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 D. Scott Murphy, Chairman of the Georgia 
Real Estate Appraiser’s Board, owns both DS 
Murphy & Associates as well as the Academy 
of Real Estate.

 Offices across the nation, from California to 
Florida

 Experienced staff with geographic core 
competencies

 Well-versed in all types of valuation 
assignments

 In-house Inspections Division
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Contact Information

Academy of Real Estate | 5400 Laurel Springs Pkwy, Suite 108 | Suwanee, GA 30024 | 678-636-4811 | education@dsmurphy.com

D. Scott Murphy

678-584-5900
office

EMAIL
DsmaOffice

@dsmurphy.com
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SIGN IN

Teaching Appraisals: Seminar Objective
Agents need to:

*BE ABLE TO NAVIGATE 
APPRAISAL REPORT

*IDENTIFY COMMON RED 
FLAGS

*BE ABLE TO EXPLAIN 
APPRAISAL TO THEIR CLIENT

Appraiser Licensing

In 1991 ASC (Appraisal Sub Committee of the federal government) 
required states to license appraisers. Most states have either two or three 
tiers (some states do not have licensed appraisers)

 Registered Trainee – generally < 1-2 yrs experience
 Licensed – generally 6 mo-3 yrs experience
 Certified – generally 2+ yrs experience

- Certified Residential / Certified General (commercial)
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Common 
Misconceptions

 Appraisers base value on PRICE PER SQUARE FOOT

 Basements have no value

 All sales are comparables

 Appraisers do not consider upgrades

 Appraisers must stay in the subdivision when slecting
comps

 Appraisers can not use a sale which sold over 1 year 
ago

 Appraisals are done differently for a prelisting 
appraisal, a purchase appraisal and a refinance 
appraisal

This is your house

This is how buyers see it

This is how appraisers see it
This is how lenders see it

What is your house really 
worth?

This is how tax assessors see it

County/City taxes are determined by ASSESSORS who 
complete an ASSESSMENT of a home
Assessments are not appraisals
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County/City taxes are determined by ASSESSORS who 
complete an ASSESSMENT of a home
Assessments are not appraisals

Real Estate agents do not determine a value of a home
Its actually illegal for an agent to state what a home is worth
"contact me to find out the value of your home"
Agents do CMA's and provide SUGGESTED LIST PRICE
CMA's are not appraisals

County/City taxes are determined by ASSESSORS who 
complete an ASSESSMENT of a home
Assessments are not appraisals

Real Estate agents do not determine a value of a home
Its actually illegal for an agent to state what a home is worth
"contact me to find out the value of your home"
Agents do CMA's and provide SUGGESTED LIST PRICE
CMA's are not appraisals

Appraisers do not determine market value they INTERPRET market 
value – buyers and sellers determine market value

County/City taxes are determined by ASSESSORS who 
complete an ASSESSMENT of a home
Assessments are not appraisals

Real Estate agents do not determine a value of a home
Its actually illegal for an agent to state what a home is worth
"contact me to find out the value of your home"
Agents do CMA's and provide SUGGESTED LIST PRICE
CMA's are not appraisals

Appraisers do not determine market value they INTERPRET market 
value – buyers and sellers determine market value

There is no ONE value any home is worth

10

11

12



5

Highest and 
Best Use?

An example: 
Historic 

Building in 
Atlanta, GA

price – the amount someone asks for (their home)

appraise - To set a value; to estimate the worth of (their home)

value - a numerical quantity 
**measured, assigned or computed.

Valuation Vocabulary

Valuation Vocabulary

 estimated (fair) market value - is an estimate of the 
market value of a property, based on what a knowledgeable, 
willing, and typically motivated a 
knowledgeable, willing, and unpressured in the real 
estate market

sales price – the which a buyer and 
seller agree upon for the purchase/sale of a home
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What is an 
appraisal?

