
967 	 may also be used by the reviewer; however, the reviewer must not use such information in the 
968 	 reviewer's development of an opinion as to the quality of the work under review. 

969 	Standards Rule 3-3 

970 	In developing an appraisal review, a reviewer must apply the appraisal review methods and techniques 
971 	that are necessary for credible assignment results. 

972 	(a) 	When necessary for credible assignment results in the review of analyses, opinions, and 
973 	 conclusions, the reviewer must: 

974 	 (i) 	develop an opinion as to whether the analyses are appropriate within the context of the 
975 	 requirements applicable to that work; 

976 	 (ii) 	develop an opinion as to whether the opinions and conclusions are credible within the 
977 	 context of the requirements applicable to that work; and 

" See Advisory Opinion 28, Scope of Work Dectsion, Peifonnance, and Disclosure, and Advisory Opinion 29, An Acceptable Scope of 

Work 
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STANDARD 3 

	

978 	 (iii) 	develop the reasons for any disagreement. 

	

979 	 Comment:  Consistent with the reviewer's scope of work, the reviewer is reqUired to develop 

	

980 	 an opinion as to the completeness, accuracy, adequacy, relevance, and reasonablenessof the 

	

981 	 analysis.in , the work under, review, given law, regulations, or intended user reqinrements 

	

982 	 applicable to the work under review. 	 t 	 I 

When necessary for credible assignment results in the review of a report, tile reviewer must: 

(i) 
	

develop an opinion as to whether the report is appropriate and not misledding within the 
context of the requirements applicable to flint work; and 

	

986 	 (ii) 	develop the reaions fOr any disagreement. 

	

987 	 Comment:  Consistent with the reviewer's scope of work, the reviewer is required to develop 

	

988 	 an opinion as to the completeness, accuracy, adequacy, relevance, and reasonableness of the 

	

989 	 report, given law, regulations, or intended user requirements applicable to that work. 

	

990 	(c) 	When the assignment inCludes the reviewer devel4ing his or her own Opinion of value or review 

	

991 	 Opinion, the following ipply:" 

L 

	

992 	 (0 	The requireinents of STANDARDS 1, 6, 7, or 9 apply to the reviewer'i opinion of value 

	

993 	 for the property that is the subject of the appraisal review assignment. 

	

994 	 (ii) 	The requirement's of STANDARD 3 apply to the reviewer's opinion of quality for the 

	

995 	 work that is the subject of the appraisal review assignment. 	;"-- 

	

996 	 Comment:  These requirements apply to: 

	

997 	 • The reviewer's own opinion of value when the subject of the review-is the product of 

	

998 	 an appraisal assignment; or 	 ' 

	

999 	 • The reviewer's own opinion regarding the work reviewed by another when the 

	

1000 	 subject of the review is the producrof ap appraisal review assignment. 

	

1001 	 These requirements apply whether the reviewer's own opinion: 

	

1002 	 • concurs with the opinions and conclusions in the work under review; or 

	

1003 	 • differs from the opinion and conclusions in the work finder review. 

	

1004 	 When the assignment includes the reviewer developing his or her own opinion of value or 

	

1005 	 review opinion, the following apply: 

	

i006 	 • The reviewer's scope of work in developing his or her own opinion of value or 

	

1007 	 review opinion may be different from that of the work under review. 

	

1008 	 • The effective date of the reviewer's opinion of, value may be the same or different 

	

1009 	 from the effective date of the work under review. 

	

1010 	 • The reviewer is not required to replicate the steps completed by the original 

	

101 i 	 appraiser. Those items in the _work under review that the reviewer concludes are 

	

1012 	 credible can be extended to the reviewer's development process on the basis of an 

	

loiŠ 	 extraordinary assumption. ThOse items not deemed to bc credible must be replaced 

	

loia 	 with information or analysis developed in conformance with STANDARD I, 3, 6, 7, 

	

1015 	 or 9, as applicable, to produce credible assignment results. 

58  See Advisory Opinion 20, An Appraisal Review Assignment That Includes the Review'er's Own Opinion of Value. 
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STANDARD 3 

1016 	Standards Rule 3-4  

1017 	Each written or oral Appraisal Review Report must be separate from the work under review and must: 

1018 	(a) 	clearly and accurately set forth tht appraisal review in a manner that will not be misleading; 

1019 	(b) 	contain sufficient information to enable the intended users of the appraisal review to understand 
1020 	 the report properly; and 

1021 	(c) 	clearly and accurately disclose all assumptions, extraordinary assumptions, and hypothetical 
1022 	 conditions used in the assignment. 

1023 	 Comrnent: An Appraisal Review Report communicates the results of an appraisal review, 
1024 	 which can have as its subject another appraiser's work in an appraisal or appraisal review 
1025 	 assignment. 

1026 	 The report content and level of information in the Appraisal Review Report is specific to the 
1027 	 needs of the client, other intended users, the intended use, and requirements applicable to the 
1028 	 assignment. The reporting requirements set forth in this Standard are the minimum for an 
1029 	Appraisal Review Report. An appraiser must supplement a report form, when necessary, to 
1030 	ensure that any intended user of the appraisal review is not misled and that the report 
1031 	 complies with the applicable content requirements set forth in this Standards Rule. 

1032 	Standards Rule 3-5 

1033 	The content of an Appraisal Review Report must be consistent with the intended use of the appraisal 
1034 	review and, at a minimum: 

1035 	(a) 	state the identity of the client, unless the client has specifically requested otherwise; state the 
1036 	 identity of any intended users by name or type;51  

1037 	 Comment: An appraiser must use care when identifying the client to avoid violations of the 
1038 	 Confidentiality section of the ETHICS RULE. If a client requests that their identity be 
1039 	 withheld from the report, the appraiser may comply with this request. In these instances, the 
1040 	 appraiser must document the identity of the client in the workfile and must state in the report 
1041 	 that the identity of the client has been withheld at the client's request. 

1042 	(b) 	state the intended use of the appraisal review; 

1043 	(c) 	state the purpose of the appraisal review; 

1044 	(d) 	state information sufficient to identify: 

1045 	 the work under review, including any ownership interest in the property that is the 
1046 	 subject of the work under review; 

1047 	 (ii) 	the date of the work under review; 

1048 	 (iii) 	the effective date of the opinions or conclusions in the work under review; and 

1049 	 (iv) 	the appraiser(s) who completed the work under review, unless the identity is withheld by 
1050 	 the client. 

.51 	See Advisory Opinion 36, Identification and Disclosure of Clieni, Intended Use, and lniended Users. 

USPAP 2016-2017 Edition 	 33 
©The Appraisal Foundation 

7i,15. is 5 rose vt,ror. tor 20,6 2017 USPAP Of"1:A.Z4" rep':,11 	r icd 	aft- no. pcpratmd 

GVSUD 100531 



STANDARD 3 

	

1051 	 Comment:  If the identity of the appraiser(s) in the work under review 	withheld by the 

	

1052 	 client, that fact must be stated in the appraisal review report. 

	

1053 	(e) 
	

state the date of the appraisal review report; 

	

1054 	(1) 	'clea rly and conspicuously: 

	

1055 	 • state all exthordinary assumptions and hypothetical conditions; and 

	

1056 	 • state that their use might have affected the assignment results.. 

	

1057 	(g) ' 	state the scope of work used to develop the appraisal review; 

	

1058 	 COmment:  Because intended users reliance on an appraisal review may be affected by the' 

	

1059 	 scope of work, the appraisal review report must enable.them to be properly informed and not 

	

1060 	 misled. Sufficient inforrnation includes disclosure of research and analYses performed and 

	

„ 1061 	 might also include disclosure of research and analyses not performed. 

	

1062 	 When any portion of the work involves significant appraisal or appraisal review assistance, 

	

1063 	 the reViewer must state the extent of that assistance. The name(s) of those providing the 

	

1064 	 significant assistance must be "Stated in the certification, in accordance with Standards Rule 3- 

	

1065 	 6. 

	

1066 	(h) •. stsite the reviewer's opinions and conclusions about the work under review, including the reasons 

	

1067 	 for any disagreement; 

	

1068 	 Comment:  The report must provide sufficient infOrmation to en"able the client and intended users to 

	

1069 	understand the rationale for the reiewer's opinions arid conclusions. • 

	

1070 	(i) 	when the scope of work includes the reviewer's development of an opinion of value or review 

	

1071 	 opinion related to the work under review, the.reviewer must:52  

	

1072 	 (0 ' 	state whiCh information, analkses, opinions; and conclusionein 'the work under review ' 

	

1073 	 that the reviewer accepted 2S Credible and Used in develciping thereviewer's opinion and 

	

1074 	 conclusions; 

	

1075 	 (ii) 	ata minimum, summarize any additional information relied on and the reasoning for 

	

1076 	 the reviewer's opinion of value or. review opinion related to the work under review; 

	

1077 	 (iii) 	clearly and consp`icuously: 

	

1078 	 • state all extrardinary assumptio-ns and hypothetical conditions connected with . 	,. 

	

1079 	 the reviewer's opinion of value or review opinion retated to the work under 

	

,1080 	 review; .2 il d 

	

1081 	 • state that their use might have affected the assignment results. 

	

1082 	 Comment:  The ieviewer may include his or her own opinion of value or review opinion 

	

1083 	 related to the work under review within the appraisal review report itself Without preparing a 

	

tu84 	separate report. However, data and analyses provided by the reviewer to support a -different 

	

1085 	 opinion or conclusion must match, at a minifnum, except for the certification requirements, 

	

1086 	 the reporting requirements for an: 

	

1087 	 • Appraisal Report for a real property appraisal (StandardiRule 2-2(a)); 

°2  See Advisory Opinion 20, An Appraisal Review Assignment That Includes ihe Reviewer's Own Opinion of Value 
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STANDARD 3 

1088 • Appraisal Report for a personal property appraisal (Standards Rule 8-2(a)); 
1089 • Appraisal Review Report for an appraisal review (Standards Rule 3-5); 
1090 • Mass Appraisal Report for mass appraisal (Standards Rule 6-8); and 
1091 • Appraisal Report for business appraisal (Standards Rule 10-2(a)). 

109Ia 	(i) 	include a signed certification in accordance with Standards Rule 3-6. 

1092 	Standards Rule 3-6 

1093 	Each written Appraisal Review Report must contain a signed certification that is similar in content to the 
1094 	following form: 

1095 	I certify that, to the best of my knowledge and belief: 

1096 	 the statements of fact contained in this report are true and correct. 
1097 	 the reported analyses, opinions, and conclusions are limited only by the reported 
1098 	 assumptions and limiting conditions and are my personal, impartial, and unbiased 
1099 	 professional analyses, opinions, and conclusions. 
1100 	 I have no (or the specified) present or prospective interest in the property that is the 
1101 	 subject of the work under review and no (or the specified) personal interest with 
1102 	 respect to the parties involved. 
1103 	 I have performed no (or the specified) services, as an appraiser or in any other capacity, 
1104 	 regarding the property that is the subject of the work under review within the three- 
1105 	 year period immediately preceding acceptance of this assignment. 
1106 	 I have no bias with respect to the property that is the subject of the work under review 
1107 	 or to the parties involved with this assignment. 
1108 	 my engagement in this assignment was not contingent upon developing or reporting 
1109 	 predetermined results. 
1110 	 my compensation is not contingent on an action or event resulting from the analyses, 
1111 	 opinions, or conclusions in this review or from its use. 
1112 	 my compensation for completing this assignment is not contingent upon the 
1113 	 development or reporting of predetermined assignment results or assignment results 
1114 	 that favors the cause of the client, the attainment of a stipulated result, or the 
1115 	 occurrence of a subsequent event directly related to the intended use of this appraisal 
1116 	 review. 
1117 	 my analyses, opinions, and conclusions were developed and this review report was 
1118 	 prepared in conformity with the Uniform Standards of Professional Appraisal Practice. 
1119 	 I have (or have not) made a personal inspection of the subject of the work under 
1120 	 review. (If more than one person signs this certification, the certification must clearly 
1121 	 specify which individuals did and which individuals did not make a personal 
1122 	 inspection of the subject of the work under review.) (For reviews of a business or 
1123 	 intangible asset appraisal assignment, the inspection portion of the certification is not 
1124 	 applicable.) 
1125 	 no one provided significant appraisal or appraisal review assistance to the person 
1126 	 signing this certification. (If there are exceptions, the name of each individual(s) 
1127 	 providing appraisal or appraisal review assistance must be stated.) 

1 128 	 Comrnent: A signed certification is an integral part of the Appraisal Review Report. A 
1 129 	 reviewer who signs any part of the appraisal review report, including a letter of transmittal, 
1130 	 must also sign the certification. 

1131 	 Any reviewer who signs a certification accepts responsibility for all elements of the 
1132 	 certification, for the assignment results, and for the contents of the Appraisal Review Report. 

