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NADA MANUFACTURED HOUSING COST GUIDE 
Fannie Mae 1004C / Freddie Mac 70B Walk-through 
 
This walk-through was developed to assist in using the NADA Manufactured Housing Cost Guide with the Fannie 
Mae 1004C or Freddie Mac 70B. 
 
 
Please note: The Editors and Publisher have used reasonable care in producing this walk-through. However, 
neither the Editors nor Publisher shall be liable for damages of any type of description, including loss of profits 
or other business damages incurred by the use of this publication. 
 
We suggest you visit www.efanniemae.com to obtain a copy of the Announcements 03-06, 04-07, & 07-06.  
(http://www.efanniemae.com/singlefamily/forms_guidelines/guide_announcements/db_guide_announcements_03.jhtml?&). 
 
Appraisers completing an appraisal for a loan through the Fannie Mae MHSelect™ Program should review 
appraisal requirements at www.efanniemae.com. 
(https://www.efanniemae.com/sf/guides/ssg/relatedsellinginfo/manufachousing/pdf/mhselectapprgdlns.pdf) 
 
In addition, visit www.freddiemac.com to obtain a copy of the Bulletin 2003 6. 
(http://www.freddiemac.com/sell/guide/bulletins/index.html). 
 
 
The cost estimate guide was developed by the Guidebook Division of NADA and first published in 1973 
exclusively for the factory built, manufactured housing industry! 

 
Approved or Recognized 

• 1977 - Recognized by DVA (Circular 26.77-11) 
• 1979 - Approved by HUD/FHA (Transmittal 4150.1-27 10/11/79) 
• The National Appraisal System (NAS) is approved for HUD Title 1 field inspection used and estimated 

market value (Regulation 1060.2) 
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IMPORTANT EXCERPTS  
From the Fannie Mae Announcement 03-06 
(http://www.efanniemae.com/singlefamily/forms_guidelines/guide_announcements/db_guide_announcements_03.jhtml?&) 
 

• The manufactured home must be attached to a permanent foundation system in accordance with the 
manufacturer’s requirements for anchoring, support, stability, and maintenance. The foundation system 
must be appropriate for the soil conditions for the site and meet local and state codes. 

 
• The running gear: towing hitch, wheels, and axles must be removed (i.e., off/separated from the 

chassis/frame). 
 

• The appraiser must not include his or her value conclusion on any non-realty items such as kitchen 
appliances, insurance, warranties, furniture, etc. 

 
• The manufactured home must be a one-family dwelling that is legally classified as real property. 

 
• Contact appropriate manufactured housing state or local titling agency to verify personal property title 

document surrender. 
 
From the Fannie Mae Announcement 07-06 
(https://www.efanniemae.com/sf/guides/ssg/annltrs/pdf/2007/0706.pdf) 
 

• The lender must provide the appraiser with a complete copy of the executed contract for sale of the 
manufactured home and land, or if the manufactured home and land are being purchased separately, 
the executed contract for each. In addition, the lender must provide the appraiser with a copy of the 
manufacturer’s invoice of the manufactured home is new. The appraiser must analyze the contract (and 
manufacturer’s invoice for new homes) and summarize his or her analysis in the appraisal report.  

 
• The appraiser must not include in his or her value conclusion any non-realty items such as insurance, 

warranties, furniture, etc.  
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IMPORTANT EXCERPTS 
Title 24 – Housing and Urban Development 

 
CHAPTER XX – OFFICE OF THE ASSISTANT SECRETARY FOR HOUSING – FEDERAL HOUSING 
COMMISSIONER, DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT 
 
Part 3280 – MANUFACTURED HOME CONSTRUCTION AND SAFETY STANDARDS 
 
 Subpart A – General 
 
Sec. 3280.1 Scope.  [Code of Federal Regulations] 
 [Title 24, Volume 5] 
 [Revised as of April 1, 2001] 
 
 This standard covers all equipment and installations in the design, construction, 
transportation, fire safety, plumbing, heat-producing and electrical systems of manufactured 
homes which are designed to be used as dwelling units. This standard seeks to the maximum 
extent possible to establish performance requirements. In certain instances, however, the use 
of specific requirements is necessary. 
 
Sec. 3280.5 Data plate. 
 
 Each manufactured home shall bear a data plate affixed in a permanent manner near 
the main electrical panel or other readily accessible and visible location. Each data plate shall 
be made of material what will receive typed information as well as preprinted information, and 
which can be cleaned of ordinary smudges or household dirt without removing information 
contained on the data plate; or the data plate shall be covered in a permanent manner with 
materials that will make it possible to clean the data plate of ordinary dirt and smudges 
without obscuring the information. 
 
Sec. 3280.6 Serial number. 
 
 A manufactured home serial number which will identify the manufacturer and the state 
in which the manufactured home is manufactured, must be stamped into the foremost cross 
member. Letters and numbers must be \3/8\ inch minimum in height. Numbers must not be 
stamped into hitch assembly or drawbar. 
 
