	Lesson 6 Quiz

	Lesson 6 Quiz 

	1  

When testing highest and best use, the land residual technique is useful because it can: hint The land residual technique is useful in the highest and best use analysis because the relative residual land values of alternate uses can be compared to see what use brings the highest yield. Page 150 

Points: 10 
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accurately identify social trends, which is usually difficult. 
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calculate residual land values for alternate uses to test maximum productivity. 
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account for possible zoning violations. 
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take any guesswork out of testing physical possibility. 

[image: image5.wmf]




	2  

Ted is appraising a lot that is only accessible through one street. This would pose a problem for commercial property, but the privacy would be ideal for residential property. This lot is probably a __________ lot. hint A cul-de-sac is also known as a dead-end street. It is a street that has only one way in and out, but the lot may be pie-shaped if it is located on the turn-around section of the street. It is desirable for residential use because of the privacy and quiet. The lack of access makes it less desirable for industrial or commercial purposes. Page 137 

Points: 10 
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corner 
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cul-de-sac 
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t-intersection 
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key 
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	3  

The principle of anticipation in a highest and best use analysis calls for the examination of: hint The principle of anticipation states that the value of property is affected by the potential future benefits. In the analysis of the highest and best use, it is necessary to examine and consider the possible future uses of the property. Page 130 

Points: 10 
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a property's future uses and potential benefits. 
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the future cost of reproducing the property if damaged. 
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suitable comparables. 
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local zoning laws that may affect the future use. 
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	4  

In addition to being physically possible, legally permitted, financially feasible, and maximally productive, highest and best use is the __________ use. hint As defined, highest and best use is the use, from among reasonable and adequately supported alternative uses, that is physically possible, legally permitted, financially feasible, and maximally productive. Another part of the definition is the most profitable use. Page 128 

Points: 10 
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most competitive 
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least competitive 
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most profitable 

[image: image19.png]



least profitable 
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	5  

A parcel of undeveloped land without any utilities is a: hint A tract is a piece of land in an unimproved state, which means that it does not have utilities, sewer lines, etc. Page 134 

Points: 10 
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tract. 

[image: image22.png]



site. 
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ingress. 

[image: image24.png]



egress. 
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	6  

In order to test financial feasibility, an appraiser must: hint Testing financial feasibility is accomplished by comparing the value of the benefits against the expenses. If the benefits outweigh the expenses, the use is considered feasible. If, however, the expenses are greater than the benefits, the use is not feasible. Page 149 

Points: 10 
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compare the value of the benefits against the expenses. 
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compare the cost to reproduce a property to sales comparables. 
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determine whether the lot can support the improvement. 
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review local zoning regulations for the subject property. 
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	7  

Testing legally permitted use includes inquiry into documentation that covers which of the following topics? hint Testing legally permitted use requires inquiry into local zoning ordinances and regulations. Prior to determining highest and best use, an appraiser must analyze private restrictions, building codes, zoning, historic district controls, and environmental regulations. Page 140 

Points: 10 
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Comparable sales data 
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Unique features of the subject property 
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Analysis of the surrounding area of the subject property 
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Private restrictions and zoning regulations 
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	8  

Sarah owns a small farm that is legally nonconforming due to local zoning laws. However, due to a grandfather clause, the farm is allowed to remain. One day, a wildfire completely destroys the farmhouse and all the outbuildings. Is rebuilding the farmhouse and buildings and continuing the same use as before the fire a legal option for Sarah? hint Legally nonconforming properties typically fall under a grandfather clause, which is a legal clause that keeps a law from being retroactive. However, some such uses may not be reproduced if the legally nonconforming improvement is destroyed or damaged in a fire or some other disaster. Page 131 

Points: 10 
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Yes, as long as it continues to produce income. 
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Yes, because it is legally nonconforming use is still valid. 
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No, unless Sarah has fire hazard insurance. 
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No, because its legally nonconforming use cannot be reproduced. 
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	9  

When developing an appraisal, an appraiser must distinguish between the highest and best use of a property as if: hint In the development of an appraisal, the appraiser has to distinguish between the highest and best use as if vacant and as if improved. Page 133 

Points: 10 
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vacant. 
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improved. 
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producing income. 
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both (a) and (b). 
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	10  

