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Executive Summary

Over the past few years the U.S. mortgage and appraisal industries have moved decisively to standardize property

measurements in appraisal reports. The Federal National Mortgage Association (Fannie Mae) and the Federal Home Loan

Mortgage Corporation (Freddie Mac) have mandated the ANSI Z765-2021 square-footage standard in their appraisal requirements.

In effect since April 2022 for Fannie Mae and November 2023 for Freddie Mac, this change aligns the Uniform Appraisal Dataset

(UAD) with a single, nationally recognized method of measuring single-family homes (Source: singlefamily.fanniemae.com) (Source:

www.parealtors.org). Notably, the new UAD 3.6 format (rolling out Sept 2025 – Jan 2026) replaces the term “Gross Living Area

(GLA)” with ANSI’s “Above-Grade Finished Area” and introduces categories like “Nonstandard Finished Area” to capture spaces that

ANSI would not count as living area (Source: singlefamily.fanniemae.com) (Source: www.linkedin.com). The result, according to

industry authorities, will be greater consistency and data accuracy in appraisal reporting (Source: ccartoday.com) (Source:

www.parealtors.org) – important given that “millions of appraisals are submitted to Fannie Mae every year” (Source:

ccartoday.com).

Yet the transition also raises challenges. Many appraisers and realtors have noted confusion over how ANSI differs from traditional

practice; for example, finished areas with ceiling height under 7 feet or accessed via unfinished space are treated differently by

ANSI (Source: www.linkedin.com) (Source: ccartoday.com). Key stakeholders (appraisers, lenders, agents, downstream investors)

will need significant training and system updates to adapt. Government agencies (HUD/FHA, VA, USDA) have not yet mandated

ANSI, though they accept it and may follow suit in coming years (Source: www.parealtors.org). The new UAD 3.6 policy supplement

(effective Aug 8, 2025) enforces full compliance with ANSI and drops the old exception codes (Source:

singlefamily.fanniemae.com) (Source: appraisaltoday.com). By late 2026 all GSE-backed appraisals must be in UAD 3.6 format

(Source: appraisaltoday.com), cementing the new standards.
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This report provides a comprehensive analysis of this standardization effort. We cover the historical context of ANSI and the

UAD, the technical requirements of the ANSI Z765-2021 standard, the changes introduced in UAD 3.6, effects on the appraisal

process, differing viewpoints in the industry (appraisers, lenders, realtors, regulators), and projected future implications through

2026 and beyond. Data from industry sources and case examples illustrate how standardized measuring is improving appraisal

transparency and reliability, while also noting areas of conflict and complexity. In particular, we analyze the terminology changes

(see Table 1) and key enforcement dates (see Table 2), and cite extensive FAQ guidance and expert commentary. The outlook is

that by 2026 an industry-wide consensus on ANSI-based measurement will emerge, enabling better data consistency – even as

technology (e.g. floor plan software, 3D scanning) and global initiatives (IPMS) continue to evolve property measurement standards.

Introduction and Background

Real estate appraisals are the cornerstone of mortgage finance. A lender relies on the appraiser’s report to determine the

market value of the property securing a loan. Central to that valuation is the accurate measurement of a home’s size and

features. Traditionally, appraisal forms like the Uniform Residential Appraisal Report (URAR) used terms such as Gross Living Area

(GLA) in their grids, but there was no single national rule for how GLA was measured. In practice, appraisers often used

informal methods or local customs to measure interior dimensions, resulting in variability (even “a house measured by two

competent appraisers often yields slightly different results” (Source: www.workingre.com). This inconsistency permeated to public

records and listing data as well; multiple market observers note that listing sites (Zillow, Redfin, etc.) often display only one square-

footage field (total area) with no breakdown of finished vs. unfinished or above- vs. below-grade (Source: goldenreblog.com).

According to one realtor, “different websites may use different numbers for the same home, primarily because they tend to have

only one field for square footage” (Source: goldenreblog.com).

In this post-2008 larger context, financial regulators and the Government-Sponsored Enterprises (GSEs) determined that

appraisal data needed to be data-driven and consistently formatted. In 2011 Fannie Mae and Freddie Mac introduced the

Uniform Appraisal Dataset (UAD) – a standardized, electronic data schema requiring appraisers to record property

characteristics using specified formats (codes for quality, condition, etc.) (Source: sf.freddiemac.com). The UAD, managed via the

Uniform Collateral Data Portal (UCDP), forced common definitions for many fields but initially did not standardize basic

measurement methods.

Meanwhile, the modular issue of property measurement had been addressed in the standards arena. The American National

Standards Institute (ANSI) is a private non-profit (founded 1918) that oversees voluntary standards in the U.S. (Source:

ccartoday.com). In the mid-1990s, ANSI endorsed a standard for measuring residential buildings (ANSI Z765-1996). This standard

specifies, for example, that finished above-grade areas must be measured from the exterior walls, include stairwells, and have at

least 7-foot ceiling height over 50% of the area (Source: ccartoday.com). In contrast, an alternative standard – the American

Measurement Standard (AMS) – exists but is not ANSI-sanctioned, and it differs in key points (for instance, AMS excludes stairwells

from living area, while ANSI includes them (Source: ccartoday.com). Until recently these standards were used only by willing

appraisers or some MLS associations; most of the market lacked a compelling reason to adopt one method uniformly.

The Need for Standardization. Property data inconsistencies have long been recognized as problematic. Fannie Mae’s own

literature acknowledges that millions of appraisals are submitted each year, and it determined that “[a] national standard

was needed to improve the consistency and reliability of appraisal reports when it comes to living area determinations” (Source:

ccartoday.com).The fallout of inconsistent measurement can be significant: a length discrepancy of even a few percent in square

footage can yield materially different appraised values. In today’s litigation-prone environment, appraisers frequently face legal and

ethical scrutiny over square-footage errors (Source: www.workingre.com). Industry experts highlight that “one of the major reasons

appraisers find themselves in court is square footage calculation” (Source: www.workingre.com), so having a fixed standard

provides defensibility and uniformity.