Sec. 3280.11 Certification label. 
 
 A permanent label shall be affixed to each transportable section of each manufactured 
home for sale or lease in the United States. This label shall be separate and distinct from the 
data plate which the manufacturer is required to provide under Sec. 3280.5 of the standards. 
 The label shall be approximately 2 in. by 4 in. in size and shall be permanently 
attached to the manufactured home by means of 4 blind rivets, drive screws, or other means 
that render it difficult to remove without defacing it. It shall be etched or stamped with a 3 
letter designation which identifies the production inspection primary inspection agency and 
which the Secretary shall assign. Each label shall be marked with a 6-digit number which the 
label supplier shall furnish. The labels shall be stamped with numbers sequentially. 
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Fannie Mae 1004C / Freddie Mac 70B 
Page 1 
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Fannie Mae 1004C / Freddie Mac 70B  
Page 2 
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Important information about the NADA Manufactured Housing Cost Guide 
 
Base Structure Value Definition 
Yellow Charts: The value charts represent an abstraction of closed sales data deemed to be reliable from the 
open market place, not from repossession, foreclosure or auction sales.  This data is obtained nationally in each 
of the 9 NADA regions from a variety of indicators and sources.  This and other proprietary data is used in our 
program and includes traditional industry practices that we developed as a result of our continuous research of 
the manufactured housing industry since 1973.  This analysis program produces an estimated value for the 
structure only, unfurnished, with 300 mile fgt., (delivered and installed on site), excluding any costs for 
insurance, taxes, fees, retailer rebates, buy down points, or extended home warranties, according to its initial 
cost per square foot and current regional market activity.   
 
Figures represent: 

• Depreciated replacement value 
• In current year retail dollars 
• With traditional retailer mark-up 
• With transportation costs 
• With installation costs for the traditional pier/block set-up; not an excavated grade level or  permanent 

foundation system. 
 
COMPONENTS: The base chart figures include value for the following components in the structure and other 
costs as established by our computer program: 

• Bath/Kitchen Modules 
• Drapes, Curtains, Rods 

The appraiser will need to adjust for non-
realty items and running gear that are 
considered in the Base Structure Value. 

• Furnace/Heating System 
• Running Gear/Chassis Frame 
• Water Heater/Plumbing System 
• 30" Freestanding/Drop-in Range 
• 12 C.F. Single Door Refrigerator 
• Roofing - Standard Metal Type 
• Siding - Standard Metal Type 
• Windows/Doors Standard Type with Screens 
• Floor Covering - Linoleum with Standard Carpeting in the Living Room, Hall and Master Bedroom only 

NOTE: To this base value you must add for components and optional or upgraded equipment and, subtract for 
any missing component items as listed in the Optional Equipment Section. 
 
CONDITION: These values assume the home is in marketable (average) condition. Condition is determined at 
the time of physical appraisal. It is a general practice to deduct for necessary repairs and reconditioning.  You 
can use repair/replacement costs found in the NADA Manufactured Housing Cost CD-ROM. 
 
COMPONENTS: They are features or items that are built into the manufactured home or added to it in such a 
way that it becomes an essential part of the home and are built to the HUD construction code. 
 
ACCESSORIES: They are features or items that are added to the home on-site, but may, or may not, be built-
in or permanently attached to the home (e.g. skirting, awnings, porch/decks, etc.) and are built to a state or 
local code. 
 
ADDITIVE VALUES: They may be items found built-in the subject home, or additional components and 
accessory options, yard improvements, land improvements, etc. that were not addressed in the components or 
accessories sections of the cost guide. 
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FANNIE MAE • FORM 1004C/FREDDIE MAC • 70B 
Cost Approach block 
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COPY OF BOOK VALUE REPORT 
 

 
 
This Book Value Form is found in the back of the NADA Manufactured Housing Cost Guide and is designed to 
walk the book user through the various steps to finding a Book Value. For complete instruction on the use of 
the cost guide, turn to page 5A in the front of the cost guide. 
 

Page 9 of 27  Tutorial for CD-ROM • 2009 



 

BOOK VALUE REPORT – ADDENDUM SHOWING COMPONENTS/ACCESSORIES/ADDITIVE VALUES 
 

 

Omit non-realty items  
and running gear. 

