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Introduction 

In this guide we’ve included some suggested ways for you to perform paired sales analysis (aka 
paired data analysis) for your appraisal report. Remember to only use closed sales for paired 
sales analysis. No active or pending listings should be used. 

Refer to the Appraise-it Pro Tips located in the Knowledge Center and/or the Appraise-it Pro 
website https://www.sfrep.com/ under Training for additional guidance with the software 
program to add sales, etc. 

 

Reminder! The adjustments in the following examples are not what you should use for      
your appraisal report. They are only examples. Remember, you are not “pairing” these 
with the subject property! 

 

Remember, you can create paired data in the Appraise-it Pro application by adding pages with 
Comparable Sales 7-9, 10-12 columns. 
 
Once you add the Comparable Sales pages, use ==1 in the Address field of Comparison 7 (see 
below) to populate all the data from Sale #1. This makes it easier than typing all the information 
again if you plan to use Sale #1 in your paired data analysis. You should always consider sales 
outside of the primary sales for additional support if available. 
 

 
 
 
 

 

 

See the following page for an example of paired sales analysis using site comparable sales.  

  

https://www.sfrep.com/
https://www.sfrep.com/
https://www.sfrep.com/
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Paired Sales Analysis Using Site Comparable Sales 10–12  
 

 

 

Use a snipping tool to cut and paste the paired sales analysis into your Narrative Addendum. 
The two areas can be cut from the form separately and put in a blank Word document so you can 
then do one snip of the entire image with both sections included. Most clients will not accept the 
above as an attached addenda to support an adjustment or lack of one. See the following page 
for an example of a Narrative Addendum. 

 

 

 

 



Appraisal Institute: Step 6 – Hennipen Paired Sales Analysis Guidance                     Version 01.24.2025                                    4 
 

Narrative Example 

 

As noted above, a 17' water frontage difference and a 3,088 sf size difference resulted in no    
difference in the sales price. In addition, The Market Conditions Analysis charts attached for 
vacant waterfront sites indicate no adjustment warranted for the contract date differences of 
11/18 to 02/19. 

In addition, the listing agents for both properties confirmed buyers typically have a minimal 
reaction to water frontage differences within 15% or 23 linear feet from 152' for the subject 
property. 

Based on the paired data analysis and market participant interviews, no adjustment will be 
made to sales having a water frontage difference of 129' to 175' between the comparable 
sales used vs. the subject's 152' water frontage. 

 

Note the differences in verification references on both samples. Some verification tips are 
provided on the following page. 
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Verification Tips 

In the practice assignments and throughout your appraisal career, it is necessary to verify 
sales. MLS information regarding additional details should be confirmed with a selling or listing 
agent/broker, and potentially with a buyer or seller in a FSBO transaction. Always confirm 
property features and transaction details, plus transfer history for your comparable sales and 
listings with public records. 

Confirm sales transactions using assessor or county clerk data, such as recorded deeds. In 
most areas, you should be able to locate the assessor or county clerk website by searching the 
county name and “assessor”. You can also search web-based public data sites such as 
Netronline or Beacon which might cover some of the areas used in the practice assignments. 
Recommended Verification Steps for all Practice Assignments 

1. Verify any available property details (site size, building age, building size and other 
characteristics, amenities, etc.). 

2. Confirm sale date and sale price (price may not be available in nondisclosure states). 
MLS data may not always match assessor records. If a discrepancy exists, use the 
recorded sale price and data with the public records. 

3. Review transfer history. Address any prior sales or transfers as required by USPAP. 
4. Save a copy of each record in your workfile. 
5. On the verification line, include the county assessor records as a source, agent 

if applicable, and document, instrument, or book/page number that confirms the 
recorded sale. 

Cleared vs. Overgrown Paired Sales Analysis 

In addition, a table as follows could support adjustments for any feature difference. As always, 
try to select sales that have minimal differences. The table below presents an example of 
adjustment support for a cleared versus an overgrown site. 

Paired Sale #1 is the primary sale, and all adjustments will be made to Paired Sale #2. 
Therefore, unless it is a financing concession, there should only be adjustments to Paired Sale 
#2 since Paired Sale #1 is your primary base. 

Reminder! This is an example only, not Hennipen comparable sales. Do not use the 
information in the examples for your data! 
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Cleared vs. Overgrown Adjustment Support Example 
 

 Paired Sale 1 
(Primary) 

Paired Sale 2 

Address 1251 Sample Ave. 1252 Sample Ave. 
Sales Price $75,000 $70,000 
Financing Concessions  $ 1,000 $ 0 
Water Frontage (Sale 1-150’ vs Sale 
2-155’) No Adjustment 

$ 0 $ 0 

Site Improvements Cleared Overgrown 

Adjusted Sales Prices $74,000 $70,000 

The $4,000 difference supports an adjustment for overgrown vs. cleared sites. Sale #1 sold for 
$4,000 higher after the financing concession adjustment with the only difference being a 
cleared site. 
 
In addition, cost sources as of the effective date of value plus market participant interviews 
indicated a range of $2,000 to $6,000. Considering all sources, a $4,000 negative adjustment 
is applied to the comparable site sales having a superior cleared site vs. the subject’s 
overgrown site. 
 


	Introduction
	Paired Sales Analysis Using Site Comparable Sales 10–12
	Narrative Example
	Verification Tips
	Cleared vs. Overgrown Paired Sales Analysis
	Cleared vs. Overgrown Adjustment Support Example