Previous Practice vs. ANSI. Prior to 2022, appraisers frequently measured homes using interior tape measures and reported

what they called GLA. However, GLA had no universal definition – some included only above-grade finished spaces, others included

certain finished basements or porches. For example, a Cape Cod home’s second story with sloped ceilings might have been

counted differently depending on who measured it (Source: ccartoday.com). When Fannie Mae and Freddie Mac launched UAD 3.6

(the big forms redesign), they seized the opportunity to “further align measurement practices with ANSI Z765-2021” (Source:

appraisaltoday.com). In other words, UAD 3.6 would assume ANSI as the measuring standard for all relevant homes, rather than

leaving appraisers to local custom.

UAD 3.6 & ANSI Z765: A Guide to New Appraisal Measurement

Page 2 of 18

https://swishappraisal.com/articles/real-estate-appraisal-software-guide
https://www.workingre.com/measuring-understanding-ansi-standards/#:~:text=%E2%80%9CWell%20on%20the%20main%20level%2C,%E2%80%9D
https://goldenreblog.com/tag/redfin/#:~:text=How%20we%20measure%20the%20gross,one%20field%20for%20square%20footage
https://goldenreblog.com/tag/redfin/#:~:text=How%20we%20measure%20the%20gross,one%20field%20for%20square%20footage
https://swishappraisal.com/articles/appraisal-data-integration-solutions
https://swishappraisal.com/articles/uad-3-6-uldd-phase-5-guide
https://sf.freddiemac.com/faqs/uad-and-forms-redesign#:~:text=The%20UAD%20is%20a%20standardized,%C2%AE%7D%29%20Reference%20Model%203.6
https://ccartoday.com/ansi-square-footage-standards-what-agents-and-appraisers-should-know/#:~:text=Key%20Elements%20of%20the%20Standard,is%20the%20American%20Measurement%20Standard
https://ccartoday.com/ansi-square-footage-standards-what-agents-and-appraisers-should-know/#:~:text=1,to%20be%20considered%20basement%20space
https://ccartoday.com/ansi-square-footage-standards-what-agents-and-appraisers-should-know/#:~:text=local%20tradition%20and%20practice,between%20appraisals%20and%20public%20records
https://ccartoday.com/ansi-square-footage-standards-what-agents-and-appraisers-should-know/#:~:text=The%20Quandary%3A%20Conflicting%20Data%20Why,comes%20to%20living%20area%20determinations
https://www.workingre.com/measuring-understanding-ansi-standards/#:~:text=Risk%20Management%20In%20this%20increasingly,court%20because%20they%20followed%20ANSI
https://www.workingre.com/measuring-understanding-ansi-standards/#:~:text=Risk%20Management%20In%20this%20increasingly,court%20because%20they%20followed%20ANSI
https://ccartoday.com/ansi-square-footage-standards-what-agents-and-appraisers-should-know/#:~:text=In%20the%20case%20of%20our,grade%20bedrooms%20and%20bathrooms
https://appraisaltoday.com/2025/07/05/changes-to-fha-appraisal-requirements/#:~:text=June%2C%202025
https://swishappraisal.com/?utm_source=pdf
https://swishappraisal.com/articles/uad-3-6-ansi-measurement-standards


UAD 3.6 Development. The new UAD version (3.6) is not just about measurement – it is a complete overhaul of the legacy

appraisal forms into a “data-driven, dynamic structure” (Source: sf.freddiemac.com) akin to digital transaction documents. Work on

3.6 and the redesigned URAR began around 2018 and involved extensive industry input. The objectives were to modernize the

reporting (eliminating free-form addenda for most information), harmonize with updated MISMO data standards, and incorporate

new policy elements (e.g. property condition, condo information, etc.) (Source: singlefamily.fanniemae.com) (Source:

sf.freddiemac.com). UAD 3.6 was built to capture any property type (1–4 units, condos, co-ops, etc.) in one unified report and to

facilitate compliance “Hard Stops” on data entry via the UAD delivery rules. Fannie Mae’s Appraiser Update for Q2 2025 highlights

that the new UAD “moves to a single, dynamic appraisal report encompassing all 1- to 4-unit residential properties” (Source:

singlefamily.fanniemae.com).

Timeline to 2026. The rollout plan is multi-phased. Beginning September 2025, lenders may start receiving UAD 3.6

appraisals (Limited Production); most lenders will switch over by the Broad Production period (Jan 26, 2026) (Source:

singlefamily.fanniemae.com). After that, appraisers must be able to produce either UAD 2.6 or 3.6 reports through the transition

(notably, FHA/VA/USDA have signaled they will follow UAD 3.6 ultimately). By November 2026 the GSEs intend that all their loans

use UAD 3.6 (Source: appraisaltoday.com); at that point, UAD 2.6 compliance policy will sunset. This gives the industry roughly 15–

20 months to adapt.

In parallel, ANSI compliance has become mandatory. Fannie Mae’s updated selling guide (effective Aug 8, 2025) requires full

adherence to ANSI Z765-2021 for any interior/exterior appraisal reports on single-family and manufactured homes (Source:

singlefamily.fanniemae.com). The old “GXX001” exception code (which formerly allowed non-ANSI measurements) is eliminated

(Source: singlefamily.fanniemae.com). Appraisers are explicitly told: “When common practice in the local market differs from the

ANSI standard, can the appraiser modify the subject’s square footage to local custom? No. The appraiser must measure and

report the subject’s square footage(s) following the ANSI standard” (Source: appraisaltoday.com). The only deviations

permitted are explicitly declared circumstances defined in ANSI itself (e.g. living homes with no basement, under-construction

plans, or inability to measure) (Source: singlefamily.fanniemae.com). After Aug. 2025, any appraisal sold to Fannie Mae (and by

extension now Freddie Mac) must conform to ANSI Z765 (Source: singlefamily.fanniemae.com) (Source: www.parealtors.org). If a

state law mandates a different standard, the report must note and explain it, but otherwise no alternate methods are allowed

(Source: singlefamily.fanniemae.com).

