








		How To Appeal A Notice Of Value(NOV)





Hi everybody. My name is Sandy Stewart. I’m the Valuation Officer at the Roanoke Regional Loan Center and I have been asked to talk to you about a subject that’s dear to all of our hearts- Appeal of a Notice of Value or NOV. Before we get started on the appeal process, I’d like to say a few things about the purpose of the VA appraisal and the resulting Notice of Value. Each year, VA fee appraisers complete approximately(PP1) 250000 appraisals on residential properties. Besides being required by law, the appraisal is done to help determine the maximum loan amount that VA can guarantee and whether or not the property meets certain minimum standards. The (PP2)notices of value, that are issued by VA staff or the lender’s staff appraiser reviewer, or SAR, specify the amount of loan that can be guaranteed and the conditions under which the guaranty can be made. The (PP3)fee appraisers are governed by the provisions of the Uniform Standards of Professional Appraisal Practice, or USPAP, and specific VA guidelines. The (PP4)VA and lender staff reviewers are guided by the provisions of chapters 10 thru 16 of the lenders handbook and other published VA guidelines. I’m sure we all could agree that in a perfect world, each appraisal would accurately describe the subject property and comparable sales and the stated opinion of value would be agreed to by all parties involved in the sales transaction. In addition, the resulting notice of value would be in exact compliance with VA guidelines and would properly depict the conditions that would have to be satisfied in order for VA to guarantee the loan. Well, since we don’t live in a perfect world, we should to be in a position to address issues that might arise due to a difference of opinion in the stated value or conditions shown on the notice of value. There needs to be a well defined set of procedures that can be easily understood and followed by anyone interested in filing or processing an appeal on a notice of value.(PP5) So, I’m gonna talk about the  who, when, why and how of NOV appeals. Any interested party to the transaction may appeal the notice of value.(PP6) This includes both the listing and selling agents, the buyer, the seller and the lender. It’s been our experience that most appeals are generated by the agents acting in the interest of the seller. Appeals will be accepted and processed anytime during the(PP7) validity period of the notice of value. They will not be accepted after the loan has closed. Since the purpose of the notice of value is to establish the conditions for guaranty and to set the maximum loan amount, it doesn’t make much since to revise the NOV after closing. Appeals are submitted for a variety of reasons.(PP8) Most have to do with value disputes or repair requirements. Some are submitted because minor errors or omissions on the notice of value. For those appeals that involve value issues, it could be that the appraisal report contains errors that might affect the value or the appraiser may not have used the best comparable sales or there may have been recent sales not yet available to the appraiser. Sometime we see appeals proclaiming that the established value is to high. These cases usually involve a foreclosure where the appraiser was not able to gain  access to the home and had to make assumption about the interior condition and subsequently,  the owners decide to make a quick sale at a price well below the actual market value of the home. For those  appeals that deal with repair conditions it could be that the seller does not want to expend additional funds to make repairs or it could be that the buyer wants to make repairs after closing. (PP9) Some repairs can be waived if it is determined that they don’t affect the safety of the property. Any time repairs are made the value must be reviewed for impact. (PP10) LAPP staff appraisal reviewers have the authority to waive non minimum property repairs where the estimated cost does not exceed $500 or one half of one percent of the appraised value-which ever is less. The person making the appeal should first review the appraisal and notice of value so as to determine then basis for the appeal. (PP11) The appeal must be in writing and should be sent to the lender’s loan origination office. It can be an original document, it can be a faxed document or it can be an e-mailed document. The appeal may be as(PP12) simple as asking the SAR or the VA appraiser to review the appraisal again, because it is felt that  that there are errors on the appraisal that may affect value or, as I said before, it could  be that the best comparable sales were not used in the appraisal process. The requestor may wish to submit additional comparable sales for consideration. Review time can be shortened if the new comparable data is organized and presented in a fashion that makes it easy to read and analyze such as the comparable sales grid on the URAR. Stacks of MLS sheets are not very helpful. The requestor must state the amount of increase or decrease that they’re requesting.  It is acceptable to submit a non VA appraisal in support of the request, as long as the veteran purchaser does nor incur any additional appraisal expense. (PP13)The lender personnel will forward the request to the Staff Appraiser Reviewer or SAR for LAPP cases or directly to the VA fee appraiser for non LAPP cases. The SAR has full responsibility to process the request in a timely and efficient manner. They may wish to submit the request to the appraiser to get their input. The appraiser must respond in writing to any written request received from the SAR or VA. They must state why they agree or disagree with an increase. The appraiser may charge a reasonable fee if the market data being reviewed was not available at the time of the appraisal. The SAR may have enough information to justify an increase without going back to the appraiser(PP14) however, they can not change the value by more than 2%. VA is considering a proposal to raise that limitation to 5% in the near future. If the requested increase is over 2%, the information  should be forwarded to VA and should include the SAR”s recommendation. For individual cases where VA issues the NOV, and the lender has forwarded the appeal directly to the fee appraiser,(PP15) the appraiser will review the appeal request and provide a written response to VA. VA will then review the appeal and the appraiser’s recommendation and then notify the lender of the results. If the SAR or VA denies the request for a value increase or repair waiver, (PP16)any interested party may make an appeal to the Regional Loan Center of Jurisdiction. The appeal must be in writing, should address the specifics of the case and include all of the appeal data that was submitted to the lender. VA will consider the appeal and may elect to conduct a staff field review. The requestor will be notified of the decision in writing. VA expects the fee appraiser, and in LAPP cases, the lender SAR to maintain a high level of professionalism and at the same time demonstrate a courteous and helpful attitude. If situations arise where this is not the case, you are encouraged to contact your regional loan center for assistance. So, there you have it. It’s really pretty simple. The appeal process is covered in Chapter 13 of the lenders handbook and if you need help, call the construction and valuation section at the Regional Loan Center who has jurisdiction over your area. Thank you and good bye for now.
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