USPAP 2016-2017 Edition 	 35 
©The Appraisal Foundation 

1 	 v,. smn f: :x1E 2:07 ,5f Pr- una 	 (.1.1,,L 	anc &Li 	( .,1 

GVSUD 100533 



STANDARD 3 

1133 	 Appraisal review is distinctly different fmm the cosigning activity addressed inl  Stanclaids 
1134 	 Rules 2-3, 6-9, 8-3, and 10-3. To avoid confusion between these activities, a reviewer 
1135 	 performing an appraisal review must nOt sign the work under review unless he or she intends 
1136 	 to accept responsibility as a cosigner of that work.. 

1137 	 When a signing appraiser has relied on work done by appraisers and others who do not sign 
1138 	 the certification, the signing appraiser is responsible for the decision.to  rely on their work. 
1139 	 The signing appraiser is required to have a reasonable basis for believing that those 
1140 	 individuals performing the work are competent. The signing appraiser also must have no 
1141 	 reason to doubt that thc work of those individuals is credible. 

1142 	 The names of individuals providing significant appraisal or appraisal review asSistance who 
1143 	 do not sign a certification must be stated in the certification. R is not required that the 
1144 	 description of their assistance be Contained in the certification, but disclosure of 'their 
1145 	 assistance is required in accordance with Standards Rule'3-5(g). 

1146 	Standards Rule 3-7 

1147 	To the extent that it is both possible and appropriate, an oral Appraisal Review Report must address the 
148 	substantive matters set forth in Standardsliule 3-5. 

1149 	 Comment: See the RECORD KEEPING,RULE for corresponding requirements. 
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1150 STANDARD 4: REAL PROPERTY APPRAISAL CONSULTING, DEVELOPMENT 

1151 	This STANDARD has been retired by action of the Appraisal Standards Board. 
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1152 STANDARD 5: REAL PROPERTY APPRAISAL CONSULTING, REPORTING 

1153 	This STANDARD has been retired by action of the Appraisal Standards Board. 
„ 

4 

ro 
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STANDARD 6 

1154 STANDARD 6: MASS APPRAISAL, DEVELOPMENT AND REPORTING 

1 155 	In developing a mass appraisal, an appraiser must be aware of, understand, and correctly employ those 
1 156 	recognized methods and techniques necessary to produce and communicate credible mass appraisals. 

1157 	 Comment: STANDARD 6 applies to all mass appraisals of real or personal property 
1158 	 regardless of the purpose or use of such appraisals.53  STANDARD 6 is directed toward the 
1159 	 substantive aspects of developing and communicating credible analyses, opinions, and 
1160 	 conclusions in the mass appraisal of properties. Mass appraisals can be prepared with or 
1161 	 without computer assistance. The reporting and jurisdictional exceptions applicable to public 
1162 	 mass appraisals prepared for ad valorem taxation do not apply to mass appraisals prepared for 
1163 	 other purposes. 

1164 	 A mass appraisal includes: 

1165 	 1) identifying properties to be appraised; 
1166 	 2) defining market area of consistent behavior that applies to properties; 
1167 	 3) identifying characteristics (supply and demand) that affect the creation of value in 
1168 	 that market area; 
1169 	 4) developing a model structure that reflects the relationship among the characteristics 
1170 	 affecting value in the market area; 
1171 	 5) calibrating the model structure to determine the contribution of the individual 
1172 	 characteristics affecting value; 
1173 	 6) applying the conclusions reflected in the model to the characteristics of the 
1174 	 property(ies) being appraised; and 
1175 	 7) reviewing the mass appraisal results. 

1 176 	 The JURISDICTIONAL EXCEPTION RULE may apply to several sections of STANDA.RD 
1177 	 6 because ad valorem tax administration is subject to various state, county, and municipal 
1178 	 laws. 

1179 	Standards Rule 6-1  

1180 	In developing a mass appraisal, an appraiser must: 

1181 	(a) 	be aware of, understand, and correctly employ those recognized methods and techniques 
1182 	 necessary to produce a credible mass appraisal; 

1183 	 Comment: Mass appraisal provides for a systematic approach and uniform application of 
1184 	 appraisal methods and techniques to obtain estimates of value that allow for statistical review 
1185 	 and analysis of results. 

1186 	 This requirement recognizes that the principle of change continues to affect the manner in 
1187 	 which appraisers perform mass appraisals. Changes and developments in the real property and 
1188 	 personal property fields have a substantial impact on the appraisal profession. 

1189 	 To keep abreast of these changes and developments, the appraisal profession is constantly 
1190 	 reviewing and revising appraisal methods and techniques and devising new methods and 
1191 	 techniques to meet new circumstances. For this reason it is not sufficient for appraisers to 
1 192 	 simply maintain the skills and the knowledge they possess when they become appraisers. 

53  See Advisory Opinion 32, Ad Valorem Properly Tax Appraisal and Mass Appraisal Assignmenls. 
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1193 	 Each. appraiser must continuously improve his or 'her skills to-  remain proficient in mass 
1194 	 appraisal. 

1195 	(b) 	not commit a substantial error 'of omission or commission that significantly affects a mass 
1196 	 appraisal; and 

1197 	 Comment:  An appraiser must use sufficient care to avoid errors that would significantly affect 
1198 	 his or her opinions and•conclusions. Diligence is required to identify "and analjrze the factors, 
1199 	 conditions, data, and other information that would have a.significant effect on the credibility 
1206 	of the assignment results. 

1201 	(c) 	not render a mass appraisal in a careless or negligent manner. 

1202 	 Comenent:  Perfection is impossible to attain, and competence does not require perfeltiOn. 
1203 	 However, an appraiser must not render appraisal s'el-vices in a careles§,or negligent manner.- , 
1204 	 This Standards Rule requires an appraiser to use due diligence and due care. 

1205 	Standards Rule 6-2 - 

1206 	In developing a mass appraisal, an appraiser must: 
-1 

1207 	(a) 	identify the client and other intended users:"  

1208 
	

(b) 
	

identify the intended use of the appraisaV 

1209 	 Comment:  An appraiser must not allow the intended use Of an assignment or a client's objectives to 
1210 	 cause the assignment results to be biased. 

1211 	(c) 	identify the type and definition of value, and, if the :value opinion to' be developed is market 
1212 	 value, ascertain whether the value is to be the most probable price: 

• 
1213 
	

(i) 
	

in terms of cash; or 

1214 
	

(ii) 	in terms of financial arrangements equivalent to cash; or 

1215 	 (iii) 	in such other terms as may be precisely defined; and 

1216 	 (iv) 	if the opinion of value is based on non-market financing or financing with unusual . 
1217 	 conditions or incentives, the terms of such financing must be Clearly identified and the 
1218 	 appraiser's opinion of their contributións to or negative influence on value must be 
1219 	 developed by analysis of relevant market data; - 

1220 	 Comment:  For certain types of appraisal' agignrnents in which a legal definition of market 
122 i 	 value has been established and takes precedence, the JURISDICTIONAL EXCEPTION 
1222 	 RULE may apply. 

1223 	(d) 	identify the etTettive date of the appraisal; 56  

'4  See Advisory Opinion 36, Identification and Disclosure of Client, Iritendid Use, and Intended Useri 

'3  See Advisory Opinion 36, Idenrificanon and Disclosure of Client, Intended Use, and Intended Users 

s' See Advisory Opinion 34, Retrospetive and Prospective Value Opinions. 
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1224 	(e) 	identify the characteristics of the properties that are relevant to the type and definition of value 
1225 	 and intended use," inchiding: 

1226 	 (i) 	the group with which a property is identified according to similar market influence; 

1227 	 (ii) 	the appropriate market area and time frame relative to the property being valued; and 

1228 	 (iii) 	their location and physical, legal, and economic characteristics; 

1229 	 Comment: The properties must be identified in general terms, and each individual property in 
1230 	 the universe must be identified, with the information on its identity stored or referenced in its 
1231 	 property record. 

1232 	 When appraising proposed improvements, an appraiser must examine and have available for 
1233 	 future examination, plans, specifications, or other documentation sufficient to identify the 
1234 	 extent and character of the proposed improvements.58  

1235 	 Ordinarily, proposed improvements are not appraised for ad valorem tax. Appraisers, 
1236 	 however, are sometimes asked to provide opinions of value of proposed improvements so that 
1237 	 developers can estimate future property tax burdens. Sometimes units in condominiums and 
1238 	 planned unit developments are sold with an interest in un-built community property, the pro 
1239 	 rata value of which, if any, must be considered in the analysis of sales data. 

1240 	(t) 	identify the characteristics of the market that are relevant to the purpose and intended use of the 
1241 	 mass appraisal including: 

1242 	 location of the market area; 

1243 	 (ii) 	physical, legal, and economic attributes; 

1244 	 (iii) 	time frame of market activity; and 

1245 	 (iv) 	property interests reflected in the market; 

1246 	(g) 	in appraising real property or personal property: 

1247 	 (i) 	identify the appropriate market area and time frame relative to the property being 
1248 	 valued; 

1249 	 (ii) 	when the subject is real property, identify and consider any personal property, trade 
1250 	 fixtures, or intangibles that are not real property but are included in the appraisal; 

1251 	 (iii) 	when the subject is personal property, identify and consider any real property or 
1252 	 intangibles that are not personal property but are included in the appraisal; 

1253 	 (iv) 	identify known easements, restrictions, encumbrances, leases, reservations, covenants, 
1254 	 contracts, declarations, special assessments, ordinances, or other items of similar nature; 
1255 	 and 

57 	Sec Advisory Opinion 23, Identifying the Relevant Characteristics of the Subject Property of a Real Property Appraisal Assignment, if 

applicable. 

5* 	See Advisory Opinion 17, Appraisals of Real Property with Proposed Improvements, if applicable. 
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1256 	 (v) 	identify and analyze whether an appraised fractional interest, physical'  segment or 
1257 , 	 partial holding Contributes pro rata to the value of the whole; 

1258 	 Comment*: The above requirements do not obligate the appraišer to' value the whole 
1259 ' 	 when the subject of the appraisal is a fractional interest, 'physical segment, or a 
1260 	 partial holding. However, if the value of the whole is not ideniified, the appraisal 
1261 	 must clearly reflect that the value of the property being appraised cannot be used to 
1262 	 develop the value opinion of the whole by'mathematiOal extension. 

1263 	(h) 	analyze the relevant economic conditions' at the time of the valliation, inauding market 
1264 	 acceptability of the property and supply, demand, scarcity, or rarity; 

1265 	(i) 	identify any extraordinary assumptions and any hypothetical conditions necessary in' the 
1266 	 assignment; and 

1267 	 Comment: Ae extraordinary assumption may be used in an assignment only if: 

1268 	 • it is required to properly develop credible opinions and conclusions; 
1269 	 • the appraiser has a reasonable basis for the extraordinary assumPtion; 
1270 	 • use of the extraordinary assumption results in'a credible analysis; and 
1271 	 • the appraiser complies with the disclosure requirements set forth in USPAP for 
1272 	 extraordinary assumptions. 

1273 	 A hypothetical condition may be used in ail assignment only if: 

1274 	 • use of the hypothetical condition is clearly required for legal purposes, for ptirposes 
1275 	 of reasonable analysis, or for putposes of comparisðn; 	 ,. 

1276 	 use of the hypothetical condition result§ in a credible analysis; and 	. 
1277 	 • the appraiser complies with the disclosure requirements set" forth in USPAP for 
1278 	 hypothetical conditions. 

1279 	(j) 	determine the scope of work necessary to produce credible assignment results in accordance with 
1280 	 the SCOPE OF WORK RULE.59  

1281 	Standards Rule 6-3  

1282 	When necessary for credible assignment results, an appraiser must: 

1283 
	

(a) 
	

in appraising real property, identify and analyze the effect' on use and value of the following 
1284 
	

l• factors: existing land use regulations, reasonably probable modifications of such regulations, 
1285 
	 economic supply and demand, the physical adaptability of the real estate, neighborhood trends, 

1286 
	 and highest and best use of the real estate; and 

1287 	 Comment: This requirement sets forth a list of factors that affect use and value. In considering 
1288 	 neighborhood trends: an appraiser must avoid stereotyped or biased assumptions relating to .. 
1289 	 race, age,.color, gender, or nationaPorigin or an assumption that race, ethnic, or religious 
1290 	 homogeneity is necessary to maximize value in a neighborhood. Further, an appraiser must 
1291 	 avOid making an unsupported assumptiori'or premise about neighborhood decline: effective 
1292 	 age, and remaining life. In considering highest and best use, an appraisdr must develop the 
1293 	 cOncept to the extent required for a proper solution to the appraisal problem. 

"' See Advisory Opinion 28, Scope of Work Decision. Performarice, and Disclosure. and Advisory Opinion 29:  An Acceptable Scope of 

Work 
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1294 
	

(b) 
	

in appraising personal property: identify and analyze the effects on use and value of industry 

	

1295 
	 trends, value-in-use, and trade level of personal property. Where applicable, analyze the current 

	

1296 
	 use and alternative uses to encompass what is profitable, legal, and physically possible, as 

	

1297 
	 relevant to the type and definition of value and intended use of the appraisal. Personal property 

	

1298 
	 has several measurable marketplaces; therefore, the appraiser must define and analyze the 

	

1299 
	 appropriate market consistent with the type and definition of value. 