Scope of this Report. This report delves deep into these developments. We review ANSI and its Z765-2021 standard in detail,

explaining its rules and how they differ from common practices. We analyze UAD 3.6 and associated policy changes, including

new definitions and instructions appraisers must follow. Key sections address the rationale for standardization, technical

measurement rules, industry implementation issues, and the perspectives of different stakeholders (appraisers, lenders, agents,

and regulators). We include comparative tables summarizing terminology changes and agency requirements. Wherever possible we

cite Fannie/Freddie official materials, industry FAQs, expert commentary, and relevant research to support statements. The report

also discusses examples and case scenarios (e.g. how a Cape Cod-style home is treated under the new rules) and considers

broader trends such as potential technology integration (3D scanning, digital floor plans) and international measurement initiatives

(such as the International Property Measurement Standard).

Overall, our findings indicate that ANSI-aligned measurement in UAD 3.6 is a pivotal shift toward data consistency. The

immediate impact is increased uniformity in how above- and below-grade areas are reported (Source: singlefamily.fanniemae.com)

(Source: www.linkedin.com). In the longer run, this may reduce appraisal disputes and produce cleaner data for valuation models.

However, success depends on thorough training and communication across the industry, since numerous practical questions

remain on handling older comps, slope-ceilings, partial heights, etc. We conclude with a forward-looking “2026 outlook”

summarizing how appraisal technology and policy might evolve once the new standards are fully in place.

ANSI and National Measurement Standards

The Role of ANSI

The American National Standards Institute (ANSI) was chartered in 1918 as a private, non-profit organization to oversee

voluntary standards development in the USA (Source: ccartoday.com). ANSI itself does not write technical standards; rather, it

accredits consensus standards-writing committees and ensures coordination. Through these processes, ANSI has approved
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standards in a vast array of fields – from acoustics to information technology to construction. In the building industry, ANSI

endorses standards for commercial and residential measurement, accessibility, construction materials, etc. Key historical points

include:

ANSI Z765 (Residential Measurement Standard). First developed in 1996 by a coalition sponsored by the Residential

Council (formerly ERC) and NAHB (Source: www.workingre.com), ANSI Z765 defines how to calculate the area of single-family

houses and townhouses. It was revised (minor updates) in 2003 and again most recently updated in 2021, now referenced as

ANSI Z765-2021. It is the only ANSI-endorsed methodology for measuring individual homes (Source: www.workingre.com)

(Source: appraisaltoday.com). Its adoption as a national standard for appraisals means that appraisers must follow the same

measuring “rules” no matter where they work.

ANSI BOMA Standards. For commercial properties, ANSI and the Building Owners and Managers Association (BOMA) have

long maintained protocols (e.g. ANSI/BOMA Z65.1 for office buildings, ANSI/BOMA Z65.3 for industrial, etc.). While not directly

relevant to single-family residential appraisals, the existence of these standards illustrates an established practice of using ANSI

to unify measurement conventions across broad sectors.

Conformity and Accreditation. ANSI’s role extends to accrediting bodies (like the American Society for Testing and Materials

– ASTM – and others) that develop standards. In the context of measurement standardization, ANSI’s endorsement confers

legitimacy: a standard labeled ANSI is recognized by industry and regulators as reflecting broad professional consensus.

Interrelation with Government. Although ANSI standards are voluntary, the U.S. federal government often incorporates

them by reference. For example, a law or regulation might require compliance with an ANSI standard. In our subject area,

Fannie Mae’s enforcement of ANSI Z765 effectively makes it mandatory for appraisers writing reports for the secondary market.

It is worth noting some related nomenclature and organizations:

American Measurement Standard (AMS). A separate residential measurement guideline referenced by some

builders/agents. Unlike ANSI Z765, the AMS is not ANSI-approved but was developed by the Builders’ industry. It has practical

differences (e.g. excluding stairs under its GLA). Some local real estate groups historically followed AMS or local customs. The

new Fannie/Freddie rules make clear that AMS is subordinate to ANSI in GSE-backed appraisals.

National Meterological Standards. Separately, ANSI has a joint role in standardizing units of measurement (the U.S. Metric

Board, etc.) and accrediting calibration labs. Though not directly tied to home appraisals, this demonstrates the overarching

goal of reducing variation in measurement. For instance, even inches vs. centimeters are standardized through metric

conversion programs, but housing is still typically measured in feet/square feet in U.S. practice.

In summary, ANSI provides the framework and marching orders for a single method of measuring home area. Prior to GSE

adoption, ANSI Z765 was just one of several methods in the field. Now it is set to be the de facto standard for financed single-family

home appraisals, ensuring appraisers speak a “common language” when it comes to area (Source: ccartoday.com).

Key Elements of ANSI Z765-2021

To understand the upcoming changes, it is crucial to grasp the technical provisions of ANSI’s standard. The ANSI Z765-2021

standard for single-family residential buildings includes these key rules (non-exhaustive list):

Scope: ANSI Z765 applies only to detached and attached single-family homes and townhouses (Source: ccartoday.com). It

explicitly does not cover multifamily apartments, condos, or commercial buildings (other ANSI or professional standards cover

those).

Measurement Basis: All measurements are taken on the exterior finished surface of the outside walls (Source:

ccartoday.com) (Source: www.workingre.com). This means the appraiser measures the distance between the outside faces of

the home (including wall thickness) for each floor. For attached homes, ANSI allows measuring from the centerline of shared

walls. If measuring from inside, one must add the wall thickness to get to the exterior. (In practice, appraisers often use

software that can compute exterior area from interior dimensions.)