Terry is a real estate developer who wants to build some condominiums in an area that is primarily zoned for commercial use. Terry's purpose for the development is to allow small business owners to reside in close proximity to their establishments. What can Terry do to continue with the development? hint A conditional use permit allows a land use that may be incompatible with other uses existing in the zone. The use is allowed as long as the project owner complies with the conditions specified in the permit. Page 143 

Points: 10 
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Obtain a grandfather clause 
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Apply for a conditional use permit 
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Build homes rather than condominiums 
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Continue since it would be legal to build the development anyway 




Lesson 1 Quiz 

	1  
	When selecting comparables, if a comparable property is located farther away from the subject location where the comparable sales reside, then: hint A good rule to apply in the selection of comparables is that the farther away from the subject location that the comparable sales are, the more physically similar they should be. Page 13 
	Points: 0 
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the more physically similar they should be. 
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the more physically different they should be. 
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it should not be included as a comparable. 
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it is better to select closer comparables even though they are completely different from the subject property. 
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	2  
	At the beginning of the appraisal process, it is important to ask who the client is because it: hint Determining the client and intended user for the appraisal report is important since this sets the appraiser-client relationship and creates a contract or agreement. Page 2 
	Points: 10 
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determines the purpose of the appraisal. 
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determines the type of value sought. 
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is necessary for gathering comparables sales data. 
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establishes the appraiser-client relationship. 
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	3  
	Properties that are currently for sale are known as __________ properties. hint Competitive properties are those that are currently listed for sale. These properties have the same utility as the subject property and compete for the available buyers. Page 9 
	Points: 0 
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Contrasting 
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competitive 
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conditional 
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conforming 
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	4  
	What features of a house affect the value of the property? hint When determining the value of a particular house, appraisers consider many features of the property in addition to the general condition and age of the house such as existing amenities. Page 6 
	Points: 10 

	  
	[image: image65.png]



Age 
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Overall condition 
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Amenities 
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All of the above 
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	5  
	Don just finished interviewing with a client for an appraisal assignment. After determining the scope of work, Don must: hint After determining the scope of work, the appraiser must then gather the data, sort the data that is pertinent to the appraisal assignment, verify the accuracy of the data, and analyze the data that will contribute to the final value. Page 5 
	Points: 10 
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reconcile the data. 
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gather pertinent data. 
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ask the client what kind of value he or she is seeking. 
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complete an appraisal report. 
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	6  
	Financing terms, cash equivalency, and conditions of a sale are examples of a(n): hint An element of comparison is any aspect of a real estate transaction or any characteristic of the property that may affect the property's sales price. Page 10 
	Points: 10 
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element of comparison. 
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competitive property. 
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retrospective appraisal. 
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paired sales analysis. 
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	7  
	Estimating the amount of an adjustment in the comparables sales data for the presence or absence of any feature by pairing the sales prices of identical properties is a: hint A paired sales analysis is a method of estimating the amount of adjustment for the presence or absence of any feature by pairing the sales prices of otherwise identical properties with and without that feature. Page 12 
	Points: 10 
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market sales analysis 
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market trend analysis 
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paired sales analysis 
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reconciliation. 
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	8  
	After the appraiser finishes analyzing market data, the next step is: hint At the conclusion of the analysis, all the information is reconciled and value is assigned to the best or most reliable indicator. Page 16 
	Points: 10 
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determining a property's future use and potential benefits. 
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identifying properties using public or private sources. 
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reconciling the data. 
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examining local zoning laws that may affect the future use. 
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	9  
	Joe just received a request for an appraisal assignment to determine the current market value of a property. What should be his course of action? hint The most common type of assignment that appraisers receive is determining current value. The appraiser must identify the valuation date, which begins the search process. The process starts with researching historical data as well as competing sales in the current market. Page 3-4 
	Points: 10 
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Complete the appraisal report 
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Research historical data 
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Locate competing sales within the area 
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Both (b) and (c) 

[image: image94.wmf]



	
	
	


	10  
	An appraiser obtaining comparable sales data can benefit from using title insurance companies because they: hint Title insurance companies can be a useful source in providing comparable sales as well. They can locate for sale by owner properties and other transactions where a real estate agent was not involved, which would not show on the MLS. Page 7 
	Points: 0 
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are part of the multiple listing service (MLS). 
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are more familiar with local neighborhoods than real estate agents. 
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can provide information on sales that did not involve real estate agents. 
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offer more accurate data than the County Recorder's Office. 