	

1300 	 Comment: The appraiser must recognize that there are distinct levels of trade and each may 

	

1301 	 generate its own data. For example, a property may have a different value at a wholesale level 

	

1302 	 of trade, a retail level of trade, or under various auction conditions. Therefore, the appraiser 

	

1303 	 must analyze the subject property within the correct market context. 

	

1304 	Standards Rule 6-4 

	

1305 	In developing a mass appraisal, an appraiser must: 

	

1306 	(a) 	identify the appropriate procedures and market information required to perform the appraisal, 

	

1307 	 including all physical, functional, and external market factors as they may affect the appraisal; 

	

1308 	 Comment: Such efforts customarily include the development of standardized data collection 

	

1309 	 forms, procedures, and training materials that are used uniformly on the universe of properties 

	

1310 	 under consideration. 

	

1311 	(b) 	employ recognized techniques for specifying property valuation models; and 

	

1312 	 Comment: The formal development of a model in a statement or equation is called model 

	

1313 	 specification. Mass appraisers must develop mathematical models that, with reasonable 

	

1314 	 accuracy, represent the relationship between property value and supply and demand factors, as 

	

1315 	 represented by quantitative and qualitative property characteristics. The models may be 

	

1316 	 specified using the cost, sales comparison, or income approaches to value. The specification 

	

1317 	 format may be tabular, mathematical, linear, nonlinear, or any other structure suitable for 

	

1318 	 representing the observable property characteristics. Appropriate approaches must be used in 

	

1319 	 appraising a class of properties. The concept of recognized techniques applies to both real and 

	

1320 	 personal property valuation models. 

	

1321 	(c) 	employ recognized techniques for calibrating mass appraisal models. 

	

1322 	 Comment: Calibration refers to the process of analyzing sets of property and market data to 

	

1323 	 determine the specific parameters of a model. The table entries in a cost manual are examples 

	

1324 	 of calibrated parameters, as well as the coefficients in a linear or nonlinear model. Models 

	

1325 	 must be calibrated using recognized techniques, including, but not limited to, multiple linear 

	

1326 	 regression, nonlinear regression, and adaptive estimation. 

	

1327 	Standards Rule 6-5  

	

1328 	In developing a mass appraisal, when necessary for credible assignment results, an appraiser must: 

	

1329 	(a) 	collect, verify, and analyze such data as are necessary and appropriate to develop: 

	

1330 	 (i) 	the cost new of the improvements; 

	

1331 	 (ii) 	accrued depreciation; 

	

1332 	 (iii) 	value of the land by sales of comparable properties; 
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1333 	 (iv) 	value of the property by sales of comparable prolierties; 

1334 	 (v) 	value by capitalization of incotne or potential earnings .- i.e., rentals, expenses, interest 
1335 	 rates, capitalization rates, and vacancy data; 

2 i  ,, t , 
1336 	 .. Comment:  This Standards Rule requires *raisers engaged in mass appraisal to take 
1337 	 reasonable steps to ensure that the quantity and quality of the factual data that are collected 
1338 	 are sufficient to producecredible appraisals. For example, in real PFoperty, where apPlicable 
1339 	 and feasible, systems forreutinely collecting and maintaining ownership, geographic, sales, 
1340 	 income and expense, cost, and property characteristics data mat be established. Geographic 
i 341 	 data must be contained in as complete a set of cadastral maps as possible, compiled according 
1342 	 to current standards of detail and accuracy. Sales data must be collected, confirmed, screened, 
1343 , 	adjusted, and filed according to current standards of practice. The sales file musf contain, for 
1344 	 each sale, property characteristics data that are contemporaneous with the date of 'sale. 
1345 	 Property characteristics data must be appropriate, and relevant to the mass appraisal models 
1346 	 being used. The property characteristics data file must contain data contemporaneous with 
1347 	 the date of appraisal including historical data on sales, where appropriate and available. The 
1348 	 data collection program must incorporate a quality contiol program, including cheeks and 
1349 	• 	 audits of the data to ensure current and consistent records. 

., 	... 
1350 	(b) 	base estimates of capitalization rates and projections of future rental rates and/or potential 
1351 	 earnings capacity, expensés, interest rates, and vacancy rates on reasonable and appropriate 
1352 	 evidence; " 	 .. 

1353 	 Comment:  This requirement calls for an appraiger, in developing income and expense 
1354 	 statements and cash 'flow projections, to weigh historical information and trends, current 
1355 	 market factors affecting such trends, and reasonably anticipated events, such as competition 
i 356 	 from developments either planned or under construction. 

1357 
	

(c) 
	

identify and, as applicable, analyze terms and conditiOns of any available leases; and 

1358 	(d) 	identify the need for and'  extent of any physical inspection."  

135 	Standards Rule 6-6  

1360 	When necessary for credible assignment results in applying a calibrated mass appraisal model an 
' 1361 	appraiser must: 

1362 	(a) ' value improved parcels by recognized methods or techniques imsed on the cost approach, the 
, 

1363 	 sales comparison approach, and ineome approaeh; 

1364 	(b) . value sites by recognized methods or techniques; such techniques inellide but are" not limited to 
1365 	 the sales comparison approach, allocation method, abstraction method, capitalization of ground , 
1366 	 rent, and land residual technique; — 

1 5,-• 

1367 	(c) 	when developing the value of a leased fee estateor a leasehold estate, analyze the effect on value, 
1368 	 if any, of the terms and conditions of the lease; 

1369 	 Comment:  In ad valorem taxation the appraiser may be required by rules or law to appraise 
1370 	 the property as if in fee simple, as though tinencumberal by existingleases. In such cases, 

See Advisory Opinion 33, Discounted Cash Flow Analysis 

61 	See Advisoiy Opinion 2, Inspection bf Subject Property. 
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1371 	 market rent would be used in the appraisal, ignoring the effect of the individual, actual 
1372 	 contract rents. 

1373 	(d) 	analyze the effect on value, if any, of the assemblage of the various parcels, divided interests, or 
1374 	 component parts of a property; the value of the whole must not be developed by adding together 
1375 	 the individual values of the various parcels, divided interests, or component parts; and 

1376 	 Comment: When the value of the whole has been established and the appraiser seeks to value 
1377 	 a part, the value of any such part must be tested by reference to appropriate market data and 
1378 	 supported by an appropriate analysis of such data. 

1379 	(e) 	when analyzing anticipated public or private improvements, located on or off the site, analyze 
1380 	 the effect on value, if any, of such anticipated improvements to the extent they are reflected in 
1381 	 market actions. 

1382 	Standards Rule 6-7 

1383 	In reconciling a mass appraisal an appraiser must: 

1384 	(a) 	reconcile the quality and quantity of data available and analyzed within the approaches used and 
1385 	 the applicability and relevance of the approaches, methods and techniques used; and 

1386 	(b) 	employ recognized mass appraisal testing procedures and techniques to ensure that standards of 
1387 	 accuracy are maintained. 

1388 	 Comment: It is implicit in mass appraisal that, even when properly specified and calibrated 
1389 	mass appraisal models are used, some individual value conclusions will not meet standards of 
1390 	 reasonableness, consistency, and accuracy. However, appraisers engaged in mass appraisal 
1391 	 have a professional responsibility to ensure that, on an overall basis, models produce value 
1392 	 conclusions that meet attainable standards of accuracy. This responsibility requires appraisers 
1393 	 to evaluate the performance of models, using techniques that may include but are not limited 
1394 	 to, goodness-of-fit statistics, and model performance statistics such as appraisal-to-sale ratio 
1395 	 studies, evaluation of hold-out samples, or analysis of residuals. 

1396 	Standards Rule 6-8 

1397 	A written report of a mass appraisal must clearly communicate the elements, results, opinions, and value 
1398 	conclusions of the appraisal. 

1399 	Each written report of a mass appraisal must: 

1400 	(a) 	clearly and accurately set forth the appraisal in a manner that will not be misleading; 

1401 	(b) 	contain sufficient information to enable the intended users of the appraisal to understand the 
1402 	 report properly; 

1403 	 Comment: Documentation for a mass appraisal for ad valorem taxation may be in the form of 
1404 	 (1) property records, (2) sales ratios and other statistical studies, (3) appraisal manuals and 
1405 	 documentation, (4) market studies, (5) model building documentation, (6) regulations, (7) 
1406 	 statutes, and (8) other acceptable forrns. 

1407 	(c) 	clearly and accurately disclose all assumptions, extraordinary assumptions, hypothetical 
1408 	 conditions, and limiting conditions used in the assignment; 
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1409 	 Comment:  The report must clearly and codPicuously: 

1410 	 • state Al extraordinary assumptions and hypothetical conditions; and 
1411 	 • 	state that their use might have affected the issignment results. 

1412 	(d) 	state the identity of the client, unless the client has specifically requested otherwise; state the 
1413 	 identity of any intended users by name or type;152  

1414 	 Comment:  An appraiser must use cair'when identifying the client to avoid violations of the 
1415 	 Confidentiality  section of the ETHICS RULE. If a client requests that their identity be 
1416 	 withheld from the report, the appraiser may comply with this request. In these instances, the 
1417 	 appraiser must document the identity of the client in the workfile and must state in the report 
1418 	 that the identity of the client has been withheld at the client's request. ' 

1419 	(e) 
	

state the intended use of the appraisal;63  

1420 	(f) 
	

disclose any assuniptions or limiting conditions that result in deviation from recognized methods 
1421 
	 and techniques or that affect analyses, opinions, and conclusions; 

1422 	(g) 	set forth the effective date of the appraisal and the (bite of the report; 

1423 	 Comment:  In 'ad valorem taXation' the effective date of the appraisal may be presCribed by law. 
1424 	 If no effective date is prescribed by law, the , effective date of the appraisal, if not stated, is 
1425 	 presumed to be contemporaneous with the data and 'appraisal conclusions. 

1426 	 The effective date of the appraisal establishes the Context for the value opinion, while the date 
1427 	 of the report indicates whether the perspective of the appraiser on the market and property as 
1428 	of the effective date of the appraisal was prospective, current, or retrospective.64  

1429 	(h) 	state the type and definition of value and cite-the source Of the definition; 

1430 	 Comment:  Stating thetype and definition of value also requires any comments needed to 
1431 	 clearly indicate to intended users how the definition is being applied." 

1432 	 When reporting an opinion of market value, state whether the opinion Of Value is: 

1433 	 •' In terms of cash or of financing terms eqiiivalent to cash; or 
1434 	 • Based on non-market financing with unusual conditions' or inCentives. 

1435 	 ' When an opinion of market value is not in terms of cash or based On' financing terms 
1436 	 equivalent to cash, summarize' the terms of such finaneing and explain their -co'ntributions to 
1437 	 or negative influence on value. 

1438 	(i) 	identify the properties appraised including the property rights; 

1439 	 Comment:;The  report documents the sources for location, describing and listing the property. 
1440 	 When applicable, include references to legal descriptions, addresses, parcel identifiers, 
1441 	 photos, and building sketches. In Mass appraisal this informkion is Often included in property 

.. 

62 	See Advisory Opinion 36, Identification and Disclosure of Client, Intended Use, and Intended Users 

63 	See Advisory Opuuon 36, Identification andDisclosure of Client, Intended Use. and Intended Users 

See Advisor; Opinion 34, Retrospective'and Prospective Value Opinions. 

" See Advisory OpiniOn 34, Retrospective and Prospective Value Opinions. 
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STANDARD 6 

1442 	 records. When the property rights to be appraised are specified in a statute or court ruling, the 
1443 	 law must be referenced. 

1444 	(j) 	describe the scope of work used to develop the appraisal;66  exclusion of the sales comparison 
1445 	 approach, cost approach, or income approach must be explained; 

1446 	 Comment: Because intended users reliance on an appraisal may be affected by the scope of 
1447 	 work, the report must enable them to be properly informed and not misled. Sufficient 
1448 	 information includes disclosure of research and analyses performed and might also include 
1449 	 disclosure of research and analyses not performed. 

1450 	 When any portion of the work involves significant mass appraisal assistance, the appraiser 
1451 	 must describe the extent of that assistance. The signing appraiser must also state the name(s) 
1452 	 of those providing the significant mass appraisal assistance in the certification, in accordance 
1453 	 with Standards Rule 6-9.67  

1454 	(k) 	describe and justify the model specification(s) considered, data requirements, and the model(s) 
1455 	 chosen; 

1456 	 Comment: The appraiser must provide sufficient information to enable the client and 
1457 	 intended users to have confidence that the process and procedures used conform to accepted 
1458 	 methods and result in credible value conclusions. In the case of mass appraisal for ad valorem 
1459 	 taxation, stability and accuracy are important to the credibility of value opinions. The report 
1460 	 must include a discussion of the rationale for each model, the calibration techniques to be 
1461 	 used, and the performance measures to be used. 