 
 
This addendum was hand-typed using the component, accessory, and additive value amounts in the Green 
Section (Part 3) of the cost guide. 
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 BOOK VALUE REPORT – ADDENDUM SHOWING COMPONENTS/ACCESSORIES/ADDITIVE VALUES 
 
 
 
 

Important  
 
Foundation MUST be a HUD, State 
or Local PE approved, permanent 
system on fee land; NOT the 
traditional standard elevation 
pier/block or excavated (pit-set) at 
grade level with a perimeter block 
wall. Structure MUST also be state 
titled as real estate, not personal 
property. 
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BOOK VALUE REPORT – ADDENDUM SHOWING COMPONENTS/ACCESSORIES/ADDITIVE VALUES 
 
 

Total the Accessories together with 
the Additive Values section of the 
Value report for Other Depreciated 
Site Improvements 
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QUALITY EXPLANATION 
 
The quality rating will be based on the Yellow Page used for the Base Structure Value. Green Section (Part 3), 
Page 50 will help to convert the page number to a quality category. 
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ASSEMBLAGE 
As Applied to Manufactured Housing 
 

• Assemblage 
 The act of acquiring two or more abutting properties for ownership and/or specific use. 
 

• Assemblage Cost 
 Extra money paid to acquire abutting properties in order to combine them into one large  parcel. 
 

• Assemblage Value 
The additional value that is developed by combining several abutting properties into one larger 
property. 

 
 
In order to arrive at a market value opinion for a property under analysis, sales data used for the analysis must 
also meet the definition of market value. This means a sale comparable is a property (a single property) that 
has been exposed to competitive and open market conditions requisite to a fair sale: 
 

1. Buyer and seller are typically motivated 
2. Both parties are well informed 
3. A reasonable time is allowed for exposure in the open market 
4. Payment is in terms of U.S. dollars  
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. 
 
USPAP SR 1-4(e) states: “An appraiser must analyze the effect on value, if any, of the assemblage of the 
various estates or component parts of a property and refrain from valuing the whole solely by adding together 
the individual values of the various estates of component parts.” 
 
Market Value Definition as applied to comparable sales for the analysis and appraisal of new manufactured 
homes: 

 If a person were to buy a site, put a new manufactured home on a permanent 
foundation on the site, connect all the utilities, provide adequate access (driveway, walks, etc.), 
expose it to the open market, and negotiate a sale of the property; this sale could be used as a 
sales comparable for a new or existing manufactured home. 
 
 If, however, a site was purchased from one party, and a manufactured home from 
another, and site development, permanent foundation, etc. from another, this could not be used. 
Costs gathered were from different units of production, and may or may not represent the value 
of the whole and must not be used as a comparable sale. This is an example of an assemblage, 
not the sale of a single property offered as one unit on the open market. 
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FOUNDATIONS 
HUD/FHA, Fannie Mae/Freddie Mac Required 
 
Attached, please find selected samples, copy pages from the HUD Handbook 4930.3 (aka the “Green Book”) for 
manufactured housing approved foundation systems. 
 
Installations meeting this criteria permits a HUD-coded manufactured home to qualify for a 30-year real estate-
type mortgage using one of the following HUD approved systems that are based on the site, climate conditions, 
soils, topography, etc. 
 
The attached samples shows some of the documentation required for a HUD approved foundation installation 
that are submitted to a local building and safety department agency for approval. 
 
This should leave a paper trail for the appraiser to be able to ascertain that, in fact, the subject property’s 
foundation meets the necessary HUD criteria. 
 
NOTE 
We are told, a stand-alone letter submitted by a professional engineer (PE) or certified home inspector will not 
meet the criteria. Supporting documentation from this HUD 4930.3 Handbook may also be required. 
 
We also caution that this foundation documentation (paper-trail) is required for new factory ordered homes 
(proposed construction), new existing homes (never lived in), and especially existing (previously lived in) 
homes. 
 
Sample copies of Check Sheet and Foundation System Diagrams used with permission of: IBTS, Inc., 505 
Huntmar Park Drive, Suite 250, Herndon, VA 20170. 
 

Page 15 of 27  Tutorial for CD-ROM • 2009 



 

HUD Handbook 4930.3 (aka the “Green Book”) 
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HUD Handbook 4930.3 (aka the “Green Book”) 
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HUD Handbook 4930.3 (aka the “Green Book”) 
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HUD Handbook 4930.3 (aka the “Green Book”) 
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HUD Handbook 4930.3 (aka the “Green Book”) 
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HUD Handbook 4930.3 (aka the “Green Book”) 
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HUD Handbook 4930.3 (aka the “Green Book”) 
 

Page 22 of 27  Tutorial for CD-ROM • 2009 



 

HUD Handbook 4930.3 (aka the “Green Book”) 
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HUD Handbook 4930.3 (aka the “Green Book”) 
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HUD Handbook 4930.3 (aka the “Green Book”) 
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HUD Handbook 4930.3 (aka the “Green Book”) 
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STATE APPROVED INSTALLATION LABELS 
 
Some states control all aspects of the manufactured 
housing industry. They are PIA for HUD, and have laws 
and regulations covering the following: 
 

1. Retailer Licensing 
2. Installer Licensing 
3. Transport Licensing 
4. Tax Collection 
5. Escrow Closing 
6. Titling 
7. Installation 
8. Accessories 

 
BE SURE YOU KNOW WHAT THE LAWS 

ARE IN YOUR STATE 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 