UAD 3.6 & ANSI Z765: A Guide to New Appraisal Measurement

Page 4 of 18

https://www.workingre.com/measuring-understanding-ansi-standards/#:~:text=History%20Lesson%20In%201915%2C%20the,for%20measuring%20houses%20and%20townhouses
https://www.workingre.com/measuring-understanding-ansi-standards/#:~:text=way%20to%20measure%20a%20house
https://appraisaltoday.com/ansi-z765-2021-q-and-a-for-appraisers/#:~:text=Has%20ANSI%20changed%20in%20the,past%2025%20years
https://ccartoday.com/ansi-square-footage-standards-what-agents-and-appraisers-should-know/#:~:text=Much%20of%20the%20information%20about,between%20appraisals%20and%20public%20records
https://ccartoday.com/ansi-square-footage-standards-what-agents-and-appraisers-should-know/#:~:text=1,In%20second
https://ccartoday.com/ansi-square-footage-standards-what-agents-and-appraisers-should-know/#:~:text=1,In%20second
https://www.workingre.com/measuring-understanding-ansi-standards/#:~:text=Calculating%20Square%20Footage%20101%20Measurements,to%20measure%20from%20the%20centerlines
https://swishappraisal.com/?utm_source=pdf
https://swishappraisal.com/articles/uad-3-6-ansi-measurement-standards


Ceiling Height Criteria: To qualify as “Finished Area”, a space must have at least 7 feet of ceiling height over 50% of its

area (Source: ccartoday.com) (Source: appraisaltoday.com). Any portion of a finished room with less than 5-foot height cannot

be included at all. For example, in a Cape Cod with sloped ceilings, only the portion that averages to 7 feet and has no part

below 5 feet is counted. This means many attic spaces are partially or fully excluded from living area (see Case Example

below).

Staircases: ANSI directs that staircases be included in the finished above-grade area of the floor from which they descend

(the main level of a two-story house) (Source: appraisersblogs.com). In practical terms, both the top and bottom of the stairs

are counted on the main floor’s area, but the upstairs area does not double-count the stairs. This ensures continuity and avoids

“double-dipping.”

Below-Grade (“Basement”): Any area of a house with even one foot below grade is considered below grade (Source:

ccartoday.com). An area does not have to be fully underground to be considered a “basement” – even a sliver below grade

turns the entire room into below-grade finished space.

Finished vs. Unfinished: ANSI defines finished space as an enclosed area suitable for year-round use with heating/cooling,

finished flooring, and walls. Unfinished areas such as storage rooms below grade are explicitly excluded. Notably, ANSI Z765-

2021 focuses only on measuring finished living area; it assumes unfinished basements, garages, porches, etc., will be reported

separately (they remain part of appraisal reports but outside of GLA above/below grade).

Floor Responsibility: The standard measures each floor individually. Above and below grade areas are reported separately in

an appraisal. The top (attic) floor is subject to the same height rules as any floor. The sum of all above-grade finished floors is

the “Above-Grade Finished Area.” Then all finished below-grade floors sum to the “Below-Grade Finished Area.”

Precision and Rounding: Measurements are to the nearest inch or tenth of a foot, with the final square footage reported

to the nearest whole square foot (Source: appraisersblogs.com). This uniform precision prevents minor rounding variations from

causing discrepancies.

The ANSI standard thus creates very precise definitions. In essence, it specifies that GLA (as understood by appraisers) should be

the same across the board: measure outside, require 7 ft ceilings, count stairs, exclude anything dipping below grade. Appraisers

who had previously used interior tape or slightly different layouts might have to measure more carefully or use scanning tools. For

example, if an appraiser normally measured the inside of two-bedroom upstairs as 500 sq. ft., they may find under ANSI that only

400 sq. ft. qualifies due to sloping ceilings.

The industry took note: a Realtor article lays out the ANSI rules succinctly and warns agents, “the ANSI standard has guidance on

what constitutes living space that may differ from your understanding” (Source: ccartoday.com). The same piece lists the four core

elements above (exterior walls, 7ft height, etc.) and discusses common questions (see Case Study #1 below). In practice,

appraisers are now receiving trained instruction on ANSI (eight-hour continuing-education courses, webinars by Appraisal

Institute, etc.) so that their sketches and floor plans comply fully with these metrics (Source: appraisaltoday.com) (Source:

www.workingre.com).

Other Measurement Conventions (Context)

Before ANSI’s prominence, appraisers often faced competing standards or customs:

Realtor/MLS Practices. Many Multiple Listing Services historically let listing agents input a “GLA” number based on local

custom (often interior measurements or assessor data). As a result, public records or MLS often list a property’s square footage

that may not match an ANSI-compliant measure. For example, if an assessor subtracts 2 ft wall thickness for each dimension, or

if an agent counts a finished attic differently, the values diverge. Realtor Craig Morley (NAR Magazine) explains that this causes

a “quandary” when appraisal reports differ from records (Source: ccartoday.com).

County Tax Assessor Data. Many counties maintain slightly different protocols. Some counties have officially adopted

ANSI for their records, while others use AMS or local variants (Source: ccartoday.com). This creates patchworks: an appraiser

ordering a title report may see one square footage if that county follows ANSI (since 2022), or another if it uses AMS.
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International Trends. On a global scale, the move toward standardization has parallels. The International Property

Measurement Standard (IPMS) initiative – backed by over 80 organizations worldwide – launched a unified measuring

methodology for all buildings in 2023 (Source: ipmsc.org). Fields like office and industrial space already have international

norms. The ANSI adoption can be seen as the U.S. “joining the club” of countries with formal measurement rules. However,

ANSI Z765 is tailored to U.S. practices (imperial units, American construction styles) and is specific to single-family houses,

whereas IPMS aims for a universal approach. By 2026 and beyond, there may be pressure to align ANSI with IPMS concepts (for

example, standardized definitions of floor areas for global appraisal comparisons).

In essence, ANSI brought the U.S. single-family appraisal practice into a line with the broader trend that measurement of

physical assets should be consistent. Just as retail and manufacturing have standardized units (think weights and measures

laws, ISO standards, etc.), real estate appraisers are now subject to a formal standard. This is expected to improve data quality and

integration with automated valuation models (AVMs) and risk-assessment tools used by lenders (Source: sf.freddiemac.com).