1462 	(1) 	describe the procedure for collecting, validating, and reporting data; 

1463 	 Comment: The report must describe the sources of data and the data collection and validation 
1464 	 processes. Reference to detailed data collection manuals must be made, as appropriate, 
1465 	 including where they may be found for inspection. 

1466 	(n) 	describe calibration methods considered and chosen, including the mathematical form of the 
1467 	 final model(s); describe how value conclusions were reviewed; and, if necessary, describe the 
1468 	 availability of individual value conclusions; 

1469 	(n) 	when an opinion of highest and best use, or the appropriate market or market level was 
1470 	 developed, discuss how that opinion was determined; 

1471 	 Comment: The mass appraisal report must reference case law, statute, or public policy that 
1472 	 describes highest and best use requirements. When actual use is the requirement, the report 
1473 	 must discuss how use-value opinions were developed. The appraiser's reasoning in support of 
1474 	 the highest and best use opinion must be provided in the depth and detail required by its 
1475 	 significance to the appraisal. 

1476 	(0) 	identify the appraisal performance tests used and set forth the performance measures attained; 

1477 	(1)) 	describe the reconciliation performed, in accordance with Standards Rule 6-7; and 

66  See Advisory Opinion 28, Scope of Work Decision, Peifonnance, and Disclosure and Advisory Opinion 29, An Acceptable Scope of 

Work 

See Advisory Opinion 31 , Assignments Involvtng More than One Appraiser. 
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STANDARD 6 

1478 	(q) 	include a signed certification in accordance with Standards Rule 6-9. 

1479 	Standards Rule 6-9  

1480 	Each written man appraisal report must contain a signed certification that is similar in content to the 
1481 	following form: 

1482 	I certify that, to the best of my knowledge and belief: 

1483 	 — 	:the statements of fact contained in this repiirt are true and correct. 
1484 	 — 	the repoited analyses, opinions, and conclusions are limited only by the reported 
1485 	 assumptions and limiting conditions; and are my personal, impartial, ind unbiased 
1486 	 professional analyses, opinions, and conclusions. , 
1487 	 I have no (or the specified) present or prospective interest in the property that is the 
1488 	 subject of this report, and I have no (or the specified) persintal interest with respect to 
1489 	 the parties involved. 
1490 	 I have performed no (or the specified) services, sis an aPpriiiser or in any other capacity, 
1491 	 regarding the property that is the subject of this report within the three-year period 
1492 	 immediately preceding acceptance of this assignment. 	 1 

1493 	 — 	I have no bias with respect to any property that is the subject of this report or to the 
1494 	 parties involved with this assignment. 
1495 	 My engagement in this assignment was not contingent upon developing or reporting 
1496 	 predeterMined results. 
1497 	 my comOensation for completing this assignment is not contingent upon the reporting 
1498 	 of a predetermined value or direction in value that favors the cause of the client, the 
1499 	 amoOnt of the value opinion, the attainment of a siipulated result, or the occurrence of 
1500 	 a subsequent event directly related to the intended use of this appraisal. 
1501 	 — 	my analyses, opinions, and conclusions were develOped, and this .report has been 
1502 	 prepared, in conformity with the Unifortn Standards of Professional Appraisal Practice. 
1503 	 — 	I have (or have not) made a personal inspection of the properties that are the subject 
1504 	 of this report. (If more than one person signs the report, this certification must clearly 
1505, 	 specify which individuals did and which individuals did not make a personal 
1506 	 inspection of the appraised property.)"  
1507 	 — 	no One provided significant mass appraisal assistance to the person signing this 
1508 	 certification. (If there are exceptions, the name of each individual providing 
1509 	 significant mass appraisal assistance must be stated.) 

1510 	 Comment: The above certification is not intended to disturb an elected or appbinted assessor's 
1511 	 work plans or oaths of office. A signed certification is an integral part of the appraisal'report. 
1512_ 	 An appraiser, who signs any part of the mass appraisal report, including a letter of transmittal, 
1513 	 mug also sign this certification. 

1514 	 In an assignment that iricludes only assignment results developed by the real property 
1515 	 appraiser(s), any appraiser(s) who signs a certification accepts full responsibility for all 
1516 	 elements of the certification, for the assignment results, and for the contents of the appraisal 
1517 	 report. In an assignment that includes personal property assignment results not developed by 
1518 	 the real property appraiscr(s), any real property appraiser(s) who signs a certification accepts 
1519 	 full responsibility for the real property elements of the certification, for the real property 
1520 	 assignment results, and for the real property contents of the appraisal report. . 

1521 	 In an assignment that includes only assignment results developed by the personal property 
152 	 appraiser(s), any appraiser(s) who signs a certification accepts full responsibility for all 

" 	Ste Advisory Opinion 2, lnspectwn of Subject Property. 
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STANDARD 6 

1523 	 elements of the certification, for the assignment results, and for the contents of the appraisal 
1524 	 report. In an assignment that includes real property assignment results not developed by the 
1525 	 personal property appraiser(s), any personal property appraiser(s) who signs a certification 
1526 	 accepts full responsibility for the personal property elements of the certification, for the 
1527 	 personal property assignment results, and for the personal property contents of the appraisal 
1528 	 report. 

1529 	 When a signing appraiser(s) has relied on work done by appraisers and others who do not sign 
1530 	 the certification, the signing appraiser is responsible for the decision to rely on their work. 
1531 	 The signing appraiser(s) is required to have a reasonable basis for believing that those 
1532 	 individuals performing the work are competent. The signing appraiser(s) also must have no 
1533 	 reason to doubt that the work of those individuals is credible. 

1534 	 The names of individuals providing significant mass appraisal assistance who do not sign a 
1535 	 certification must be stated in the certification. It is not required that the descfiption of their 
1536 	 assistance be contained in the certification, but disclosure of their assistance is required in 
1537 	 accordance with Standards Rule 6-8(3).69  

" See Advisory Opinion 31, Assignments Involving More than One Appraiser. 
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-STANDARD 7 

1538 STANDARD 7: PERSONAL PROPERTY APPRAISAL, DEVELOPMENT 

1539 	In deVeloping perional property appraisal, an appraiser must identify the problem to be solved, 
1540 	determine the scope of work necessary to solve the problem, and correctly complete research and 
1541 	analyses necessa6 to produce a credible appraisal. 

1542 	 Comment:  STANDARD 7 is directed toward the substantive aspects of developing a credible 
1543 	 appraisal of personal property. The requirements set forth in STANDARD, 7 follow the 
1544 	appraisal development process in the order of topics addressed and can be used by appraisers 
1545 	 and the users of appraisal services as a convenient checklist. 

1546 	Standards Rule 7-1  

1547 	In developing a personal property appraisal, ati 'appraiser must: 

1548 	(a) 	be aware of, understand, and COrrectly employ those recognized methods and techniques 'that are 
1549 	 necessary to produce a credible appraisal; 

1550 	 Comment:  This 'Standards Rule recognizes that , change continues to affect the manner in 
1551 	 which appraisers perform appraisal services. Changes and developments in personal property 
1552 , ' 	 practice have a substantial impact on the appraisal profession. Important changes in the cost 
1553 	 and manner of acquiring, producing, and marketing peršonal prOperty and changes in the legal 
1554 	 framework in which appraisers perform their assignments result in the need for corresponding 
1555 , 	 changes in personal 'property appraisal theory and practice. Social change has also had an 
15564 	effect on appraisal theory and practice. The appraisal profession responds to changing 
1557 	 circumstances with revised and new appraisal methods and techniques. Therefore, it is not 
1558 	 sufficient for appraisers to maintain the skills and the knowledge they possess when they 
1559 	 become appraisers. Each appraiser must improve and update his or her skills and knoWledge 
1560 	to remain proficient in the appraisal of personafproperty. 	- - 

, 

1561 	(h) 	not commit a substantial error of omission or commission that signifiCantly affects an 
1562 	 aPpraisal; and 	 . 

rt- 
1563 	 Comment:  An appraiser must use sufficient care to avoid errors that would significantly affect 
1564 	 ' his or her opinions and conclusions. Diligence is required to identify and analyze the factors, 

' 	1565 	 conditions,,data, and other information That would have a signifiCant effect on the credibility 
1566 , 	' 'of the assignment results. 

1567 	(c) 	not iehder appraisal services in a careless or negligent ihanner, suili as by making a series of 
1568 	 errors that, although individually might not significantly affect the results of an appraišal, in the 
1569 	 aggregate affect the credibility of those results. 

• 

1570, 	Comment:  Perfection is impossible to attain, and competence does not reqUire perfection. 
1571 	 However, an appraiSer must not render appraisal services in a careless or negligent manner. 
1572 	 This Standards Rule requires an appraiser to use due diligence and care. 

1573 	Standards Rule 7-2 - 
= 

1574 	In 'developing a personal property appiiisal, an appraiser must: 

1575 	(a) 	identify the client and other intended users;" 

-4) 	See Advisory Opinion 36, Identification and Disclosure of Chent, Intended Use, and hnended Users. 
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STANDARD 7 

1576 	(b) 	identify the intended use of the appraiser's opinions and conclusions; 71  

1577 	 Comment: An appraiser must not allow the intended use of an assignment or a client's 
1578 	 objectives to cause the assignment results to be biased. 

1579 	(c) 	identify the type and definition of value. If the value opinion to be developed is market value, 
1580 	 ascertain whether the value is to be the most probable price: 

1581 	 (i) 	in terms of cash; or 

1582 	 (ii) 	in terms of financial arrangements equivalent to cash; or 

1583 	 (iii) 	in other precisely defined terms; and 

1584 	 (iv) 	if the opinion of value is to be based on non-market financing or financing with unusual 
1585 	 conditions or incentives, the terms of such financing must be clearly identified and the 
1586 	 appraiser's opinion of their contributions to or negative influence on value must be 
1587 	 developed by analysis of relevant market data; 

1588 	 Comment: When reasonable exposure time is a component of the definition for the 
1589 	 value opinion being developed, the appraiser must also develop an opinion of 
1590 	 reasonable exposure time linked to that value opinion. 

1591 	(d) 	identify the effective date of the appraiser's opinions and conclusions; 

1592 	(e) 	identify the characteristics of the property that are relevant to the type and definition of value 
1593 	 and intended use of the appraisal, including: 

1594 	 sufficient characteristics to establish the identity of the item including the method of 
1595 	 identification;72  

1596 	 (ii) 	sufficient characteristics to establish the relative quality of the item (and its component 
1597 	 parts, where applicable) within its type; 

1598 	 (iii) 	all other physical and economic attributes with a material effect on value; 

1599 	 Comment: Some examples of physical and economic characteristics include 
1600 	 condition, style, size, quality, manufacturer, author, materials, origin, age, 
1601 	 provenance, alterations, restorations, and obsolescence. The type of property, the 
1602 	 type and definition of value, and intended use of the appraisal determine which 
1603 	 characteristics have a material effect on value. 

1604 	 (iv) 	the ownership interest to be valued; 

1605 	 (A) 	any known restrictions, encumbrances, leases, covenants, contracts, declarations, special 
1606 	 assessments, ordinances, or other items of a similar nature if relevant to the assignment; 
1607 	 and 

1608 	 (vi) 	any real property or intangible items that are not personal property but which are 
1609 	 included in the appraisal; 

1610 	 Comment on (i)—(vi): The infonnation used by an appraiser to identify the property 
1611 	 characteristics must be from sources the appraiser reasonably believes are reliable. 

1612 	 An appraiser may use any combination of a property inspection and documents or 
1613 	 other resources to identify the relevant characteristics of the subject property. 

See Advisory Opinion 36, Identification and Disclosure of Client, Intended Use. and Intended Users 

72 	See Advisory Opinion 2, Inspection of Subject Property. 
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STANDARD 7 

	

1614 	 When appraising proposed modifications, an appraiser must exatnine and have 

	

161. 	 available for future examination, documentation sufficient to identify the extent and 

	

1616 	 character of the proposed modifications. 

	

# 1617 	 Atf appraiser may not be required to value the whole when the subject of the 

	

1618 	 appraisal is a fractional interest, a physical segment, or a'partial hOlding. 

	

1619 	(f) 	identify any extraordinary assumptions necessary in the assignment; 

	

1620 	 Comment: An extraordinary assumption may be used in an assignment only if: 

	

1621 	 • it is required to properly develop credible opinions and conclusions; 

	

1622 	 • the appraiser his a reasonable basis for the extraordinary assumption; 

	

1623 	 • use of the extraordinary assumption results in a credible analysis; and 

	

1624 	 • the apPiaiser complies with the disclosure requirements set forth in USPAP for 

	

1625 	 extraordinary assumptions. 

	

1626 	(g) 	identify any hypothetical conditions necessary in 'the assigninent; and 

	

1627 	 Coinment: A hypothetical condition may be used in an assignment only if: 

	

1628 	 • use of the hypothetical condition is clearly required for legal purposes, for purposes 

	

1629 • 	 of reasonable analysis, or for purposes of comparison; 

	

1630 	 • 	use of the hypothetical condition results in a credible analysis; and ' 	1 

	

1631 	 • the appraiser complies with the disclosu
,,

re requireinents sei forili in USPAP for 

	

1632 	 hypothetical conditions. 