An appraisal is an UNBIASED 
estimate of market value 
(most probable sales price) 
based on an analysis of the 
subject property using three 
approaches to value:

Sales comparison
Cost
Income

Factors that affect value

CONSISTENCY CONDITION AND 
APPEAL QUALITY CONSTRUCTION 

AND LAYOUT

LOCATION PROXIMITY TO 
COMMERCIAL

SUPPLY & 
DEMAND 

Do real estate values always increase over 
time?

NO!  
Values increase and decrease 

over time based on the factors (listed below) 
– much like the stock market 

CONSISTENCY CONDITION AND 
APPEAL

QUALITY CONSTRUCTION 
AND LAYOUT

LOCATION PROXIMITY TO 
COMMERCIAL

SUPPLY & 
DEMAND 
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Intended Use of the Appraisal

Encourage agents to consider the intended 
use of the appraisal.

 What are we appraising exactly?

 What is the scope of work?

 Is this retrospective? (estate appraisals 
etc.)

 Is this appraisal subject to?

 What are the hypothetical conditions and 
extraordinary assumptions?

URAR

Uniform

Residential

Appraisal

Report

(Fannie Mae form 1004)

Our Example Property
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Community Amenities
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SUBJECT
 - Borrower, Owner of Public Record and Personal 
Information need to be CORRECT

 - Must report whether the subject property is currently 
offered for sale (or within 12 months)

 - Pay attention to assignment type and rights appraised

CONTRACT section

NEIGHBORHOOD section

27

Look for RED FLAGS
- Declining Market
- Rural
- Oversupply
- Marketing Time “Over 6 Months”
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What is your 
neighborhood?

29

Tools you can utilize…

Urban – Suburban - Rural
If you stand naked on the front porch and 

the neighbors can't see you....

…….it's rural.

If you stand naked on the front porch and 
the neighbors call the cops on you

…... it's suburban.

If you stand naked on the front porch and 
the neighbors ignore you... 

…….it's urban.
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NEIGHBORHOOD section

31

Look for RED FLAGS
- Declining Market
- Rural
- Oversupply
- Marketing Time “Over 6 Months”

Site Section

SITE Section

Improvements
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What is a 
bedroom?

What is a bedroom?

 Closet
 Window (means of ingress and 

egress)
 Door
 Heat and cooled and finished to the 

same quality as the rest of the house
 Convenient access to a FULL 

bathroom
 ***basement bedrooms will be 

valued on a separate line of the 
appraisal

A bedroom must be 
generally 100+ square 
feet

A bedroom must also 
contain the following >

36

Is this a bedroom?
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Basement Bedrooms

What questions do these 
photos raise?

What is a 
bathroom?

Our Example Property’s Interior
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GU1
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Slide 40

GU1 Slide 37-39 would go well under slide 50
Guest User, 2/11/2021
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D. S. Murphy & Associates

5400 Laurel Springs Pkwy, Suite 108 | Suwanee, GA 30021 | 678-636-4811 | education@dsmurphy.com

OFFICE
678-584-5900

WEBSITE
WWW.DSMURPHY.COM

EMAIL
DSMAOFFICE@DSMURPHY.C
OM

ANSI
New Measurement Standards Adopted by Fannie Mae
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Measuring your house
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Sketch

Measure 
exterior 
dimensions of 
house to 
calculate Gross 
Living Area

Separate Living Areas

Sketch

Take out open areas 

*Foyers, Atriums, 
2-story Living Rooms

Sketch
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Add non-living areas 
such as garages, 
decks and porches

Sketch

Measuring 
Finished 

Attic Spaces

Finished Attic 
Space or Sloped 

Roof
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Our Example 
Property Sketch

First Floor – 1,226 sf

Our Example 
Property Sketch

Second Floor – 1,676 sf

1,226 sf on 1st floor
+ 1,676 sf on 2nd floor
---------

2,902 sf total GLA
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Our Example Property 
Sketch

Basement – 1,243 sf Total
1,032 sf Finished

Our Example Property 
Basement Interior
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Basement Bedroom – does it qualify as a bedroom?

Basement Bedroom – does it qualify as a bedroom?