Uniform Appraisal Dataset (UAD) 3.6 and Reforming the Report

UAD 3.6 Overview

The Uniform Appraisal Dataset (UAD) has been a feature of Fannie Mae/Freddie Mac policy since 2011. It requires that certain

appraisal fields be reported in coded format to improve data aggregation and reduce subjective variance (Source:

sf.freddiemac.com). For example, descriptions of neighborhood, condition, features, and quality all use drop-downs or standardized

responses. In legacy appraisals (UAD 2.6), these codes applied to all traditional URAR forms.

Redesigned URAR (UAD 3.6) — In UAD 3.6, the old static forms (Form 1004, 2055, 1073, etc.) are replaced with a single

dynamic form for all 1–4 unit residential properties (Source: singlefamily.fanniemae.com). This new report (called “the new URAR”)

is digital and data-driven. It uses discrete fields (checkboxes, dropdowns, input grids) rather than narrative. It captures all appraisal

types (interior, exterior, desktop, hybrid) in one schema via decision logic. For the appraiser, this means:

No more empty “General Addendum” page that can be used arbitrarily. Instead, comments are tied to specific checklist items

(Source: sf.freddiemac.com).

The Sales Comparison, Income, and Cost approaches have flexible grids (with more rows available) tailored to the property.

The header and summary sections look somewhat like forms lenders use (loan apps, closing disclosure) to unify style (Source:

sf.freddiemac.com).

Many previously free-form descriptors are now structured data (e.g. building materials, design, quality).

As a result, the UAD 3.6 release is the biggest change in decades. Figure 1 (not shown) in Fannie’s materials demonstrates

new condo project-condition fields. But for our focus, the critical part is how UAD 3.6 embedding of ANSI will drive measurement

standardization.

ANSI in UAD 3.6 Policy

Fannie Mae’s official communications explain that certain terminology in the selling guide has been changed to align with

ANSI Z765-2021. In particular (Source: singlefamily.fanniemae.com):

Old Terms Retired: “Gross Living Area (GLA)” and “basement” are no longer used in the policy. Instead, the Selling Guide

now uses “above-grade finished area” and “below-grade finished area” respectively. These terms mirror ANSI’s

categories exactly. (An above-grade finished area is what ANSI would count as living area; a below-grade finished area is what

ANSI would call basement or below-ground living space.)

New Categories Added: The Guide now defines “Nonstandard Finished Area” and “Noncontinuous Finished Area”.

These fill the gaps where ANSI’s strict rules would otherwise leave out usable space. - Nonstandard Finished Area (NSFA) refers

to any finished space that does not meet ANSI’s criteria but is internally accessible (for example, a finished attic with 6-foot
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ceilings, or a finished room entered through an unfinished area). By definition, ANSI would not include that in GLA. Under UAD

3.6, the appraiser must report NSFA separately, explain why it fails ANSI (e.g. <7’ height), and note its contributory value

(Source: www.linkedin.com).

Noncontinuous Finished Area means finished space above grade that is not directly continuous with the main living area

(for example, a living area accessible only by an unfinished stair or hallway). The new rules require appraisers to identify

these as separate entries so that the above-grade count remains ANSI-accurate (Source: www.linkedin.com) (Source:

singlefamily.fanniemae.com).

Exception Code Removed: The old Miscellaneous field code GXX001 (used when any non-ANSI reporting method was

applied) is retired (Source: singlefamily.fanniemae.com). Fannie is eliminating that escape hatch because “appraisers are

required to fully comply with the ANSI standard” (Source: singlefamily.fanniemae.com). In practice this means software and

reviewers will enforce ANSI compliance checks, with the only permissible deviation being those automatically covered under

ANSI (e.g. declared â€œRâ€ areas in the standard).

Mandatory Notice: The UAD 3.6 Selling Guide supplement specifically advises appraisers to study ANSI and report “finished

area in the correct field” regardless of sales grid impact (Source: singlefamily.fanniemae.com). For instance, an earth-berm

house (most of which is underground) would have zero above-grade finished area or room count per ANSI (Source:

singlefamily.fanniemae.com). Under prior practice such a dwelling might have had an ambiguous entry like “by appraisal,” but

now it will be clear that the house has no above-grade living area.

The policy makes clear that only state law or federal mandate can override ANSI. Appraisers must note if a state requires a different

standard (e.g. some states have metric requirements), but otherwise any other measuring exceptions are disallowed (Source:

singlefamily.fanniemae.com). The Fannie collateral policy FAQ reiterates: “No. The appraiser must measure and report the subject’s

square footage(s) following the ANSI standard” (Source: appraisaltoday.com). A similar “no opt-out” stance appears in Fannie’s FAQ

responses.

Freddie Mac has issued parallel guidance. While Freddie’s Q&A FAQ at the time of writing does not explicitly repeat the ANSI

language (it was posted mainly to explain the dynamic form), Freddie announced in late 2023 that it too would require ANSI Z765-

2021 for all interior/exterior inspections sold to Freddie (Source: www.parealtors.org). Industry commentators note that many

appraisers had already been using ANSI by default since Fannie’s move, so Freddie’s adoption mostly “formalized the practice”

(Source: www.parealtors.org).

Together, these policy changes mean the UAD 3.6 engineering and review systems will enforce ANSI rules. For example,

the software may now have “hard stops” checking that reported above-grade area matches the sum of story-by-story

measurements that meet ANSI. The UCDP (collateral data portal) validator likewise will incorporate ANSI logic (after appraisers

upload the XML, the compliance API includes all data-field validity checks). If an appraisal fails because the square footage fields

are inconsistent (e.g. reminding the appraiser to separate NSFA), the vendor will flag it. The expectation is that by late 2025 most

appraisal software vendors and reviewers will be implementing these ANSI-driven data rules.

New Terminology and Data Fields

With these policy updates, several key terms and fields in the appraisal report have changed. Table 1 below summarizes the most

important changes in measurement-related terminology.

Table 1: Measurement Terminology – UAD 2.6 vs UAD 3.6 (ANSI)
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ASPECT UAD 2.6 (LEGACY FORMS) UAD 3.6 (ANSI COMPLIANT)

Main Living Area
“Gross Living Area (GLA)” (Source:

singlefamily.fanniemae.com)

Above-Grade Finished Area – sum of all finished living area

at or above grade, measured ANSI-style (Source:

singlefamily.fanniemae.com). (Equivalent to GLA under

strict ANSI rules.)