	

1633 	(h) 	determine thescope of work necessary to produce credible assignment resulis in accordance with 

	

1634 	 the SCOPE OF WORK RULE."  
)` 	 r 

	

1635 	Standard Rule 7-3 

	

1636 	In developing a personal property' appraisal, when necessary for credible assignment results, an 

	

1637 	appraiter must: 

analyze the property's current use and alternative uses as_relevant to the type and definition of 
vaiue and intended use of the appraisal; 

i . 

	

1640 	 Comment: In the context of personal property, value can be a function of the choice of the 

	

1641 	 appropriate market or, in some cases, market level for the type of item, the type and definition 

	

1642 	 of value, and the intended use of the appraisal. 	 t ' 

	

.. 	 ,, 

1645 	(b) 	define and analyze the appropriate market consistent witli'the type anCidefinition of value; and 

1646 	 Comment: The appraiser must recognize that there.  are distinct levels of trade (measureable 
1647 	 Marketplaces) and each may generate its own.  data. For example, a property may have a 
1648 	 different value at a wholesale .level of trade, retail level of trade, or in:der various auction 
1649 	 conditions. Therefore, the appraiser must analyze the stibject property within tile correct 
1650 	 market context., %. 

73  See Advisory Opinion 28, Scope of Work Decision, Performance, and Disclosure, and Advisory Opinion 29, An Acceptable Scope of ' 

Work 
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1643 	 The apRaiser Must cOnsider the various *uses of the property when viable alternative uses, 
1644 	 exist and when those alternative uses may result in a different value. 



STANDARD 7 

1651 	(c) 	analyze the relevant economic conditions that exist on the effective date of the valuation, 
1652 	 including market acceptability of the property and supply, demand, scarcity or rarity. 

1653 	Standards Rule 7-4 

1654 	In developing a personal property appraisal, an appraiser must collect, verify, and analyze all 
1655 	information necessary for credible assignment results. 

1656 	(a) 	When a sales comparison approach is necessary for credible assignment results, an appraiser 
1657 	 must analyze such comparable sales data as are available to indicate a value conclusion. 

1658 	(b) 	When a cost approach is necessary for credible assignment results, an appraiser must: 

1659 
	

(i) 
	

analyze such comparable cost data as are available to estimate the cost new of the 
1660 
	 property; and 

1661 	 (ii) 	analyze such comparable data as are available to estimate the difference between cost 
1662 	 new and the present worth of the property (accrued depreciation). 

1663 	(c) 	When an income approach is necessary for credible assignment results, an appraiser must: 

1664 
	

(i) 
	

analyze such comparable data as are available to estimate the market income of the 
1665 
	

property; 

1666 	 (ii) 	analyze such comparable operating expense data as are available to estimate the 
1667 	 operating expenses of the property; 

1668 	 (iii) 	analyze such comparable data as are available to estimate rates of capitalization and/or 
1669 	 rates of discount; and 

1670 	 (iv) 	base projections of future income and expenses on reasonably clear and appropriate 
1671 	 evidence. 

1672 	 Comment: An appraiser must, in developing income and expense statements and 
1673 	 cash flow projections, weigh historical information and trends, current supply and 
1674 	 demand factors affecting such trends, and competition. 

1675 	(d) 	When developing an opinion of the value of a lease, leased, or encumbered property, an 
1676 	 appraiser must analyze the effect on value, if any, of the terms and conditions of the lease(s) or 
1677 	 encumbrances. 

1678 	(e) 	When appraising multiple objects, the appraiser must consider the significance of the value of 
1679 	 the individual assets to the assignment results. Those objects which are more significant to the 
1680 	 assignment results should be the focus of the analysis and analyzed in appropriate detail. 

1681 	 Comment: A group of objects may have a mix of high and low value items. Those objects 
1682 	 that are more significant to the assignment results should be subject to a greater and 
1683 	 appropriate depth of analysis. 

1684 	 When analyzing the assemblage of the various component parts of a property, an appraiser must 
1685 	 analyze the effect on value, if any, of the assemblage. An appraiser must refrain from valuing the 
1686 	 whole solely by adding together the individual values of the various component parts. 

1687 	 Comment: Although the value of the whole may be equal to the sum of the separate parts, it 
1688 	 also may be greater than or less than the sum of such parts. Therefore, the value of the whole 
1689 	 must be tested by reference to appropriate data and supported by an appropriate analysis of 
1690 	 such data. 
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STANDARD 7 

1691 	 A similar procedure must be followed when the value of the whole has been established and 
1692 	 the appraiser seeks to value a part. The value of any such part must be tested by reference to 
1693 t 	appropriate data and supported by an appropriate analysis of such data. 

1694 	(g) 	When analyzing Anticipated modifications to the subject property, an appraiser must analyze' the 
1695 	 effect on value, if any, of such modifications to the extent they are reflected in iiiirket actions. 

1696 	(h) 	When real properti or intangible items are included in the appraisal;the appraiser must analyze 
1697 	 the effect on value of such non-personal property items. 

1698 	 Comment':  When the scope of work includes an appraisal of real property or intangible items, 
1699. 	 competency in real property appraisal (see STANDARD 1) 'Or business appraisal (see 
1700 	 STANDARD 9) is required. In addition, competency in other types of personal property 	,. 

1701 	 outside of the appraiser's specialty area May be necessary (see STANDARD 7 and the 
1702 	 COMPETENCY RULE). 

1703 	Standards Rule 7-5  

1704 	When developing an opinion of market value, an appraišer must, if such information is available to the 
1705 ‘, appraiser in the normal course of business:74  

1706 
	

(a) 
	

analyze all agreements of sale, validated offers or third-party offers to sell, options, and listings 
1707 	 of the subject property current as of the effectNe date of the 'ippraisal if warranted by the 
1708 
	

intended use of the appraisal; and 

1709 	(b) 	analyze all prior sales of the subject property that occurred within a reasonable and applicable 
1710 	 time period if relevant given the intended use of the appraisal and property type. 

1711 	 Comment:  The data needed for the required analyses in Stan-dards Rule 7-5(a) and 7-5(b) 
1712 	 may-not be available or relevant in all assignments. See the Comments  to Standards Rules 8- 
713 	 2(a)(viii) and 8-2(b)(viii) for corresponding reporting requirements. 

1714 	Standards Rule 7-6 

1715 	In developing a personal property appraisal, an appraiser must: 

reconcile the quality and quantity of data available and analyzed within the approach or 
approaches used; and 

reconcile the applicability and relevance of the approach or apProaches, methods and techniques 
used to arriN;e at the value conelusion(s). 

7.1 	See Advisory Opinion 24, Normal Course of Busmess. 
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STANDARD 8 

1720 STANDARD 8: PERSONAL PROPERTY APPRAISAL, REPORTING 

1721 	In reporting the results of a personal property appraisal, an appraiser must cotnmunicate each analysis, 
1722 	opinion, and conclusion in a manner that is not misleading. 

1723 	 Comment:  STANDARD 8 addresses the content and level of information required in a report 
1724 	 that communicates the results of a personal property appraisal. 

1725 	 STANDARD 8 does not dictate the form, format, or style of personal property appraisal 
1726 	 reports, which are functions of the needs of intended users and appraisers. The substantive 
1727 	 content of a report determines its compliance. 

1728 	Standards Rule 8-1  

1729 	Each written or oral personal property appraisal report must: 

1730 
	

(a) 
	

clearly and accurately set forth the appraisal in a manner that will not be misleading; 

1731 	(3) 	contain sufficient information to enable the intended users of the appraisal to understand the 
1732 	 report properly; and 

1733 	(c) 	clearly and accurately disclose all assumptions, extraordinary assumptions, hypothetical 
1734 	 conditions, and limiting conditions used in the assignment. 

1735 	Standards Rule 8-2 

1736 	Each written personal property appraisal report must be prepared under one of the following options 
1737 	and prominently state which option is used: Appraisal Report or Restricted Appraisal Report:15  

1738 	 Comment:  When the intended users include parties other than the client, an Appraisal Report 
1739 	 must be provided. When the intended users do not include parties other than the client, a 
1740 	 Restricted Appraisal Report may be provided. 

1741 	 The essential difference between these two options is in the content and level of information 
1742 	 provided. The appropriate reporting option and the level of information necessary in the 
1743 	 report are dependent on the intended use and intended users. 

1744 	 An appraiser must use care when characterizing the type of report and level of information 
1745 	 communicated upon completion of an assignment. An appraiser may use any other label in 
1746 	 addition to, but not in place of, the label set forth in this Standard for the type of report 
1747 	 provided. 

1748 	 The report content and level of information requirements set forth in this Standard are 
1749 	 minimums for each type of report. An appraiser must supplement a report form, when 
1750 	 necessary, to ensure that any intended user of the appraisal is not misled and that the report 
1751 	 complies with the applicable content requirements set forth in this Standards Rule. 

1752 	 A party receiving a copy of an Appraisal Report or Restricted Appraisal Report in order to 
1753 	 satisfy disclosure requirements does not become an intended user of the appraisal unless the 
1754 	 appraiser identifies such party as an intended user as part of the assignment. 

75  Sec Advisory Opinion 11, Content of the Appratsal Report Options of Standards Rules 2-2, 8-2, and 10-2 and Advisory Opinion 12, 

Use of the Appraisal Report Options of Standards Rules 2-2. 8-2. and 10-2. 
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STANDARD 8 

1755 
	

(a) 
	

The content of an Appraisal Report must be consistent with the intended use of the appraisal 
1756 	 and, at a minimum; 

1757 	 (i) 	state the identity of the client, unless the client has specifically requested otherwise; state 
1758 	 the identity of any intended users by name or type;76  

k 1 

1759 	 Comment:  An apfifaiser must use care when identifying the client to avoid violations of the 
1760 	 Confidentiality  section of the ETHICS RULE. If a client requests thai the client's identity be 
1761 	 withheld from the report, the appraiser may corriply With this request. In these instances, the 
1762 	 appraiser must document the identity of the Client in the workfile and must state in the report 
1763 	 that the identity of the client has been withheld at the client's request. 

1764 	 Types of intended users of the report might include parties-  such as lenders, 
1765 	 employees of government agencies, partners of a Client, and a client's,  attOrney and 
1766 	 accountant.  

1767 	 (ii) 	state the intended use of theappraisal;" 
, 

1768 	 (iii) 	summarize information sufficient to identify the propirty involved in the appraisal, 
1769 	 including the physical and economic property characteristics relevant to the assignment; 

1770 	 (iv) 	state the 'property interest appraised; 

1771 	 (v) , state the type and definition of value and cite the source of the definition; 

1772 	 Comment:  Stating the definition of value also requires any comments needed to 
1773 	 clearly indicate to the intended users hoW the definitiOn is being applied. 

1774 	 When reporting an opinion of market value, State whether the opirlion of value is: 

1775 	 • in terms of cash or of financing terms equivalent to cash, or 
1776 	 • based on non-market financing or financing With unusual conditions or 
1777 	 incentives. 

1778 	 When an opinion of market value is not in terms of cash or bhsed on financing terrns 
1779 	 equivaleni to cash, summarize the terms of such financing and explain their 

, 1780 	 contributions to or negative influence on value. 

178r 	 When an opinion of -reasonable exposure time.'hai been developed in compliance 
1782 	 with Standards Rule 7-2(c), the opinion must be stated in the report. 78  

1783 	 (vi) 	state the effective date of the amiraisal and the date of the report; 79  

1784 	 Comment:  The 'effective date of the appraisal establishes the context for the value 
1785 	 opinion, while the date of the report indicates whether the perspective of the 
1786 	 appraiser on the market and property as of the effective date of the appraisal was 
1787 	 prospective, current, or retrospective.' 	' 

See Advisory Opinion 36, Identification and Disclosure of Client,' Intended Use, and Intended Users. 

77 	See Advisory Opinion 36, Identification and Disclosure of Client. Intended Use, and Inten41 Users. 

See Advisory Opinion 7, Marketing Time Opinions, and Advisory dpinion 35, Recisonable Exposure Time in !teal and Personal 

Propero,  Opinions of value. 

'9  Sec Advisory Opinion 34, Retrospective and Prospective Value Opinions. 
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STANDARD 8 

1788 	 (vii) 	summarize the scope of work used to develop the appraisal; 80 

1789 	 Comment: Because intended users rdiance on an appraisal may be affected by the 
1790 	 scope of work, the report must enable them to be properly informed and not misled. 
1791 	 Sufficient information includes disclosure of research and analyses performed and 
1792 	 might also include disclosure of research and analyses not performed. 