=====================

	4  
	What features of a house affect the value of the property? 
	Points: 10 
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Age 
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Overall condition 
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Amenities 
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All of the above 
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	5  
	Don just finished interviewing with a client for an appraisal assignment. After determining the scope of work, Don must: 
	Points: 10 
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reconcile the data. 

[image: image105.png]



gather pertinent data. 
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ask the client what kind of value he or she is seeking. 
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complete an appraisal report. 
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	6  
	Estimating the amount of an adjustment in the comparables sales data for the presence or absence of any feature by pairing the sales prices of identical properties is a: 
	Points: 10 
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market sales analysis 
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market trend analysis 
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paired sales analysis 
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reconciliation. 
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	7  
	Financing terms, cash equivalency, and conditions of a sale are examples of a(n): 
	Points: 10 
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element of comparison. 
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competitive property. 
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retrospective appraisal. 
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paired sales analysis. 
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	8  
	Joe just received a request for an appraisal assignment to determine the current market value of a property. What should be his course of action? 
	Points: 10 
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Complete the appraisal report 
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Research historical data 
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Locate competing sales within the area 
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Both (b) and (c) 
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	9  
	An appraiser obtaining comparable sales data can benefit from using title insurance companies because they: 
	Points: 0 
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are part of the multiple listing service (MLS). 
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are more familiar with local neighborhoods than real estate agents. 
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can provide information on sales that did not involve real estate agents. 
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offer more accurate data than the County Recorder's Office. 
[image: image128.wmf]



	
	
	


	10  
	After the appraiser finishes analyzing market data, the next step is: 
	Points: 10 
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determining a property's future use and potential benefits. 
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identifying properties using public or private sources. 
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reconciling the data. 
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examining local zoning laws that may affect the future use.



================

Lesson 4 Quiz 

	1  
	What takes place during the peak phase of a real estate cycle? 
	: 0 
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Supply supersedes demand 

[image: image134.png]



Demand supersedes supply 
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Participants are uncertain of a peak 
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Both (a) and (c) 
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	2  
	What is the ultimate effect of foreign ownership of real estate in the United States? 
	: 10 
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It is difficult to estimate. 
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Real estate prices will continue to fall if foreign investment increases. 
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Increased amount of prospective buyers such as foreign investors will increase real estate prices. 
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Both (a) and (c) 
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	3  
	In a business cycle, what usually occurs after rapid expansion? 
	: 0 
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Stability 
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Recovery 
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Contraction 
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Expansion 
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	4  
	Which of the following is not a characteristic of a real estate market? 
	: 10 
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Unique product 
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Limited number of buyers and sellers 
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High mobility of product 
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Local and segmented market 
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	5  
	Unlike stocks and bonds, real estate is __________, meaning it cannot be converted to cash quickly. 
	: 10 
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immobile 
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regulated by the government 
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irrelevant 
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illiquid 
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	6  
	Which of the following does not occur within a normal business cycle? 
	: 10 

	  
	[image: image158.png]



Recovery 
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Expansion 
[image: image160.png]



Contraction 
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Modification 
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	7  
	Yearly changes in business and economic activity that can affect the real estate market are: 
	: 10 
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business cycles. 
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long-term fluctuations. 
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short-term fluctuations. 
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economic cycles. 
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	8  
	Government regulation of foreign investments in the United States' real estate market is: 
	: 0 
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strict and laden with numerous regulations. 

[image: image169.png]



non-restrictive and safeguards foreign investments. 
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based on the current conditions of the real estate market. 
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dependent upon current world market conditions. 
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	9  
	As far as economic systems are concerned, what distinguishes a command system from a market system? 
	: 10 
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Allocation decisions are centralized in a market system. 
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Allocation decisions are centralized in a command system. 
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Allocation decisions rely on buyers and sellers in a command system. 
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Allocation decisions depend on real estate agents in a market system. 
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	10  
	The characteristics of the expansion stage in a real estate market include: 
	: 10 
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economic recession. 
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high unemployment. 
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speculators and increased accessibility to credit. 
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increased defaults and foreclosures.