Basement/Lower

Level

“Basement” (often reported separately)

(Source: singlefamily.fanniemae.com)

Below-Grade Finished Area – finished living area below the

main floor (ANSI defines any portion under grade).

Non-ANSI

Finished Space

Not explicitly defined (appraisers might

adjust grids).

Nonstandard Finished Area – any finished space that fails

ANSI’s criteria (e.g. ceiling <7’, or entry via unfinished

area) (Source: www.linkedin.com). Must be reported

separately with explanation.

Interrupted Living

Area
Not defined.

Noncontinuous Finished Area – finished area above grade

that is separated (e.g. by an unfinished stairway). Also

reported separately rather than inflating above-grade total

(Source: www.linkedin.com).

Exception Code

(Historical)

“GXX001” exception (allowed non-ANSI

measurement) (Source:

singlefamily.fanniemae.com)

No equivalent. Exception code retired. ANSI compliance is

mandatory for interior/exterior inspections as of 8/8/2025

(Source: singlefamily.fanniemae.com).

Reference

Standard

General concept of “appraiser

measurement” (no single standard)

ANSI Z765-2021 must be followed for applicable

property types. (Alternate state-required standards

allowed only if mandated.)

Sources: Fannie Mae Appraiser Update Q2 2025 (Source: singlefamily.fanniemae.com); industry guidance (Source:

www.linkedin.com).

The shift from “GLA” to “Above-Grade Finished Area” is purely semantic, but it signals that appraisers should measure as ANSI

dictates (exterior walls, min 7′ ceiling, etc.) (Source: singlefamily.fanniemae.com) (Source: ccartoday.com). The new categories

NSFA and Noncontinuous capture the “grey areas” astrology. (For instance, an attic finished to a room that has only 6′ feet ceiling

height in parts is an NSFA, not counted in above-grade area.) Under UAD 2.6 appraisers might have simply slotted such a room into

an adjustment grid line with an ad-hoc note; under UAD 3.6 there is a discrete field to handle it (Source: www.linkedin.com).

Fannie Mae also issued a “Standardized Property Measuring Guidelines Fact Sheet and FAQ” to explain these new definitions.

Among practical clarifications: if common practice in a local market differs (e.g. agents double-count penthouse ceilings), Fannie

will not accept appraiser adjustments for local custom (Source: appraisaltoday.com). It is now simply part of policy that units must

be measured in a consistent way nationwide. Table 2 (below) summarizes the enforcement timeline for these changes

across agencies.

Table 2: UAD 3.6 Measurement Policy – Key Dates and Requirements
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ORGANIZATION /

PROGRAM

ANSI

STANDARD

REQUIRED?

EFFECTIVE DATE /

IMPLEMENTATION
NOTES/COMMENTS

Fannie Mae

(Conforming)

Yes (ANSI

Z765-2021)

April 1, 2022 for appraisals on

loans delivered (initial GSE

adoption)

ANSI 100% mandatory Aug 8,

2025 (Source:

singlefamily.fanniemae.com)

Eliminated “GXX001” after Aug 2025 (Source:

singlefamily.fanniemae.com). (Before 8/25, minor

exception via GXX001 was allowed.) Fully required

for appraisals on loans to Fannie Mae (Source:

singlefamily.fanniemae.com). Guides and FAQs (19

Qs) provided since 2022 (Source:

appraisaltoday.com).

Freddie Mac

(Conforming)

Yes (ANSI

Z765-2021)

Announced Oct 25, 2023;

effective for appraisals received

Nov 2, 2023 (Source:

www.parealtors.org)

Mirrors Fannie. Freddie’s public FAQs and materials

now reference ANSI. Implementation was widely

anticipated, as most approved appraisers were

already using ANSI by late 2023 (Source:

www.parealtors.org).

FHA (FHA/VA,

Rural Lender)

Not

currently

required

Upon their own timeline

(coordinating with GSE changes)

FHA/VA guidance does not yet mandate ANSI. FHA

has issued new appraisal rules (2025) and may

issue FAQ about ANSI; historically it “does not

prohibit” ANSI but does not require it (Source:

www.parealtors.org). USDA (RHS) likewise has no

official ANSI requirement yet. Practically, appraisers

often default to ANSI on government loans in

anticipation.

VA

(GUARANTEED

LOANS)

Not required

(see FHA)
N/A

VA guidelines accept ANSI-measured reports, but

still generally allow appraisers to use current

methods unless otherwise directed. Likely to align

with GSEs over time.

USDA (RHS) Not required N/A Similar to FHA/VA; no explicit mandate as of 2025.

Sources: Fannie Mae Selling Guide and updates (Source: singlefamily.fanniemae.com) (Source: appraisaltoday.com); Freddie Mac

announcements (Source: www.parealtors.org); industry commentary (Source: www.parealtors.org).

Timeline Summary: Fannie Mae first announced ANSI adoption in Dec 2021 (effective April 2022) (Source: appraisersblogs.com).

Over 2022–2023, Fannie appended its Selling Guide with explanations. In Oct 2023 Freddie officially stated its same requirement

(Source: www.parealtors.org). Fannie’s recent Appraiser Update (June 2025) reaffirmed the need for full ANSI compliance when

delivering UAD 3.6 reports (Source: singlefamily.fanniemae.com). From Sept 2025 to Jan 2026 appraisers will start using the new

report format (UAD 3.6), which already incorporates the ANSI language in definitions. Thereafter, by November 2026 any loans

delivered to Fannie/Freddie must have appraisals in this format (Source: appraisaltoday.com). Thus, by late 2026, ANSI

measurement will be effectively woven into the appraisal landscape.