1793 	 When any portion of the work involves significant personal property appraisal 
1794 	 assistance, the appraiser must summarize the extent of that assistance. The name(s) 
1795 	 of those providing the significant personal property appraisal assistance must be 
1796 	 stated in the certification, in accordance with Standards Rule 8-3.81  

1797 	 (viii) 	summarize the information analyzed, the appraisal methods and techniques employed, 
1798 	 and the reasoning that supports the analyses, opinions, and conclusions; exclusion of the 
1799 	 salts comparison approach, cost approach, or income approach must be explained; 82  

1800 	 Comment: An Appraisal Report must include sufficient information to indicate that 
1801 	 the appraiser complied with the requirements of STANDARD 7. The amount of 
1802 	 detail required will vary with the significance of the information to the appraisal and 
803 	 with the significance of a particular object or group of objects to the overall 

1804 	 assignment results. 

1805 	 The appraiser must provide sufficient information to enable the client and intended 
1806 	 users to understand the rationale for the opinion and conclusions, including 
1807 	 reconciliation of the data and approaches, in accordance with Standards Rule 7-6. 

1808 	 When reporting an opinion of market value, a summary of the results of the analysis 
1809 	 of the subject sales, offers, options, and listings in accordance with Standards Rule 7- 
1810 	 5 is necessary. If such information was unobtainable, a statement on the efforts 
1811 	 undertaken by the appraiser to obtain the information is required. If such information 
1812 	 is irrelevant, a statement acknowledging the existence of the information and citing 
1813 	 its lack of relevance is required. 

1814 	 (ix) 	state, as appropriate to the class of personal property involved, the use of the property 
1815 	 existing as of the date of value and the use of the property reflected in the appraisal; 

1816 	 Comment: In the context of personal property, value can be a function of the current 
1817 	 and alternative use of the subject property, the choice of the appropriate market or 
1818 	 market level for the type of item, the type and definition of value, and intended use 
1819 	 of the report. 

1820 	 (x) 	when an opinion of the appropriate market or market level was developed by the 
1821 	 appraiser, summarize the support and rationale for that opinion; 

1822 	 (xi) 	clearly and conspicuously: 

1823 	 • state all extraordinary assumptions and hypothetical conditions; and 
1824 	 state that their use might have affected the assignment results; and 

m  See Advisory Opinion 28, Scope of Work Deciston, Perfot mance. and Disclosure and Advisory Opinion 29, An Acceptable Scope of 

Work. 

" See Advisory Opinion 31, Assignments Involving More than One Appraiser. 

n 	See Advisory Opinion 2, Inspection of Subject Property. 
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STANDARD 8 

1825 	 (xii) 	include a signed certification in accordance with Standards Rule 8-1 

1826 	(b) 	The content of a Restricted Appraisal Report must be consistent with the intended use of the 
1827 	 appraisafand, at a minimum' 

1828 	 (i) 	state the identity of the client, unlesi the client has specifically' requested notherwise;", 
1829 	 and state a prominent use restriction that limits use of the report to the client and warns 
isio 	 that the rationale for how the appraiser arrived at the opinions and conclusions set forth 
1831 	 in the report may not be iinderstood properly withOut additional information in the 
1832 ,: 	 appraiser's workfile; 

1833 	 Comment:  An appraiser must use Care when identifying the client to'avoid violations 
1834 	 of the Confidentiality  section of the ETHICS RULE. If ãclient requests that the 
1835 	 client's identity be withheld from the report, the appraiser may comply with this 
1836 	 request. In these instances, the appraiser must document the identity of the client in 
1837 	 the workfile and must state in the report that the identity of the-Client has been 
1838 	 withheld at the client's request. 

1839 	 The Restricted Appraisal Report is for client use only. Before 'entering into an 
1840 	 agreement, the appraiser should establish with the client the situations where this 
1841 	 type of report is to be used and should ensure that the client understands the 
1842 	 restricted utility of the Restricted Appraisal Report. 

1843 	 (ii) , state the intended use of the appraisal;" 

1844 	 Comment:  The intended use of the appraisal must be consistent with the limitatioh 
1845 	 on use of the ReStricted APpraisal Report option' in this Standards Rule "(i.e., client 
1846 	 • 	 use only). 

1847 	 (iii) 	state information sufficient to identify the property involved in Ië appraisal; 

1848 	 (iv) 	state the property interest appraised; 

1849 	 (v) 	state the type of value and cite the source oi its definition;" 

1850 	 Comment: When an opinion of reasonable exposure time has been developed in 
1851 	 comPliance with Standards Rule 7-2(c), the opinion must be stated in the report. 

1852 	 (vi) 	state the effective date of the appraisal and tie dite of tbe report;56  

1853 	 Comment:  The effective date of the appraisal establishes the context for the value 
1854 	 opinion, while the date of the report indicates whether the perspective of the 
1855 ' 	 appraiser on the'markee and property as of the effective 'date of the appraisal was 
1856 	 prospective, current, or retrospective. 

1857 	 (vii) 	state the scope of-work used to develop the appraisal;87  

" See Advisory Opinion 36, Identification and Disclosure of Client, Intended Use, and Intended Users 

" See Advisory Opinion 36, Identification and Disclosure of Client, Intended Use, and Intended Users. 

See Advisory Opinion 7, Marketing Time Opinions, and Advisory Opinion 35, Reasonable Exposure Time in Real and Personal 

Property Opinions of Value. 

'6  See Advisory Opinion 34:Retrospective and Prospective Value Opinions 
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STANDARD 8 

1858 	 Comment:  Because the client's reliance on an appraisal may be affected by the scope 
1859 	 of work, the report must enable them to be properly informed and not misled. 
1860 	 Sufficient information includes disclosure of research and analyses performed and 
1861 	 might also include disclosure of research and analyses not performed. 

1862 	 When any portion of the work involves significant personal property appraisal 
1863 	 assistance, the appraiser must state the extent of that assistance. The name(s) of those 
1864 	 providing the significant personal property appraisal assistance must be stated in the 
1865 	 certification, in accordance with Standards Rule 8-3.88  

1866 	 (viii) 	state the appraisal methods and techniques employed, state the value opinion(s) and 
1867 	 conclusion(s) reached, and reference the workfile; exclusion of the sales comparison 
1868 	 approach, cost approach, or income approach must be explained; 89  

1869 	 Comment:  An appraiser must maintain a specific, coherent workfile in support of a 
1870 	 Restricted Appraisal Report. The contents of the workfile must include sufficient 
1871 	 information to indicate that the appraiser complied with the requirements of 
1872 	 STANDARD 7 and for the appraiser to produce an Appraisal Report. 

1873 	 When reporting an opinion of market value, information analyzed in compliance 
1874 	 with Standards Rule 7-5 is significant information that must be disclosed in a 
1875 	 Restricted Appraisal Report. If such information was unobtainable, a statement on 
1876 	 the efforts undertaken by the appraiser to obtain the information is required. If such 
1877 	 information is irrelevant, a statement acknowledging the existence of the information 
1878 	 and citing its lack of relevance is required. 

1879 	 (ix) 	state, as appropriate to the class of personal property involved, the use of the property 
1880 	 existing as of the date of value and the use of the property reflected in the appraisal; 
1881 

1882 	 Comment:  In the context of personal property, value can be a function of the current 
1883 	 and alternative use of the subject property, the choice of the appropriate market or 
1884 	 market level for the type of item, the type and definition of value, and intended use 
3885 	 of the report. 

1886 	 (x) 	when an opinion of the appropriate market or market level was developed by the 
1887 	 appraiser, state that opinion; 

1888 	 (xi) 	clearly and conspicuously: 

1889 	 • state all extraordinary assumptions and hypothetical conditions; and 
1890 	 • state that their use might have affected the assignment results; and 

1891 	 (xii) 	include a signed certification in accordance with Standards Rule 8-3. 

1892 	Standards Rule 8-3 

1893 	Each written personal property appraisal report must contain a signed certification that is similar in 
1894 	content to the following form: 

" See Advisory Opinion 28, Scope of Work Decision, Performance, and Disclosure and Advisory Opinion 29, An Acceptable Scope of 

Work 

" See Advisory Opinion 31, Assignments Involving More than One Appraiser. 

" 	See Advisory Opinion 2, Inspection of Subject Property. 
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STANDARD 8 

1895 	I certify that, to the best of my knowledge and belief: 

1896 	 the statements of fact contained in this report are true and correct. 
1897 	 — 	the reported analyses, opinions; and conclusions are limited,  only by the reported 
1898 	 assumptions and limiting conditions and are my personal, impartial, and unbiased 
1899 	 professional analyses, opinions, and conclusions. 
1900 	 I have no (or the specified) present or prospective interest in the property that is the 
1901 	 subject of this report and no (or the specified) personal inteiest with respect to the .. 
1902 	 parties involved. 	4 	 , 	 • 

' 	'- 
1903 	 I have performed no.  (or the specified) services, as an appraiser or in any 'other 
1904 	 capacity, regarding the property that is the subject of this report within the three-year 
1905 	 period immediately preceding acceptance of this assignment. ' 
1906 	 I have no bias with respect to the property that is the subject of this report or to the 
1907 	 parties iniolved with this assignment. 	 , 
1908 	 — 	my engagement in this assignment was not contingent upon developing or reporting 
1909 	 predetermined results. 
1910 	 my compensation for completing this assignment is not contingent upon the 
1911 	 development or reporting of a predetermined value or direction in value that favors 
1912 	 the cause of the client, the amount of the value opinion, the attainment of a stipulated 
1913 	 result, or the occurrence of a subsequent event directly related to the intended use of 
1914 	 this appraisal. 	. 
1915 	 my analyses, opinions, and conclusions were developed,- and this report has been 
i 916 	 prepared, in conformity with the Uniform Standards of Professional Appraisal Practice. 
1917 	 — 	I have (or have not) made a-personal inspection of the property that is the subject of 
1918 	 this report. (If more than one person signs this certification, the certification must 
1919 	 clearly specify which individuals did and which individuals did not make a personal 
1920 	 inspection of the appraised propirty.)" 
1921 	 — 	no one provided significant personal property appraisal assistance to the person 
1922 	 signing this certification. (If there are exceptions, the name of each individual 
1923 	 providing significant personal property appraisal assistance must be stated.) 

1924 	 Comment:  A signed certificatidn is an integral part of the appraisal report. An appraiser who 
1925 	 signs .any part of the appraisal report, including a letter of transmittal, must also sign this 
1926 	 certification. 

1927 	 In an assignment that includes only assignment results developed by the personal property 
1928 	 appraiser(s), any appraiser(s) who signs a certification accepts full responsibility for all 
1929 	 elements of the certification, for the assignment results, and for the contents Of the appraisal 
1930 	report. In an assignment that includes real property, business or intangible asset assignment 
1931 	 results not developed by the personal property appraiser(s), any personal property appraiser(s) 
1932 	 who signs a certification accepts full responsibility for the personal property elements of the 
1933 	 certification, for the Oersonal property assignment results, and for the personal property 
1934 	 contents of the appraisal report. 

1935 	 When a signing appraiser(s) has relied on work done by appr'aisers and others who do not sign 
1936 	 the certification, the signing appraiser is responsible for the decision to rely on their work. 
1937 	 The signing appraiser(s) is required to have a reasonable basis for believing that those 
1938 	 individuals performing the work are competent. The signing appraiser(s) also must have no 
1939 	 reason to doubt that the work of those individuals is credible.91  

9' 	See Advisory Opinion 2, inspection of Subject Property. 

91 	See Advisory Opinion 5, Assistance in the Preparation of.  an  Appraisal. 
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STANDARD 8 

1940 	 The names of individuals providing significant personal property appraisal assistance who do 
1941 	 not sign a certification must be stated in the certification. It is not required that the description 
1942 	 of their assistance be contained in the certification, but disclosure of their assistance is 
1943 	 required in accordance with Standards Rule 8-2(a)(vii) or 8-2(b)(vii) as applicable.92  

1944 	Standards Rule 8-4 

1945 	To the extent that it is both possible and appropriate, an oral personal property appraisal report must 
1946 	address the substantive matters set forth in Standards Rule 8-2(a). 

1947 	 Comment: See the RECORD KEEPING RULE for corresponding requirements. 

9' See Advisory Opinion 31, Assignments Involving More than One Appraiser 
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STANDARD 9  

1948 STANDARD 9: BUSINESS APÍRAISAL, DEVELOPMENT 

	

1949 	In developing an -appraisal of an interest in a business enterprise or intangible asset, an appraiser Inuit 

	

1950 	identify the problem to be-solved, determine the scope of worli necessary to solve ,the problem, and 

	

_1951 	correctly complete the research and analyses necessary to produce a credible appraisal. 

	

1952 	 , &fitment: STANDARD 9 is directed toward the substantive aspects of developing a'credible 

	

1953 	 appraisal of an interest in a business enterprise or intangible asset. 

