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Carsten A. Burros
Appraisal Reports for Duane Arndt
	File Number:
   Dorseta#1106
	
	

	Parcel No./ Pg Ref
	Comments:
	USPAP Reference

	20.28.00200  -  50.5 ac  
Page 21


Page 22
	
Residential Appraiser – Certified Residential  -  License Number: 4002665  - effective until August 31, 2011
QUALIFICATIONS OF APPRAISER
APPRAISAL  EXPERIENCE:
  3.   “ Numerous individual appraisals completed for residential, farm and commercial properties in Southwestern Minnesota and North Central Minnesota.”

	
Licensed as Certified Residential – can do commercial appraisals up to $250,000.


	Page 1
Page 4, No place for signature on this form.
Page 7
	       Letter of transmittal  -        signed
      Value opinion  -                  
      
      Appraiser’s Certification - signed            
	Standard 2
   Standard Rule 2-2 (xi)         723   U-24

    Standard Rule 2-3        857-858   U-28
                                         885-887   U-28


	Page 1, paragraph 3, last sentence



Page 7
Question/s:  When did you take your most recent Uniform Standards Of Professional Appraisal Practice Update?  

Was this the 2008-2009 USPAP or  2010-2011 Update?

Have you taken these USPAP Update seminars on a regular basis? 

So you know the Standards and Standard Rules for appraisal development and reporting, is that correct?

Page 2 -   top left first line


	“The appraisal was developed and the report was prepared in accordance with the Uniform Standards of Professional Appraisal Practice.” 


APPRAISER’S  CERTIFICATION
3.   “I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal was prepared.”














“The purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequately supported, opinion of the market value of the subject property.”

You completed a summary appraisal report on this property is that correct?
	2010-2011 National USPAP
USPAP compliance is mandated by law! If you have not taken a USPAP course recently, you will find there have been significant changes. 

Your work will be judged, either now or at some point down the road, by the Standards that were in effect as of the date of the report. 

Every appraisal, appraisal review, or appraisal consulting report you write on or after 1/1/2010 should be in compliance with the 2010 USPAP.













Does this summary appraisal report comply with Standards 1 (Real Property Appraisal, Development) and Standard 2 (Real Property Appraisal, Reporting) requirements of USPAP?

	Page 1, paragraph 2

	“The purpose of this appraisal is to estimate the market value of the property described in this appraisal report, as improved, in unencumbered fee simple title of ownership.”
	Standard 1:                          452   U-16
 In developing an 
appraisal, an appraiser 
must…..                            453-459   U-16






Standard Rule 1-1(a)       460-475   U-16
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top section  Subject 

Page 6



Petitioner file tax court petition on three separate parcels for the 2008 and 2009 assessments.  He requested and was granted expansion of this to include the 2010 assessment.

Appraiser does not indicate that this appraisal is for property tax valuation appeal for tax court.

Three (3) separate appraisals submitted. One (1) for each of the separate parcels.  Effective date of these appraisals is February 5, 2010.  

No retrospect appraisals submitted for the 2008 or 2009 assessments.

	“Uniform Residential Appraisal Report”
        “Freddie Mac Form 70 March 2005”
       “Fannie Mae Form 1004 March 2005”

Lender/Client:   Duane Arndt.
    
“Uniform Residential Appraisal Report”
        “Freddie Mac Form 70 March 2005”
       “Fannie Mae Form 1004 March 2005”

 “INTENDED USE:  The intended use of this appraisal report is for lender/client to evaluate the property that is the subject of this appraisal for a mortgage finance transaction.”







“INTENDED USER:  The intended user of this appraisal report is the lender/client.”




NOTE:     Improper use of this form report. 

“Uniform Residential Appraisal Report”
        “Freddie Mac Form 70 March 2005”
       “Fannie Mae Form 1004 March 2005”

This appraisal report is only to be used for financial institutions.  
	Standard 1
     Standards Rule 1-2            489   U-16 
In developing an appraisal, an appraiser must:  
(a) identify the client and other intended users;          490   U-17

ALSO SEE:

STMT 9                          2860   U-93
ISSUE                   2862-2869   U-93
THE STATEMENT      2870   U-93
                             2872-2874   U-93
GENERAL          2883-2892    U-93
                      2894-2900   U-94
                      2902-2909   U-94

       Identification of the 
       Client and Other
       Intended Users in an 
       Assignment           2910-2913   U-94
                                     2921-2925   U-94
                                     2929-2933   U-94
      
 Disclosure of Client
       And Other Intended
       User(s)….             2939-2952   U-94
          
(b) identify the intended use of the appraiser’s opinion and conclusions;

ALSO SEE:
STMT 9                         2860   U-93
THE ISSUE         2862-2869   U-93
THE STATEMENT      2870   U-93
                             2879-2882   U-93
GENERAL          2883-2891    U-93
                                      2893    U-93
                      2894-2899   U-94
                               2901   U-94
                      2902-2909   U-94
       Identification of the 
       Intended Use in 
       an Appraisal….    2953-2961   U-95

       Disclosure of the
       Intended Use…     2962-2968   U-95

	Page 1, paragraph 2




Page 6, paragraph 6
	“The purpose of this appraisal is to estimate the market value of the property described in this appraisal report, as improved, in unencumbered fee simple title of ownership.”