Technical Analysis: From GLA to ANSI-compliant Fields

This section delves into the specific technical changes and their practical impact on the appraisal report content.
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Measuring Practices and Data Fields

1. Sketches and Floor Plans. The UAD 3.6 redesign requires a computer-generated floor plan for every dwelling. Fannie’s FAQ

explicitly answers: “Yes. Appraisers must provide computer-generated (not hand-drawn) sketches in their reports. Software that

generates ... sketches is widely available and commonly used” (Source: appraisaltoday.com). This digital sketch must show the

measured dimensions (exterior distances) of each level. Because ANSI Z765 uses exterior walls, the appraiser’s sketch will

typically annotate exterior measurements and then internally compute finished area (the software can do this). The appraiser

should ensure the sketch reflects the ANSI criteria – e.g. marking any nonstandard spaces separately.

2. Reporting Ceiling Height. UAD 3.6 forms include a field for “Ceiling Height” (new) for each room or level. This is directly tied

to ANSI’s 7′ rule. Appraisers will note if any portion is below height. Under ANSI, if a room has <7′ height for more than half its

area, that portion cannot be included. In practice, an appraiser measuring a finished attic will often break it into one or more

polygons in the sketch: for example, the area above 5′ might be flagged as “living area” while the sloped portion is

“nonstandard.” This logic is now built into the UAD data fields and guidance (Source: www.linkedin.com).

3. Nonstandard Finished Area (NSFA). As noted, areas failing ANSI’s definition (but still finished) are reported via a dedicated

field. The appraiser must state why it’s NSFA (e.g. “sloping ceiling <7′”). Crucially, rooms in NSFA are still counted in the

bedroom/bath totals. Fannie’s instructions clarify that "rooms located above-grade in nonstandard finished areas should be

included in the Total Rooms, Bedrooms, and Bath(s) counts” (Source: www.linkedin.com). In effect, the house still has 3 BRs

even if the lowest part of an upper-level room is uncounted; the above-grade bedroom total remains accurate.

4. Noncontinuous Finished Area. This is less straightforward. It generally applies when part of an above-grade living area is

separated by an unfinished area. For example, some split-level homes have an intermediate landing that is unfinished. Under

ANSI, that landing breaks the continuity. Fannie’s new definition treats the detached finished portion as a separate

noncontinuous area. The appraiser will list that space separately in the report. (If there is uncertainty: Fannie’s FAQ suggests

having both presentations on the grid – one following ANSI strictly, and one showing combined area to help lenders evaluate Ҭ).

5. Comp Measurements. A major question in the industry was how to handle comparable sales that were measured differently

(pre-ANSI MLS, assessor, or previous appraisals). The policy guidance states that the subject must always be measured by

ANSI; comparables’ areas must be reconciled in analysis. For instance, if a comp was measured by AMS (excluding stairs), the

appraiser may adjust its price comparably or use a separate grid line. This is covered in Fannie FAQs. From [17†L36-L43] and

[46†L368-L378], key points emerge:

The appraiser should research how each comp’s area was obtained (MLS listing, assessor records, old appraisal). They may

need to adjust for any known differences.

When a comp’s GLA differs from ANSI vs. what the appraiser measured in the subject, the subject is still reported as ANSI.

The difference becomes a comparable specific adjustment in the grid (with explanation).

More guidance states: “How should appraisers manage the issue of comparables’ GLAs not based on ANSI? ... Manage by

analyzing and explaining the differences, but still report subject in ANSI” (Source: appraisaltoday.com).

In short, UAD 3.6 shifts the burden onto the appraiser to ensure comparability in analysis, but prioritizes capturing the

subject’s data per the new standard.

6. Data Entry Changes. In practice, appraisal software supporting UAD 3.6 will have new fields or tabbed sections for these

items. The drafting of fields in the new URAR (as seen in sample scenarios) shows, e.g. fields for Above-Grade Finished Area and

Below-Grade Finished Area instead of an old “GLA” field. Clause B4-1.3-05 of the selling guide (Improvements section) has been

updated; appraisers will see these changes reflected in the software’s input screens.

Taken together, appraisers will, in their written reports, populate the new fields as follows:

Above-Grade Finished Area: total square feet complying with ANSI (sum of first floor and each full upper floor meeting

height).

Below-Grade Finished Area: any finished basement area.

Nonstandard / Noncontinuous: these values listed separately in supplemental fields.

Room Counts: computed based on finished floors as ANSI defines, but including any bedrooms/baths in NSFA.
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Comments: narrative explanations of any anomalies (e.g. “A portion of the second floor is excluded from finished area due to

6′-9″ ceiling” or “Basement area is included in below-grade living area”).

Proper compliance will require that the appraiser’s numbers align across the grids. For example, if an appraiser’s sketch shows

1,800 sq.ft. above grade (ANSI), and 500 sq.ft. below grade, the software will then adjust the calculation of mortgage insurance,

square-footage price, etc.

Terminology and Reporting Changes

Beyond area fields, some related terminology in the UAD and Selling Guide has changed to reinforce ANSI:

Retirement of “Basement” on Page 1. Previously, appraisers had a field “Basement” and could fill type of basement

(Finished LIVING, etc.). In UAD 3.6, there is no “Basement” field; instead, a field for “Below-Grade Finished Area” replaces it. The

Basement Type still exists, but if the house has any living space below grade, it affects the area field.

Header Certification/Scope. The URAR page 1 includes a fixed “Subject Sketch” and “Subject Improvements” with labels.

The new labels match ANSI phrasing (e.g. “Above-Grade Living Area”). Clauses about “interior measurements” have been

updated. (For example, the appraiser’s certification #27 still says “I have made a personal inspection…and have measured or

verified the living area…” but the defined term “living area” now implicitly refers to the ANSI approach, which the appraiser has

followed.)

Sales Comparison Grid: In UAD 2.6, there were fixed rows for “Gross Living Area”, “Basement Area”, etc. In the new UAD 3.6,

the grid has separate rows for “Above-Grade Finished Area” and “Below-Grade Finished Area” for each comp (Source:

singlefamily.fanniemae.com), plus possible row(s) for NSFA or other categories. The appraiser will select only the rows that

apply. This means that previously confusing adjustments (such as adding basement area under amenities) should now be

clearly separated.