	

1954 	Standards Rule 9-1  

	

1955 	In developing an appraisal Of an interest in a business enterprise or intangible asset, an airpraiser must: 

	

1956 	(a) 	be aware of, understand, and coirectly employ thine recoviiied' apiiroaches, methods and 
	4 

	

1957. 	procedures that are necessary to produce a credible appraisal; 

	

1958 	 Comment: Changes and developments in the economy and in-investinent theory have a 

	

1959 	 substantial impact oft the business and intangible asset appraisal profession. ImpOrtant 

	

1960 	 changes in the financial arena, securities regulation, financial reporting requirements, and law 

	

1961 	 may result in corre0onding changes in appraisal theory and practice. ' 

	

1962 	(b) 	not commit a-substantial error of ()Mission or commission that significantly affeets an appraisal; 

	

1963 	 and 

	

1964 	 Comment: An appraiser must Use sufficient 'Care to avoid errors that would significantly affect 

	

1965 	 his or her opinions"and conclusions. Diligence is required to identify and analyze the factors, 

	

1966 	 , conditions, data, and other information that would have a significant effect on the credibility 
1967 of the assignment results. 

	

1968 	(c) 	not render appraisal services in a careless or negligent manner, such as by making a seiies of 

	

1969 	 errors that, although individually might not significantly affect the results of an appraisal, in the 

	

1970 	 aggregate affect the credibility of those results. 
• 

	

1971 	 Comment: Perfection is impossible to attain, and competenCe does not require perfection. 

	

1972 	 However, an appraiser must not render appraisal serVices in acareless or negligent manner. 

	

1973 	 This Standards Rule requires an appraiser to use due diligence and due care. 

	

1974 	Standards Rule 9-2 

	

1975 	In developing an appraisal of an interest in a business enteriirise or intangible isset, an appraiser must: 

	

1976 
	

(a) 
	

identify the client and other intended users:" 

	

1977 	(b) 	identify the intended use of the appraiser's opinions and conclusions;94  

	

1978 	 Comment: An appraiser must not alloW the intended use Of an assignment' or a client's 

	

1979 	 objectives to cause the assignment results to be biased. 

	

1980 	(c) 	identify the standard (type) and definition of value and the premise of value; 

93 • See Advisory Opinion 36, Idennfication and Disclosure of Client, Intended Use. and Intended Users. 

" 	See Advisory Opinion 36, Identification and Disclosure of Client Intended Use, and Intended Users. 
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STANDARD 9 

1981 	(d) 	identify the effective date of the appraisal; 

1982 	 identify the characteristics of the subject property that are relevant to the standard (type) and 
1983 	 definition of value and intended use of the appraisal, including: 

1984 
	

(i) 
	

the subject business enterprise or intangible asset, if applicable; 

1985 	 (ii) 	the interest in the business enterprise, equity, asset, or liability to be valued; 

1986 	 Comment: The interest to be valued may represent all ownership rights or a subset 
1987 	 of those rights, such as a specific right to use the asset. 

1988 	 (iii) 	all buy-sell and option agreements, investment letter stock restrictions, restrictive 
1989 	 corporate charter or partnership agreement clauses, and similar features or factors that 
1990 	 may have an influence on value; 

1991 	 (iv) 	the extent to which the interest contains elements of ownership control; and 

1992 	 Comment: The elements of control in a given situation may be affected by law, 
1993 	 distribution of ownership interests, contractual relationships, and many other factors. 

1994 	 (v) 	the extent to which the interest is marketable and/or liquid; 

1995 	 Comment on (i)-(v): An appraiser must identify the attributes of the interest being appraised, 
1996 	 including the rights and benefits of ownership. 

1997 	 The information used by an appraiser to identify the property characteristics must be from 
1998 	 sources the appraiser reasonably believes are reliable. 

1999 	(1) 	identify any extraordinary assumptions necessary in the assignment; 

2000 	 Comment: An extraordinary assumption may be used in an assignment only if: 

2001 	 • it is required to properly develop credible opinions and conclusions; 
2002 	 • the appraiser has a reasonable basis for the extraordinary assumption; 
2003 	 • use of the extraordinary assumption results in a credible analysis; and 
2004 	 • the appraiser complies with the disclosure requirements set forth in USPAP for 
2005 	 extraordinary assumptions. 

2006 	(g) 	identify any hypothetical conditions necessary in the assignment; and 

2007 	 Comment: A hypothetical condition may be used in an assignment only if: 

2008 	 • use of the hypothetical condition is clearly required for legal purposes, for purposes 
2009 	 of reasonable analysis, or for purposes of comparison; 
2010 	 • use of the hypothetical condition results in a credible analysis; and 
2011 	 • the appraiser complies with the disclosure requirements set forth in USPAP for 
2012 	 hypothetical conditions. 
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STANDARD 9 

2013 	(h) 	determine the scope of Work neCessary to produce credible assignthent results in accordanee with 
2014 . 	 the SCOPE OF WORK RULE." 

2015 , Standards Wile 9-3  

2016 . In developing an appraisal of .  an  eqility interest in a businešs enterprise with the ability tO' cause 
.2017 , liquidation, an appraiser must investigate the possibility that the business entirprige may have a higher 
2018 	value by liquidation of all or part of the enterprise than by continued operation 9S is. If iiquidation of all 
2019 	or part of the enterprise is the indicated premise of vallue, an appraisal of any real property or personal 

-, 2020 	property to be liquidated may be appropriate. 

2021 	 Comment: This St6dards Rule requires the appraiser to recognize that continued operation of 
2022 	 a business is not always the best premise of value because liquidation of all or part of the 
2023 	 enterprise may result in a higher value. However; this typically giplies only when the business 
2024 	 equity being appraised is in a liosition to cause liquidation. If liquidation of all or jmrt of the 
2025 	 enterprise is the appropriate premise of value, the scope of work tray include an appraisal of 
2026 	 real property or tangible personal prop'erty. If so, competency in real property appraisal 
2027 	 (STANDARD I) or tangible personal property appraisal (STANDARD 7) is required. 

i 

2028 	Standards Rule 9-4 

2029 	In developing an appraisal of an interešt in a business enterprise or intangible asset, an appraiser must 
2030 	collect and analyze all information necessiry for 'Credible assignment results. 

2031 	(a) 	An appraiser must develop value opinion(s) and conclusion(s) by use of one or more approaches 
2032 4.- 	 that are necessary for credible assignment results. 

2033 	(b) 	An appraiser must, when necessary for credible assignment results, analyze the effect on value, if 
2034 	 iny, of: 

2035 
	

(i) 
	

the nature and historY of the business enterprise or intangible asset; 

2036 	 (ii) 	financial and economic conditions affecting the business enterprise or intangible asset, 
2037 	 its industry, and the general economy; 

2038 	 (iii) 	past results, current operatións, and future prospects of the business enterprise; 

2039- 	(iv) 	past sales of capital stock or other ownership interests in the business enterprise or 
2040 	 intangible asset being appraised; 

2041 	 (v) 	sa'les of capital stock or other ownership interests in similar business enterprises 

2042 	 (vi) 	prices, terms, andconditions affecting past sales of similar ownership interests in the 
2043 	 asset being appraised or a shnilar asset; and 

2044 	 (vii) 	economic benefit of tangible and intangible assets. 

2045 	 Comment on (i)-(vii): This Standards Rule directs the appraiser to study the prospective and 
2046 	 retrospective' aspects of the business enterprise and to study it in terms of the economic and 
2047 	 industry environment within which it operates. 

95  See Advisoiy Opinion 28, Scope of Work Decision, Performance, and Disclosure, and Advi.sory Opinion 29, An Acceptable Scope of 
Work. 
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2048 	(c) 	An appraiser must, when necessary for credible assignment results, analyze the effect on value, if 
2049 	 any, of buy-sell and option agreements, investment letter stock restrictions, restrictive corporate 
2050 	 charter or partnership agreement clauses, and similar features or factors that may influence 
2051 	 value. 

2052 	(d) 	An appraiser must, when necessary for credible assignment results, analyze the effect on value, if 
2053 	 any, of the extent to which the interest appraised contains elements of ownership control and is 
2054 	 marketable and/or liquid. 

2055 	 Comment: An appraiser must analyze factors such as holding period, interim benefits, and the 
2056 	 difficulty and cost of marketing the subject interest. 

2057 	 Equity interests in a business enterprise are not necessarily worth the pro rata share of the 
2058 	 business enterprise interest value as a whole. Also, the value of the business enterprise is not 
2059 	 necessarily a direct mathematical extension of the value of the fractional interests. The degree 
2060 	 of control, marketability and/or liquidity or lack thereof depends on a broad variety of facts 
2061 	 and circumstances that must be analyzed when applicable. 

2062 	Standards Rule 9-5 

2063 	In developing an appraisal of an interest in a business enterprise or intangible asset, an appraiser must: 

2064 	(a) 	reconcile the quality and quantity of data available and analyzed within the approaches, 
2065 	 methods, and procedures used; and 

2066 	(b) 	reconcile the applicability and relevance of the approaches, methods and procedures used to 
2067 	 arrive at the value conclusion(s). 

2068 	 Comment: The value conclusion is the result of the appraiser's judgment and not necessarily 
2069 	 the result of a mathematical process. 
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STANDARD 10 

2070 STANDARD 10: BUSINESS APPRAISAL, REPORTING 

2071 	In reporting the results of an appraisal of an interest in a business enterprise or intangible asset, an 
2072 	appraiser must communicate each analysis, opinion, and conclusiön in a manner that is not misleading. 

2073 	 Comment:  STANDARD 10 addresses the content and level of information required in a report that 
2074 	 communicates the results of an appraisal of an interest in a business enterprise or intangible asset 
2075 	 developed under STANDARD 9: 

2076 	 STANDARD 10 does not dictate" the forirq format, or style of business or intangible asset 
2077 	 appraisal 'reports, which are functions of the needs of intended users and,  appraisers. The 
2078 	 substantive content of a report determines its compliance. 

2079 	Standards Rule 10-1  

2080 	Each written or oral appraisal report for an interest in a business enierprise or intangible asset must: 

2081 	(a) 	clearly and accurately set forth the appraisal in a manner that will not be m.isleading; 

2082 	(b) 	contain slifficient informatión to enable the intended user(i) tO understand the report; and 

20'83 	(c) 	clearly and accurately disclose all assumptions, extraordinary assumptions, hypotheticil 
2084 	 conditions, and limiting conditioneused in the assignment. 

2085 	Standards Rule 10-2  

2086 	Each written appraisal report for an interest in a businei's enterprise or intangible asset must be 
2087 	prepared in accordance with one of the following options and prominently state which option is used: 
2088 	Appraisal Report or Restricted Appraisal Report." 

2089 	 Comment:  When the intended users include parties other than the client, an Appraisal Report 
2090 	 must be provided: When'the intended users do not include parties othei than' the client, a 
2091 	 Restricted Appraisal Report may be provided. 

2092 	 The essential difference between these options' is in the content and level of information 
2093 	 provided. The approPriate reporting option and the level of information necessary in the 
2094 	 report are dependent on the intended use and intended users. 

2095 	 An appraiser must use care when characterizing the type of report and level 'of information 
2096 	 communicated upon completion of an assignment. An appraiser may use 'Any other label in 
2097 	 addition to; but not in place of,' the label set. forth in this Standard for the type of. report 
2098 	 ,provided: 

2099 	The report content -and level of information requirements set forth in this Standard are 
2100 	 minimums for both types of report. 

2101 	 A party receiving a copy of an Appraisal Report or Restricted Appraisal Report does not 
2102 	 become an intended user of the 'appraisal unless the aPpraiser identifies such party as an 
2103 	 intended user as part of the assignment. 

" See Advisory Opinion 11, Content of the Appraisal Report Options of .§tandards Rules-2-2, 8-2, and 10-2, and Ath;isory Opinion 12, 
Use of the Appraisal Report Options of Standards Rules 2-2. 8-2, and 10-2. 
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STANDARD 10 

2104 	(a) 	The content of an Appraisal Report must be consistent with the intended use of the appraisal 
2105 	 and, at a minimum: 

2106 
	

(i) 
	

state the identity of the client, unless the client has specifically requested otherwise; state 
2107 
	

the identity of any intended users by name or type;97  

2108 	 Comment: An appraiser must use care when identifying the client to avoid violations 
2109 	 of the Confidentiality section of the ETHICS RULE. If a client requests that the 
21 10 	 client's identity be withheld from the report, the appraiser may comply with this 
2111 	 request. In these instances, the appraiser must document the identity of the client in 
2112 	 the workfile and must state in the report that the identity of the client has been 
2113 	 withheld at the client's request. 

2114 	 Types of intended users of the report might include parties such as lenders, 
2115 	 employees of government agencies, partners of a client, and a client's attorney and 
2116 	 accountant. 

2117 	 (ii) 	state the intended use of the appraisal; 93  

2118 	 (iii) 	summarize information sufficient to identify the business or intangible asset and the 
2119 	 interest appraised; 

2120 	 Comment: The identification information must include property characteristics 
2121 	 relevant to the type and definition of value and intended use of the appraisal. 

2122 	 (iv) 	state the extent to which the interest appraised contains elements of ownership control, 
2123 	 including the basis for that determination; 

2124 	 (v) 	state the extent to which the interest appraised lacks elements of marketability and/or 
2125 	 liquidity, including the basis for that determination; 

2126 	 (vi) 	state the standard (type) and definition of value and the premise of value and cite the 
2127 	 source of the definition; 

2128 	 Comment: Stating the definition of value also requires any comments needed to 
2129 	 clearly indicate to the intended users how the definition is being applied. 

