Residential Appraisal Review 
Final Examination 

1.
An example of a reviewer’s conclusion in an assignment that is BOTH a review and an appraisal 

a. represent the client by interacting with the appraiser to cure a deficiency 

b. correct math errors and indicate what the results of a calculation should be 

c. reviewer develops a value opinion but uses the same scope of work 

d. reviewer states corrective action that should be taken by the appraiser

2.
In reviewing an appraiser’s compliance with Standards Rule 1-4 of USPAP, when a sales comparison approach was necessary for credible assignment results, the quantity of data that must be analyzed by the original appraiser is

a. all that can be located within one mile from the subject property.

b. any sales that occurred within one year of the effective date in the assignment.

c. no fewer than three comparable sales.

d. such comparable sales as are available.

3.
When applicable, reviewers should examine appraisal reports to form an opinion regarding whether the content and detail of the report is consistent with the ____________, based upon the intended use.

a. fee being charged in the assignment

b. limitations of the particular report form

c. needs of intended users of the report

d. scope of work in the assignment

4.
Though NOT at all referenced in the URAR reporting form, in compliance with USPAP, the reviewer must ensure that the original appraiser has reported

a. effective age.

b. exposure time.

c. highest and best use.

d. market conditions.

5.
Which is most likely to be categorized as an insignificant finding in an appraisal review assignment?

a. inappropriate or illogical reconciliation

b. inclusion of flawed or inaccurate data

c. non-compliance with professional standards

d. obsolete definitions and references

6.
Standards Rule 1-3 of USPAP, in part, requires which action by the original appraiser in a market value assignment?

a. application of the approaches to value

b. client consent to proceed with the assignment 

c. development of an opinion of highest and best use

d. disclosure of the scope of work performed

7.
When the reviewer is including his or her own value opinion in a review assignment of a real property appraisal, the data and analysis provided by the reviewer in the report must, at minimum, match the reporting requirements for a(n)

a. Appraisal Report.

b. Appraisal Review Report.

c. Business Appraisal Report.

d. Restricted Appraisal Report.

8.
Reviewers must be aware of the Fannie Mae’s (and others) preferred limitation of individual dollar adjustments in the sales comparison approach for net and gross adjustments, which is

a. 10% / 15%.

b. 15% / 20%.

c. 15% / 25%.

d. 25% / 35%.

9.
When an appraiser has used an extraordinary assumption in the work being reviewed, the reviewer should examine that its use was stated in the report along with a statement disclosing that

a. client consent was gained for its use. 

b. credible assignment results could not be achieved. 

c. its use may have affected the assignment results.

d. the reported assignment results are invalid.

10.
Which is a USPAP obligation of a reviewer under STANDARD 3 when the identity of the original appraiser in the work being reviewed has been withheld by the client?

a. decline the assignment as the results will not be credible 

b. modify the scope of work to include research of the identity 

c. state that the identity has been withheld in the report

d. use an extraordinary assumption regarding the identity

11.
A reviewer is reading an appraisal report in which the original appraiser was engaged by an appraisal management company (AMC), who is working for a particular lender. The appraiser may consider the lender the client as long as the AMC is 

a. acting as an agent of the lender.

b. an intended user in the report.

c. not the party paying the appraiser.

d. party to a contractual agreement with the appraiser.

12.
An appraiser has used comparable sales data that is older than six months in an appraisal report. To be in compliance with Fannie Mae’s assignment conditions, the reviewer must also expect to also observe a(n)

a. adjustment for date of sale.

b. comment that data is irrelevant.

c. explanation of the reasoning for its use.

d. three additional comparable sales.

13.
Competency of the subject property’s specific market by the reviewer is not required in an appraisal review assignment when

a. assessing market conditions of the subject market.

b. determining the appropriateness of dollar adjustments.

c. developing an opinion as to the compliance of the appraisal report with STANDARD 2.  

d. evaluating comparable sales analyzed by the appraiser.

14.
Fannie Mae permits the prior transaction of the subject property to be used as a comparable sale in the sales comparison approach for the URAR only if

a. a lack of relevant data exists in the market.

b. it is used as additional support beyond the first three comparable sales. 

c. no sales can be found which closed in the prior 12 months.

d. the prior sale was a result of foreclosure. 

15.
When the original appraiser in the work being reviewed has used extraordinary assumptions and hypothetical conditions, the reviewer should specifically note that the disclosure of their use in the appraisal report

a. addresses the impact of their use on the assignment results. 

b. is clear and conspicuous to intended users.

c. resides in a specified location within the report.

d. uses those specific labels.