“DEFINITION OF MARKET VALUE:  The most probable price which a property should bring in a competitive and open market under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming the price is not affected by undue stimulus.   Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both parties are well informed or well advised, and each acting in what he or she considers his or her own best interest; (3) a reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions* granted by anyone associated with the sale.”
	Standard 1
     Standards Rule 1-2      488-489   U-16
(c) identify the type 
and definition of 
value, and if the 
value opinion to 
be developed is 
market value, … 494-504   U-17

	Page 1, paragraph 4




Page 4, very bottom








2713 U-85:  “In the absence of evidence in the market that data subsequent to the effective date were consistent with the confirmed market expectations as of the effective date, the effective date should be used as the cut-off date.”

	“The value conclusions reported are as of the effective date stated in the body of the report and contingent upon the certification and limiting conditions attached.”

, … “as of February 5, 2010, which is the date of inspection and the effective date of this appraisal.“

Is it true that the market value of property in this area may have been at the peaked for sales occurring in 2006 & 2007?

The effective date of your appraisal is Feb. 5, 2010 is that correct?

So this appraisal does not depict the value of the subject property on January 2, 2008, is that correct?

It also does not depict the value of the property on January 2, 2009, is that correct?

In your opinion based on your knowledge of the market, would the property value have been higher in retrospect to January 2, 2009?  

And higher in retrospect to January 2, 2008?
	Standard 1
     Standard Rule 1-2       488-489   U-16
(d) identify the
effective date of 
the appraiser’s
opinions and 
conclusions.              505   U-17

Standard 2
     Standard Rule 2-2      631-648   U-21
                             (b )      724-725   U-24
                              (viii)   774-783   U-25
STATEMENT 3
    Statement On Appraisal
    Standards No. 3 (STMT-3)  2667  U-84

    SUBJECT: 
    Retrospect Value Opinions  2668  U-84
     The Issue                  2670-2678   U-84
     The Statement         2680-2685    U-84
                                      2689-2703   U-84
     Conclusion              2705-2715    U-85
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Page 5
	Information on Subject, Neighborhood, Site and Improvements.


SUBJECT DESCRIPTION:  The …
	STANDARD 1
     Standards Rule 1-2       488-489   U16
(e) identify the 
characteristics
of the property
that are relevant
to the …..            506-516   U-16
STANDARD 2
      Standard 2-2(b)(iii)     737-745   U-24

	Page 4; 
         Bottom 1/3 of page 
Comparable No 2 1
                     tho     though
                     than   then
            

                     wa:    was
            

                     grammar – 


REO - motivation of seller (financial institution)?  

What is the volume of REO compared to other open market sales in the area?  

Is using an REO’s as a comparable a typical and customary practice in the appraisal industry?  

 
 

Page 5 11th line from top
Quality and Condition compared to subject!

Would you describe the subject as a scribed or milled log home?

Would you describe Comparable No 1 as a scribed or milled log home?

In your opinion, is there a significant difference in the structural quality of the these two properties?

Page 5, 14th line from top at the end of the line. 






















Page  15,     building sketch  & area calculation





Does a REO 
(foreclosure) comply with this definition?

REO - motivation of seller (financial institution)?  

What is the volume of REO compared to other open market sales in the area?  

Based on your experience, do REO (foreclosure) properties generally sell for similar prices as non-foreclosure open market properties?

Page 10,  bottom portion




                snow mobiling 
                 snowmobiling


     
     repossed   repossessed  

REO - motivation of seller (financial institution)?  

Is using an REO’s as a comparable a typical and customary practice in the appraisal industry?  






Page 10 (grid portion)
  This should be a plus adjustment.

Correction      + 17,500


Correction        147,400        
	One (1)  Comparable
    
Comparable No 2 is used even tho it was a foreclosure property that been listed in the high $300,000, reduced to $200,000 than to $189,000 to $167,000 and sold at $179,600 with more than one bidder.  This was previously used as a bed and breakfast prior to the sale in 2006.  Property wa: in poor condition with the new owner installing new cabinets, new flooring, new septic system, new bath and a new heating system (all needed may not all be in)”

This is an REO (foreclosure) property. 