Lesson 5 Quiz 

	1  
	What is the first piece of evidence that exposes the deterioration of a residential neighborhood? hint The first evidence of deterioration in a residential neighborhood is the decreasing maintenance of yards and buildings as the neighborhood progresses from youth to maturity and then to old age. Page 116 
	Points: 10 
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Increase of strip malls 
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Traffic congestion 
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Increase in tourism 
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Decreasing maintenance 
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	2  
	Which of the following provides evidence of civic pride? hint Civic pride is evident almost immediately, even to a stranger. Civic pride can be shown in many physical ways: in the quality of construction .of homes and other structures; the existence and use of parks, and the absence or abundance of landscaping throughout the city. Page 111 
	Points: 10 
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Homes constructed with good quality 

[image: image188.png]



An abundance of recreation parks 

[image: image189.png]



Well-maintained landscaping 
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All of the above 
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	3  
	According to Standards Rule 1-3(a) in USPAP, an appraiser must consider: hint Buyers and sellers markets are cyclical and the appraiser must be aware of market trends. Standards Rule 1-3(a) in USPAP makes the consideration of economic and market trends mandatory in order for the appraiser to achieve a credible appraisal result. Page 106 
	Points: 0 

	  
	[image: image192.png]



the scope of work prior to accepting an appraisal assignment. 

[image: image193.png]



the property's topography in order to obtain an accurate value. 
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economic and market trends to obtain a credible valuation results. 
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a property's climatic and weather conditions. 

[image: image196.wmf]



	
	
	


	4  
	When conducting an absorption analysis, calculating the absorption rate is useful because it: hint An absorption rate signifies the rate at which a type of property is either bought or leased by the market. This is useful because it indicates how fast a property will sell or rent considering the availability of competing properties, the projected supply and space surplus, as well as the needs of that particular market. Pages 102 - 103 
	Points: 10 
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identifies suitable comparables in the sales comparison approach. 
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reveals how fast a property will sell in the market. 
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provides more accurate information than a feasibility study. 
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adds to an appraiser's credentials if he or she can do the calculations. 
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	5  
	The primary purpose for conducting a market analysis is to: hint The general purpose of a market analysis is to identify future opportunities for growth and development within the region, with a specific emphasis on the subject market. Page 101 
	Points: 10 
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increase the fee for the appraisal assignment. 
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provide justification for purposely inflated values. 
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identify opportunities for regional growth and development. 
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comply with local appraiser laws. 

[image: image206.wmf]



	
	
	


	6  
	A feasibility study of a proposed subject or property analyzes: hint A feasibility study is an analysis of a proposed subject or property with emphasis on the attainable income, probable expenses, and most advantageous use and design. Page 101 
	Points: 10 

	  
	[image: image207.png]



potential income. 

[image: image208.png]



likely expenses that will be incurred. 
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the most advantageous use and design. 
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all of the above. 
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	7  
	What affect does the increasing reliance on automobiles and other methods of transportation have on real estate values? hint Increased mobility, made possible by extensive use of the automobile and advanced public transportation systems, has increased the effect of regional economic activity on local property values. People buy homes 30 to 50 miles or more from their work. Page 104 
	Points: 10 
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Increased regional economic activity on local property values 
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No documented significant effects on real estate values 
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Lower values due to increased mobility 
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Lower values due to loss of tourism 
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	8  
	Gary is performing a city market analysis for an appraisal assignment on a subject property in a busy, downtown area. What economic issue should Gary analyze first? hint Two basic economic considerations should still be noted in city analysis. The first consideration is a sufficient tax base to provide needed government services, and the second is a sufficient per capita income to support the tax base and to maintain maximum real property values. Page 109 
	Points: 0 
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The different types of architecture within the area 
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The tax base that provides government services 
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Local zoning regulations 
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Social trends taking place in the area 
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	9  
	An area delineated by geographical or political boundaries that is comprised of properties that have complementary land uses is a: hint A neighborhood can be defined as follows: A geographical area delineated by geographical or political boundaries that is comprised of properties that have complementary land uses. Page 113 
	Points: 10 
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shopping center. 
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neighborhood. 
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commercial development. 
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city. 
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	10  
	Which statement is correct regarding the identification of social issues when preparing a neighborhood market analysis? hint Social motivations are intermingled with physical, economic, and political motivations, it is difficult to isolate a purely social action. Page 118 
	Points: 10 
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Social issues are relatively simple to isolate. 