2130 	 (vii) 	state the effective date of the appraisal and the date of the report; 

2131 	 Comment: The effective date of the appraisal establishes the context for the value 
2132 	 opinion, while the date of the report indicates whether the perspective of the 
2133 	 appraiser on the market or property as of the effective date of the appraisal was 
2134 	 prospective, current, or retrospective. 

2135 	 (viii) 	summarize the scope of work used to develop the appraisal; 99  

2136 	 Comment: Because intended users reliance on an appraisal may be affected by the 
2137 	 scope of work, the report must enable them to be properly informed and not misled. 

9' 	See Advisory Opinion 36, Idengfication and Disclosure of Client, Intended Use, and Intended Users, 

" 	See Advisory Opinion 36, Identification and Disclosure of Client Intended Use, and Intended Users 

99  See Advisory Opinion 28, Scope of Work Decision, Petformance, and Disclosure, and Advisory Opinion 29, An Acceptable Scope of 

Work 

USPAP 2016-2017 Edition 	 67 
©The Appraisal Foundation 

IN!, 	rt 	 allb 201; u".•F'Ar' Or.a..thonna rt 	anC u saa at Or. ala r. pelrnali-J 

GVSUD 100565 



7STANDARD 10 

2138 	 Sufficient information includes disclosure of research and analyses performea and 
2139 	 might also include' disclosure of research and analyses niit performed. 

2140 	 When any portion of the .work involves signifiCarn business and/or intangible asset 
2141 	 appraisal assistance, the appraiser must summarize the extent of that assistance. The 
2142 	 name(s) of those providing the significant business and/or intangible asset appraisal 
2143 	 assistance must be stated in the certification; in aceordance with Standards Rule 10- 
2144 	

3.100 

2145 	 (ix) 	summarize the-  informatitin 'analyzed, the appraisal procedures Jollowed, and the 
2146 	 reasoning that supports the analyses, opinions,-and Ciinclusions; exclusion of the market 
2147 	 approach, asset-based (cost) approach, or income approach niust be explained; 

2148 	 Comment: An Appraisal RePon must include sufficientinformation to indicate that 
2149 	 the appraiser cornplied with the requirements of STANDARD 9. The amount of 
2150 	 detail required will vary with-  the significanceof the inarniation to the appraisal. 

2151 	 The appraiser must provide sufficient information to enable the client and intended 
2152 	 users to understand the rationale for the opinions and conclusions, including 
2153 	 reconciliation in accordance with Standards Rule 9-5. 

2154 	 (x) 	clearly and conspicuously: 

2155 	 • state all eitratirdinary assumptions and hypothetical conditions; and 
2156 	 • state that their use might hive affected the assignment results; and 

2157 	 (xi) 	include a signed ceitification in accordance with Standards Rule i0-3. 

2158 	(b) 	The content of a Restricted Appraisal Report must be consistent with the intendeCI use of the 
2159 	 appraisal and, at a minimum: 

2160 	 (i) 	state the identity of the client, unless the client has sincirically reijuested otherwise;'°' 
2161: 	 'and state a prominent use restriction that limits use of the report to the client and warns 
2162 	 that' the rationale for how thesappraiser arrived at the opinions and conClusions set forth 
2163 	 in the report may not be understood properly without additional information in the 

1.• 

2164 	 appraiser's workfile;" 

2165 	 Comment: An appraiser miist use care when identifying theclient to avoid violations 
2166 	 of the Confidentiality section of the ETHICS RULE, If a Client requests that the 
2167 	 client's identity be withheld from the report, the appraiser may comply with this 
2168 	 request. In these instances, the appraiser must document the identity of the client in 
2169 	 the workfile and must state in the report that the identity • of the client has 'been 
2170 	 withheld at the client's request. 

2171 	 The Restricted Appraisal Report is for client use only. Before entering into an 
2172 	 agreement, the appraiser should establish with the client the situatiOns where this , 
2173 	 type of report is to be used and' should ensure that qhe client 'understands the 
2174 	 restricted utility of the ReStricted Appraisal Report. 

100  See Advisory Opinion 31, Assignments Involving More than One Appraiser. 

h" See Advisory Opinion 36, Identification and Disclosure of Clieizt, Intended Use, and Intended Users. 
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STANDARD 10 

2175 	 (ii) 	state the intended use of the appraisal;n2  

2176 	 Comment: The intended use of the appraisal must be consistent with the limitation 
2177 	 on use of the Restricted Appraisal Report option in this Standards Rule (i.e. client use 
2178 	 only) 

2179 	 (iii) 	state information sufficient to identify the business or intangible asset and the interest 
2180 	 appraised; 

2181 	 Comment: The identification information must include property characteristics 
2182 	 relevant to the type and definition of value and intended use of the appraisal. 

2183 	 (iv) 	state the extent to which the interest appraised contains elements of ownership control, 
2184 	 including the basis for that determination; 

2185 	 (v) 	state the extent to which the interest appraised lacks elements of marketability and/or 
2186 	 liquidity, including the basis for that determination; 

2187 	 (vi) 	state the standard (type) of value and the premise of value, and cite the source of its 
2188 	 definition; 

2189 	 (vii) 	state the effective date of the appraisal and the date of the report; 

2190 	 Comment: The effective date of the appraisal establishes the context for the value 
2191 	 opinion, while the date of the report indicates whether the perspective of the 
2192 	 appraiser on the market or property as of the effective date of the appraisal was 
2193 	 prospective, current, or retrospective. 

2194 	 (viii) 	state the scope of work used to develop the appraisal; 1°3  

2195 	 Comment: Because the client's reliance on an appraisal may be affected by the scope 
2196 	 of work, the report must enable them to be properly informed and not misled. 
2197 	 Sufficient information includes disclosure of research and analyses performed and 
2198 	 might also include disclosure of research and analyses not performed. 

2199 	 When any portion of the work involves significant business and/or intangible asset 
2200 	 appraisal assistance, the appraiser must state the extent of that assistance. The 
2201 	 name(s) of those providing the significant business and/or intangible asset appraisal 
2202 	 assistance must be stated in the certification, in accordance with Standards Rule 10- 
2203 	 3.104 

2204 	 (ix) 	state the appraisal procedures followed, state the value opinion(s) and conclusion(s) 
2205 	 reached, and reference the workfile; exclusion of the market approach, asset-based 
2206 	 (cost) approach, or income approach must be explained; 

2207 	 Comment: An appraiser must maintain a specific, coherent workfile in support of a 
2208 	 Restricted Appraisal Report. The contents of the workfile must include sufficient 

j02  See Advisory Opinion 36, Identification and Disclosure of Client, Intended Use, and Intended Users. 

See Advisory Opinion 28, Scope of Work Decision, Pmformance. and Disclosure and Advisory Opinion 29, An Acceptable Scope of 

Work 

104  See Advisory Opinion 31, Assignments Involving More than One Appraiser 
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STANDARD 10 

2209 	 inforrnation to indicate that the appraiser complied with the requirements of 
2210 	 STANDARD 9 and for the appraiser to produce an Appraisal Report. 

2211 	 (x) 	clearly and conspicuously: 

2212 	 state all extraordinary assumptions and hypothetical conditions; and 
2213 	 • state that their use niight have afficted the assigninent results; and 

2214 	 (xi) 	include a signed certification in accordance with Standards Rule 10-3. 

2215 	Standards Rule 10-3  

2216 	Each written appraisal report for an interest in a business entarprise or intangible asset must contain a 
2217 	signed certificition that is similar in content to the following form: 

2218 	I certify that, to the best of my knowledge and belief: 

2219 	 the statements of fact contained in this report are true and correct. 
2220 	 the reported analyses, opinions, and conclusions are limited only by the reported 
2221 	 assumptions and limiting conditions and are my personal, impartial, and hnbiased 
2222 	 professional analyses, opinions, and conclusions. 
2223 	 I have no (or the specified) present or prosPective interest in the pr?perty that is the 
2224 	 subject of this report, and I have no (or the specified) personal interest with respect to 
2225 	 the parties involved. 
2226 	 I have performed no (or the specified) services, as an appraiser or in any other capacity, 
2227 	 regarding the property that is the subject of this report within the three-year period 
2228 	 immediately preceding acceptance of this assignment. 
2229 	 I have no bias with respect to the property that is the subject of this report or to the 
2230 	 parties involved with this assignment. 
2231 	 niy engagement in this assignment was not contingent upon developing or reporting 
2232 	 predetermined resultš. 
2233 	 - 	my compensation for completing „this assignment is not contingent up_on the 
2234 	 development or reporting of a predetermined value or direction in value that favors 
2235 	 the cause of the client, the amount of the value opinion, the attainment of a stipulated 
2236 	 result, or the occurrence of a subsequent event directly related to the intended use of 
2237 	 this appraisal. 	' 
2238 	 - 	my analyses, opinions, and conclusions were developed, and this report has been 
2239 	 prepared, in conformity with the Uniform Standards of PrOfessional Appraisal Practice. 
2240 	 - 	no one proyided significant business and/or intangible asset aPpraisal assistance to the 
2241 	 person signing this certification. (If there are exceptions, the name of each individual 
2242 	 providing significant business and/or intangible asiet appraisal assistance must be 
2243 	 stated.) 

2244 	 Comment: A signed'certification is an integral part of the appraisal report. An appraiser who 
2245 	 signs any part of the appraisal report, including a letter of transmittal, must also sign this 
2246 	 certification. 

2247 	 In an assignment that includes only assignment results developed by the business and/or 
2248 	 intangible asset appraiser(s), any appraiser(s) who signs a certification accepts full 
2249 	 responsibility for all elements of the'certification, for the assignment results, and for the 
2250 	 contents of the appraisal report. In an assignnfent that includes real property or personal 
2251 	 property assignment results not developed by the business and/or intangible asset appraiser(s), 
2252 	 any businesš and/or intangible asset appraiser(s) who signs a certification accepts full 
2253 	 responsibility for the business and/or intangible asset elements of the certification, for the 
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STANDARD 10 

2254 	 business and/or intangible asset assignment results, and for the business and/or intangible 
2255 	 asset contents of the appraisal report. 

2256 	 When a signing appraiser(s) has relied on work done by appraisers and others who do not sign 
2257 	 the certification, the signing appraiser is responsible for the decision to rely on their work. 
2258 	 The signing appraiser(s) is required to have a reasonable basis for believing that those 
2259 	 individuals performing the work are competent. The signing appraiser(s) also must have no 
2260 	 reason to doubt that the work of those individuals is credible. 

2261 	 The names of individuals providing significant business and/or intangible asset appraisal 
2262 	 assistance who do not sign a certification must be stated in the certification. It is not required 
2263 	 that the description of their assistance be contained in the certification but disclosure of their 
2264 	 assistance is required in accordance with Standards Rule 10-2(a)(vii) or 10-2(b)(vii), as 
2265 	 applicable.105  

2266 	Standards Rule 10-4 

2267 	To the extent that it is both possible and appropriate, an oral appraisal report for an interest in a 
2268 	business enterprise or intangible asset must address the substantive matters set forth in Standards Rule 
2269 	10-2(a). 

2270 	 Comment: See the RECORD KEEPING RULE for corresponding requirements. 

105  See Advisory Opinion 31, Assignments Involving More than One Appraiser. 

USPAP 2016-2017 Edition 	 71 
©The Appraisal Foundation 

T 	 vers,ont.21/16 207 USPAF Unbjit.awca rept COul. 	01 FblJlO ôOI P-,11 Mud 

GVSUD 100569 


	Page 1
	Page 2
	Page 3
	Page 4
	Page 5
	Page 6
	Page 7
	Page 8
	Page 9
	Page 10
	Page 11
	Page 12
	Page 13
	Page 14
	Page 15
	Page 16
	Page 17
	Page 18
	Page 19
	Page 20
	Page 21
	Page 22
	Page 23
	Page 24
	Page 25
	Page 26
	Page 27
	Page 28
	Page 29
	Page 30
	Page 31
	Page 32
	Page 33
	Page 34
	Page 35
	Page 36
	Page 37
	Page 38
	Page 39
	Page 40
	Page 41
	Page 42
	Page 43
	Page 44
	Page 45
	Page 46
	Page 47
	Page 48
	Page 49
	Page 50
	Page 51
	Page 52
	Page 53
	Page 54
	Page 55
	Page 56
	Page 57
	Page 58
	Page 59
	Page 60
	Page 61
	Page 62
	Page 63
	Page 64
	Page 65
	Page 66
	Page 67
	Page 68
	Page 69
	Page 70
	Page 71
	Page 72
	Page 73
	Page 74
	Page 75
	Page 76
	Page 77
	Page 78
	Page 79
	Page 80
	Page 81
	Page 82
	Page 83
	Page 84
	Page 85
	Page 86
	Page 87
	Page 88
	Page 89