In your appraisal practice, do you typically use only one sale as a comparison in your determination of market value by the Sales Comparison Approach?

Is an appraisal containing one (1) comparable sale typical & customary of appraisals submitted to financial institutions and a common practice of your peers?

Does this comply with UAPAP development and reporting standards?

“The subject cabin is constructed of Norway Pine logs and appears to be well constructed.  The interior walls are mainly log and a full block basement exists….”
  













“The cabin has some use limitations as there is no septic tank system and a compost is used for waste material from the cabin.  A toilet is found on the main floor as is a sink in another room.  A sink and shower are found in the basement.  The well is a sand point that is about 7 to 8 feet deep.  The kitchen is very sparse as the cupboards are minimal and the stove is an old wood stove and is used for cooking along with a gas three burner counter top unit.  The cabin has a nice split field stone fireplace in the living or great room and one bedroom and a sitting room are also found on the main floor.  The loft consists of an open floored area above the kitchen and 2 bedrooms off of this room.  Access to the back bedroom is thru the first bedroom.  Walls are mainly log and the floor is pine boards with a cathedral ceiling above the living room and the loft area.  Considerable money would have to be spent to update the kitchen and add a couple of bath rooms as well as install a septic system.  This would possibly have to be a mound system due to the low terrain around the cabin.  A screen porch and a covered deck are also found. (refer to building sketch)……”


DEFINITION OF MARKET VALUE:  The most probable price which a property should bring in a competitive and open market under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming the price is not affected by undue stimulus.   Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both parties are well informed or well advised, and each acting in what he or she considers his or her own best interest; (3) a reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions* granted by anyone associated with the sale.”



Additional Listings  -  one (1) provided.

Comments:  “Listing No 1 is cited since it has a similar sized lake but not as deep and probably no fish.  It does give access to water and this is an excellent area for snow mobiling and ATV use as there is a number of acres of public land in the area.  Two Inlets Lake is 2 miles north and has good fishing and a public access.

This property is a repossed unit and was originally listed at $194,900 on 2-09-09 for $194,900 with a reduction to $169,900 and finally to $129,000.00.   The property is used as a duplex with 2 units on the upper level.  A new septic system was installed by the bank in 2009.  This property has considerable shore line but has minimal trees on the site.  Another improved property is located adjacent to the south.  Access is via a gravel road with a little bit of back and forth.   The agent had an earlier offer of $100,000.00 for this property. 

The subject with its log cabin and extra acres is considered to be of greater value.” 

“Site”  adjustment       - 20,300



“Net”  adjustment         - 23,100

Adjusted List Price
of Comparable             106,800  
	STANDARD 1
      Standard Rule 1-1      460-461   U-16
                                 (a)    462-475   U-16
                                 (b)    476-481   U-16
                                 (c)    482-487   U-16
  
     Standards Rule 1-4      555-557   U-19
(a)      558-559   U-19

     Standards Rule 1-5     600-602   U-20
(a)      603-604   U-20

STANDARD 2              616-619   U-21
     Standard Rule 2-1       624-629   U-21

     Standards Rule 2-2      630-648   U-21
(b)       724-727  U-24
                               (viii)   774-783  U-25
                                          784-789  U-26

    


















      

































STANDARD 1
     Standards Rule 1-2      488-489   U-16
(c) identify the type 
and definition of 
value, and if the 
value opinion to 
be developed is 
              market value, … 494-504   U-17

STANDARD 2
     Standards Rule 2-2      630-633   U-24
                               (b)      724-725   U-24
                                (v)            750   U-24
                                         751-759   U-25    










STANDARD 1
     Standards Rule 1-4      555-557   U-19
(a)       558-559   U-19

     Standards Rule 1-5      601-602   U-20
(a)       603-604   U-20

STANDARD 2               616-619   U-21
     Standard Rule 2-1        624-629   U-21

     Standards Rule 2-2       630-648   U-21
(b)        724-727   U-24
                               (viii)    774-783   U-25
                                           784-789   U-26



	Page 4,  bottom portion of page.



How did you determine a land value of $2,000 per acre?
	Summary of Sales Comparison Approach
“Based on the sales cited and based on my knowledge of the area it is my opinion the subject would sell for about $300,000.00 in todays market.

This would give the land of 50.5 acres a value of $2000 per acre of $101,000.00 and the improvements a value of $199,000.00.  This does not consider the need for a new septic system and updating the interior with a new kitchen and bath rooms.

Indicated value by Sales Comparison Approach $ 300,000.00.”