16.
When the appraisal review assignment includes the reviewer developing his own opinion of value, the effective date of that value opinion 

a. can be the same as found in the appraisal being reviewed or as of a different date.

b. is always different from the date of the report stated in the work being reviewed. 

c. must always be retrospective as of the date of the inspection in the original appraisal. 

d. never differs from the effective date found in the appraisal being reviewed. 

17.
As defined by USPAP, a preference or inclination that precludes an appraiser’s impartiality, independence, or objectivity in an assignment is a(n)

a. bias.

b. extraordinary assumption. 

c. intended use.

d. jurisdictional exception.

18.
Attached to the URAR form, Fannie Mae, Freddie Mac, and other lending industry participants require a(n)

a. Exterior Inspection Residential Appraisal Report.

b. Individual Condominium Unit Appraisal Report.

c. Market Conditions Addendum. 

d. Single-Family Property Conditions Form.

19.
If the value opinion in the work being reviewed is market value, it is an obligation of an appraiser when atypical financing terms or special incentives are present in the transaction to

a. assume that the terms influenced the buyer to pay more.

b. base the value opinion on a hypothetical condition. 

c. develop an opinion of the influence upon the transaction.

d. use an extraordinary assumption that the transaction is arms length.

20.
Which is TRUE statement for when information, not available to the original appraiser in the normal course of business, is later used by the reviewer in developing his own value opinion?

a. differing conclusions by the reviewer are possible

b. prospective effective date must be used by the reviewer

c. resulting value opinion by the reviewer will not be credible

d. such use will mislead intended users of the review assignment

21.
Standards Rule 2-1 of USPAP requires that appraisal reports contain ________ to enable intended users to understand the report properly. 

a. definitions of appraisal terms

b. exhibits and photographs

c. simple and common language

d. sufficient information

22.
Appraisal reports under review that were developed or revised prior to January 1 2012 may need to include additional certifications for USPAP compliance that address

a. geographic incompetency.

b. prior services performed by the appraiser in past three years.

c. scope of work change from that originally planned.

d. specific techniques for adjusting comparable sales.

23.
In the course of a review assignment, when the reviewer is examining the information analyzed and valuation methodology used by the original appraiser, he must ensure that the exclusion of ________ is explained. 

a. assignment results that are credible

b. determining the scope of work necessary

c. significant real property appraisal assistance

d. the sales comparison approach, cost approach, or income approach

24.
According to Fannie Mae’s guidance for reviewers using the One-Unit Residential Appraisal Field Review Report, when the reviewer uses new comparable sales in developing his own value opinion, the reviewer must also

a. include commentary addressing the rationale for using new comparable data.

b. make certain the new data closed after the effective date of the original appraisal.

c. perform an interior inspection of the new comparable sales.

d. use the appraiser’s original sales in the analysis. 

25.
When the reviewer discloses the use of an extraordinary assumption in the appraisal review assignment, the reviewer is putting the client on notice regarding the _____________ of the information relied upon by the reviewer.

a. necessity

b. reasonableness

c. relevance

d. uncertainty

26.
Which does NOT reflect a best practice when the reviewer is expressing his appraisal review conclusions?

a. opinions of the reviewer are supported with objective evidence

b. original appraiser’s obvious lack of education is cited

c. positive and negative aspects are pointed out

d. reviewer refrains from appearing arrogant

27.
The guidance for completing the One-Unit Residential Appraisal Field Review Report specifically states that if the reviewer disagrees with the value opinion found in the original appraisal, the reviewer must

a. call out the original appraiser’s value opinion as fraudulent.

b. have conclusive evidence that the opinion is not accurate. 

c. not reuse any data the original appraiser used in his development.

d. report the original appraiser to the state regulatory authorities.

28.
A reviewer should expect to see that the original appraiser has developed and reported an opinion of reasonable exposure time whenever exposure time is 

a. a component of the definition of the value opinion being developed. 

b. considered meaningful to the client and intended users.

c. different than the estimated marketing time.

d. relevant, based on the intended use of the appraisal.

29.
During the course of reviewing the analyses, opinions, and conclusions of an appraisal report; if the reviewer disagrees with portions of the analyses, what must the reviewer do?

a. decide whether the issues discovered are worthy of reporting

b. describe the faults of the appraiser who produced the work under review 

c. develop reasons for any disagreement with the appraiser

d. obtain client approval to report the disagreements

30.
In compliance with the guidance specified in the One-Unit Residential Appraisal Field Review Report, the effective date of the reviewer’s opinion of value is

a. always prospective, as of the date of the inspection in the original appraisal. 

b. as of the effective date found in the appraisal being reviewed. 

c. identical to the date of the reviewer’s field inspection. 

d. never the same as the effective date found in the appraisal being reviewed.