Door – Yes!

Basement Bedroom – does it qualify as a bedroom?

Size – Yes – its at least 100'
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Basement Bedroom – does it qualify as a bedroom?

Access to full bath - YES

Basement Bedroom – does it qualify as a bedroom?

Closet - NO!

Basement Bedroom – does it qualify as a bedroom?

Window – a second means of 
ingress and egress
NO!
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Cost Approach

Remaining Economic Life

Depreciation/Obsolescence

 Functional – over-improvement poor design or flow

 Physical – wear and tear on the improvements, deferred 
maintenance

 External – exterior influences on the site - ie: 
traffic, commercial or industrial, airport
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Income 
Approach

 Primarily used for income producing properties

 Multi-family Dwellings

 Commercial

 Can be used with a single-family home

 Find comparable single-family home that are currently 
being rented

 Find recently sold single-family homes and determine 
“Gross Rent Multiplier”

GU2

Condition of Improvements

Fannie Mae
** Improvements must be
AT LEAST in average condition
(for mortgage purposes)

 SAFE
 SOUND
 HABITABLE

Tax record data and Zillow 
Zestimate
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Slide 70

GU2 slide 65 below slide 67
Guest User, 2/11/2021
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• Zillow is not always high, always 
low its always wrong!

• Why?

• Zillow Zestimate is an algorithm 
based on public record data – public 
records data in Atlanta is notoriously 
incorrect.

• Even if Zillow had accurate physical 
data – how does it know CONDITION, 
QUALITY, VIEW, etc

• Check Zillow's zestimate then list 
the property and check back in a few 
days – magically, it gets 
smarter?????
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Sales Comparison 
Approach 

D. S. Murphy & Associates

Comparables

Comparables are chosen based on:

1) Proximity to the subject

2) How recent the sales date

3) Similarity in style, size, age, condition

Other major factors such as acreage, pool, barn, outbuilding, etc.

Adjustments

Adjustments are based 
on the incremental 

difference a buyer is 
willing to pay for the 

given feature

While somewhat rooted 
in cost; cost does not 
always equal value

CBS – comp BETTER
SUBTRACT

CIA – comp INFERIOR 
ADD
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The ART of appraising

Appraiser needs 
to know WHICH 
comps to use

01
How to make 
market-driven 
adjustments

02
How to correctly
account for 
appreciation

03

The ART of appraising

Comparable or Sale

PENDINGS

• Do appraisers use pendings sales?
• How to control your transaction with 

regards to appraisal
• Hold appraiser off until pending closes

• What else can you do to control the 
transaction?
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Always adjust TO the subject

The best adjustment for a feature is...



That means you have comparables
with similar features.

Adjustments are derived and 
extracted from the market based 
on the actions of buyers and 
seller
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A Day in the Life of An Appraiser

Adjustments –Why Bracket?
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Bracketing square footage

Bracketing bathrooms

Bracketing bathrooms

Adjustments – Percentages
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Reconciliation

In an area with rentals?   – Income Approach

Newer home?   – Cost Approach

What if the home is older home in an area without rentals?

The appraiser must take into consideration all 
three approaches to valuation.

The appraiser can weigh one approach more than the other. Usually 
the sales comparison approach to value is given the most weight. 

…..but if approaches are excluded, then the appraiser must include 
an appropriate comment explaining why.
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Conclusion

 Weight the most similar and most recent sales

 Reconcile all approaches to value

 Step back – make sure the value you arrived at makes 
sense

 Appraisers do not determine market value – they 
interpret market value – are you accurately interpreting 
the market?

 Does it address the “typical Buyer”

Least Return

• Basement finish 

• Pool

• Mechanicals 
new water heater, roof, HVAC, appliances  all 
need to be maintained. If they are not broken, 
don’t fix them.

• Energy efficient items – The 
market loves to save money but is not willing 
to pay the premium for the highest efficiency 
items – this includes premium windows and 
solar.