	STANDARD 1

     Standards Rule 1-5     601-602   U-20
(a)      603-604   U-20
     Standards Rule 2-2      630-648   U-21
(b)        724-727  U-24
                               (viii)    774-783  U-25
                                           784-789  U-26

     Standard Rule 1-6      610-614    U-20


	Page 4,      bottom


In your opinion, would this appraisal be acceptable to financial institutions (lenders)?


In your opinion, would an appraiser acting as a reviewer find this to be a creditable appraisal in compliance with USPAP Standards?










	“Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting conditions, and appraiser’s certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this report is $300,000.00, as of February 5, 2010, which is the date of inspection and the effective date of this appraisal.” 











	Standard 1
     Standard Rule 1-2       488-489   U-16
       (d)  identify the
effective date of 
the appraiser’s
opinions and 
conclusions.              505   U-17

Standard 2                     615-622   U-21
     Standard Rule 2-1      623-629   U-21                    
                         
     Standard Rule 2-2      630-648   U-21              
(b)      724-727   U-24   
                              (vii)   765-769   U-25
                              (viii)  774-783   U-25
                                        784-789   U-26
STATEMENT 3
    Statement On Appraisal
    Standards No. 3 (STMT-3)  2667  U-84

    SUBJECT: Retrospect
    Value opinions                   2668  U-84

     APPLICATION:                2669  U-84
      The Issue                 2670-2678   U-84

       The Statement       2680-2685    U-84
                                      2689-2703   U-84
       Conclusion            2705-2715    U-85
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Uniform Residential Appraisal Report
“Freddie Mac Form 70 March 2005”  
 “Fannie Mae Form 1004 March 2005”
   This appraisal report is only to be used for financial institutions.  Improper use of this form report. 

 “INTENDED USE:  The intended use of this appraisal report is for lender/client to evaluate the property that is the subject of this appraisal for a mortgage finance transaction.”

“INTENDED USER:  The intended user of this appraisal report is the lender/client.”

	Appraisers Certification
“1.  I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in this appraisal report.”

“3.  I preformed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal report was prepared.”

“4.  I developed my opinion of the market value of the real property that is the subject of this report based on the sales comparison approach to value.  I have adequate comparable market data to develop a reliable sales comparison approach for this appraisal assignment.  I further certify that I consider the cost and income approaches to value bud did not develop them, unless otherwise indicated in this report.”

“9.  I have reported adjustments to the comparable sales that reflect the market’s reaction to the differences between the subject property and comparable sales.”

“12.  I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing services, tax assessment records, public land records and other such data sources for the area in which the property is located.”

“21.  The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the borrower; the mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other secondary market participants; data collection or reporting services; professional appraisal organizations; any department, agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to obtain the appraiser’s or supervisory appraiser’s (if applicable) consent.  Such consent must be obtained before this appraisal report may be disclosed or distributed to any other party (including, but not limited to, the public through advertising, public relations, news, sales, or other media).” 

“22.  I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain laws and regulations.  Further, I am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice that pertains to disclosure or distribution by me.”

“23.  The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part of any mortgage finance transaction that involves any one or more of these parties.”


	     Standards Rule 1-5     601-602   U-20
(a)      603-604   U-20

     Standards Rule 1-6     609-610   U-20 
(a)      611-612   U-20
(b)      613-614   U-20



























 
See 21, 22 and 23

“Freddie Mac Form 70 March 2005”  
 “Fannie Mae Form 1004 March 2005”
 
Is the use of this form restricted to financial institutions? 


	Page 4, One comp (REO)  
Page10, One listing (REO)
                 site adj.   error
Lacking explanations for all the adjustments.

Pg 6 - Supplemental Addendum – Included in the appraisal report -makes no comment of them.
     Comparable Sales:  No
     1 land value extraction 
     breakdown.  Acreage  
     value/s  ??????

 A number of spelling & grammar error 

Does not comply with USPAP!!
	not commit a substantial error or commission that significantly affects an appraisal; and

not render appraisal services in a careless or negligent manner, such as by making a series of errors that although individually might not significantly affect the results of an appraisal, in the aggregate affects the credibility of those results.
	STANDARD 1
     Standards Rule 1-1
 (a)         462-475   U-16
 (b)         476-481   U-16
 (c)         482-487   U-16

     Standard Rule 1-4       555-557   U-19

     Standard Rule 1-5       609-612   U-20

STANDARD 2                615-622   U-20
     Standard Rule 2-1       623-629   U-21
     Standard Rule 2-2       630-648   U-21
                            (b )       724-725    U-24
                            (viii)     774-783   U-25
                                         784-789   U-26
ETHICS RULE                All of       U- 7