[image: image228.png]



Social issues act independently of physical, economic, and political motivations. 
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Social issues are difficult to isolate. 

[image: image230.png]



Social issues have no affect.



liquidation value = from short marketing period eg REO / auction

going concernt value = value of RE, Business equipment, intangible asset

property's value to a specific user = value in use = utility value

insurable value = based on replacmenet cost/ repro cost

market value occurs under = conditions where both b and s motivated

PofAnticipation = value is created by anticipated future benefit from property

neighborhood = growth stabiltiy decline revitalizaiton

stability = gradual rise in value + existing amenities fully utilized

investment value = value of particular prop to a particular investor = unique needs and inted use only

hey a town is bigger than only a pierce of section so 1 town 1 ship is larger than 1 snake-section

scope of work = consistent with expectation of user + peers actions when performing similar assignment

competency rule = prior to accepting assignment 

jurisdictional exceptional rule = when conflict btn USPAP and applicable law / public policy 

cannot disclose confid info/ assignment results that were prepared for client to anyone other than specifically authorized by client

1 appraisal deve

3 appraisal review - deve and reporting of opinion about quality of another appraiser's work

2 deals with mass appraisal deve and reporting / sufficient info only  to identify RE property/ including physical & economical characters relevant to assignment

7 personal property deve

9 business appraisal deve

hypothetical = Sub prop condition vs contrary to existing, but is assumed for analysis's purpose/  appraiser recommend foundation inspection later so value is valid still 

r1-5 state appraiser must analyse all current sales + options + listing for previous 3 years

ethics rule's confidentiality disclosed only to == duly authorized peer review committee + enforement agencies + authorized by client

AQB of appraisal foundation - set standard that state adherence to when establish qualifcation crieteria Q == Q

exposure time = prior to effective date == opinion of appraiser not client

preamble = must comply when obligated by law, regulation, agreement with client, describe overal structure of USPAP

perform reveiw == no value opinion 

uspap primary goal = promote public trust / not lawsuit/ not lose license

valuation service = include appraisal practice = can be done by non-appraiser!?

feasiblitiy analysis = study cost benefit relationshihp of economic endeavor

retain 5yrs mini after preparation = 2 yr mini after final disposision of court which appraiser testify

appraiser retrospective appraisal in 1995 = if data support [not necessar to be competent as of the effective date of value]

regression analysis = estimate most probable sales property

==

======

jennyzhou

piedmont western client care better image than asian by haircutting every 3 weeks, image is top 1 

zheng need driveway, garage so 1515 8th ave is narrow, $220K is not high enough upstair, NO yard at back, for bonnie client who dislike church next aside, he give back to probate after purchased at $170,000 

2. alameda worth $300K, 

Oakland not worth $300 - 

San Leandro has bart but not convenient for zheng dad, with Wa Mei not fresh as chinatown

San Leandro has big bro of zheng wife and yee chui reside in san leandro

3. maCarthar and 68th ave if i drive 580 then near hill is good but E14 E22 E35 are too Obama, on 580 on hill is better than other side cos zheng do landscaping grass cutting

4. 100 ave no

5. never say :"u can lend $400K" it is "worth or not" 

6.lily fault in bring house downstair which is illegal, although rentable, still zheng son worry for lawsuit and big loss 

what is annual property tax $460000, basic rate 1% of assessed value,  addition rate of voter approved levy 0.19% and subject property is assessed at $345,000 before application of $19,000 exemption

jim tsao insist not to waste time, straigh organised by disclose if cancel, advance notice required; not meant by offensive about searching condo und  er $75,000; not intend to wast your gas; brother drive frozen food; jim do import export, jim reside in foster city; sister reside in alameda 

jimtsao168@gmail.com

510-965-8708

near concord bart, 1/F with elevator, 05/31/2010 monday bart station
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