Excessive 
Landscaping

Greatest Return

• Update kitchen and master 
bath

• Interior paint to current colors

• Replace old and worn 
carpeting

• Exterior paint
particularly painting red brick

• Interior hardware replacement 
including dated lighting fixturesThis Photo by Unknown Author is licensed under CC BY

Curb Appeal
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Cost to install is still higher than their return, but pools are in high demand right now.

Pools?

AMCs

 An Appraisal Management Company 
(AMC) is an independent entity through 
which mortgage lenders order residential 
real estate valuation services for properties 
on which they are considering extending 
loans to homebuyers.

 AMCs fulfill an administrative function in 
the appraisal process, including selecting an 
appraiser and delivering the appraisal 
report to the lender. Individual appraisers 
who work for AMCs provide the actual 
property valuation services

Value 
Acceptance

 Value acceptance (formerly, appraisal waiver) uses data 
and technology to accept the lender-provided value, 
allowing lenders to deliver loans for certain eligible 
transactions to Fannie Mae without an appraisal
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Things that make you  go hmmmm……

Just because it is written in a Multiple 
Listing Service does not make it true.

Angle 1  

Angle 2

Ownership Type - Condo?
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Angle 
1

Angle 

This is a real 
example of 

Mortgage 
Fraud from 2020

a modified 
appraisal report 
was submitted for 
a $7.2m appraised 
value

Come into my…

Basement
Garage
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Name this house style

Bungalow

Name this house style

Split Level
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Name this house style

Split Foyer

Name this house style

Ranch

Name this house style

Tudor
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Name this house style

Craftsman

Name this house style

Contemporary

Name this house style

Cape Cod
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Name this house style

Modern

Name this house style

A-Frame

Are real estate 
agents allowed to 

talk to the 
appraiser?

Not only are agents allowed to talk to appraisers 

• Appraisers SHOULD be asking agents for information 

and be initiating the conversation

• Appraisers are required to verify all their comparable 

sales – this includes speaking to an interested party

• Agents are a wealth of information for an appraiser 

** Only until the appraiser has submitted the 
appraisal report to the lender!! 
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Are loan officers 
allowed to talk to 

the appraiser?

Yes and No…
HVCC and the Dodd Frank Act 
do not prohibit communication 

between the loan officer and the 
appraiser

both Rules state that 
the loan officer may not talk to 

the appraiser about VALUE

D. Scott Murphy, SRA
Chairman of the 

GA Real Estate Appraisers Board

www.dsmurphy.com |  678-584-5900

Consultation Appraisal™
• Be sure your listing is priced correctly – make sure 

your seller is not leaving money on the table.
• Know the true size of the subject property
• We will offer suggestions on updates or 

improvements to unlock additional profits for your 
seller

• Negotiate with power and conviction
• Be aware of any potential bank appraisal issues
• Be aware of any repairs a bank appraisal would call 

for
• Excellent way to convince buyers of the home value
• We are your consultant throughout the transaction
• If a subsequent bank appraisal comes in below our 

value, WE will write the rebuttal letter and have it to 
you within 24 hours! We win most of the time.

• This keeps the transaction on track and virtually 
guarantees you will not have an appraisal issue

• Standard fees start at just $450

Here to serve you
• residential appraisals
• complex appraisals
• commercial appraisals
• home inspection
• real estate consulting

One of  the Nation’s Largest 
Appraisal Firm
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Please sign out
**if you have any issues please send private chat to 

Meredith Bridger

Type into a new browser 
window, not in zoom.

Case sensitive
o is a lowercase letter

sforce.co/3o6KrFP
127

Sign Out Code: 052323
Refresh
means
success

Leave 
blank 

where n/a

B) Scan QR code with phone C) Type bit.ly into a browser 
window.

A) Click on the link in chat

Please sign out
(Required to receive your CE credits)
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Sign Out Code: 052323FRERefresh
means
success

Leave 
blank 

when n/a

Scan QR code with phone
”Student Notice” or 
Feedback Form will 
appear after filling out 
personal info and sign 
out code above. 
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