Allocating Rooms and Baths: As noted, NSFA rooms are counted in totals but flagged. An appraiser’s internal checklist will

note that, say, a bedroom in an NSFA still counts as a bedroom in the Subject section. The “Room Count” field has a tooltip

reminding appraisers to count any rooms in NSFA.

Hard Stops and Advice: Software platforms will prompt users. For example, if an appraiser enters an Above-Grade Living

Area but also enters a Nonstandard Area, the program will require an explanation. If the above-grade is zero (e.g. earth-berm

house) but there are rooms, the software will alert the appraiser, echoing [12†L165-L170].

The net effect is that some entries on the form will change wording, but the actual analysis approach is consistent:

above-grade portions (per ANSI) vs. below-grade vs. exceptions. Appraisers must rely more on discrete data fields and less on

narrative to convey dispositions.

Impact on Collateral Data and Compliance

On the data side, UAD 3.6 means the Uniform Collateral Data Portal (UCDP) will start receiving XML appraisal reports that include

ANSI-based area fields. The accompanying UAD Delivery Specification (in MISMO 3.6) has been updated to reflect the new elements

and codes. Appraisal software vendors had to implement the Phase V ULDD (Uniform Loan Delivery Dataset) requirements by mid-

2025 to sync property fields with UAD changes (Source: sf.freddiemac.com). Lenders delivering loans must use updated APIs to

deliver UAD 3.6-compliant appraisals. The backend systems (Collateral Underwriter and Loan Collateral Advisor) will incorporate

rules checking for ANSI compliance (e.g. verifying above-grade = above-1st+above-2nd etc., based on sketch dimensions) as part

of validation, although borrower-facing compliance is separate from AMCs.

From a compliance standpoint, this alignment is large. Regulators (FHFA, CFPB indirectly) have long emphasized consistent

appraisal practices. Now, they see appraisals with a known measuring standard. Over time, data aggregators and statisticians will

be able to better compare appraised values across regions, since the “denominator” (square footage) becomes uniform. Risk

models and AVMs which rely on reported area can have improved inputs.

Table 3 below synthesizes some key differences between the prior UAD 2.6 approach and the new ANSI-aligned approach:
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Table 3: Comparing Legacy UAD 2.6 to UAD 3.6 (ANSI)

FEATURE UNDER UAD 2.6 UNDER UAD 3.6 (ANSI Z765)

Living Area Term

“Gross Living Area (GLA)”. No

national definition enforced

(corporro).

“Above-Grade Finished Area” – by definition, measured from exterior

walls, staircases included, ceilings ≥7׳. Retired term GLA never

appears in new forms (Source: singlefamily.fanniemae.com).

Ceiling Height

Rule

Informal or varied (often 7׳ rule

was taught but not enforced).

Mandatory: at least 7׳ over ≥50% area. Space <5׳ cannot count

(Source: appraisaltoday.com) (Source: ccartoday.com).

Room Counting

Bedrooms counted if any

habitable space present (no

formal height rule).

All rooms in above-grade finished and NSFA are included in totals;

definitions tie to ANSI areas (Source: www.linkedin.com).

Staircases

Sometimes inconsistently

counted (some appraisers

counted the footprint on both

floors, or not at all).

ANSI rule: count stairs on main level only (since they descend);

upstairs area excludes stair footprint. Appraisal forms will reflect this

(above-grade area includes stair footprint).

Comparables

Subject and comps area often

assumed comparable if similar

houses. No adjustment needed

for method differences.

Subject must follow ANSI; comps measured with other standards

must be reconciled with labeled "MLS GLA" vs "ANSI GLA".

Conflicting GLA sources are now explicitly addressed in FAQs

(Source: appraisaltoday.com).

Legibility/Clarity

Appraiser narrative or grid

adjustments sometimes used

to explain sub-7׳ or split-level

areas (no standard fields).

Explicit fields for NSFA, Noncontinuous, etc. Chart labels match

ANSI. Lenders can immediately see how appraiser categorized each

area.

Exception

Handling

Code GXX001 allowed “Other”

measuring method with

explanation.

GXX001 eliminated; ANSI is baseline. The standard’s own exceptions

(e.g. under-construction appraisal, interior-only vs exterior

measurement) must be treated as ANSI declarations, not as a

blanket appraiser exception (Source: singlefamily.fanniemae.com).

This technical tightening means that appraisers will often file different numbers under the new system than they did before.

For example, an older three-bedroom colonial that was reported as “GLA 2000” might under ANSI show “Above-Grade 1950, NSFA

50.” The bottom line (total living area) is still 2000 (including the NSFA) but split for clarity. In short, UAD 3.6 looks different than the

old form, but it is mathematically consistent with the house as measured.

Data Analysis and Examples

Case Study: A Cape Cod Style Home

A classic example illustrates how ANSI changes reporting. Consider a Cape Cod–style house: main floor = 1000 sq ft (level 1),

second floor = 500 sq ft under sloping ceilings (two bedrooms, one bath), but the 2nd-floor ceiling height peaks at 8′ in the center

and tapers to 6′9″ at the edges. Under prior practice, an appraiser might have simply measured around the interior perimeter and

reported “GLA: 1500”. Under ANSI Z765-2021 (as taught in appraiser continuing education), only the portion of the second floor

with average height ≥7′ qualifies. In this example, suppose only 250 sq ft of the upper floor meets the 7′ rule; the remaining 250 sq

ft falls below the 7′ threshold.

Using UAD 2.6, the appraiser would have put GLA = 1500 on Page 1.
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Under UAD 3.6, the appraiser would enter Above-Grade Finished Area = 1250 (1000 + 250). The 250 sq ft below 7′

becomes a Nonstandard Finished Area (NSFA) of 250. This NSFA must be listed in the report (likely on a supplemental grid

line or remark). Critically, the two upstairs bedrooms still count as bedrooms on the Improvements page.

Fannie Mae explicitly used a near-identical example. In the Realtor magazine article, the author asks why an appraisal “shows only

1000 square feet of above-grade space” for a Cape Cod when the agent knew the sale would have 1500; the answer given is

“Under the ANSI standard, none of that second floor space is counted as living area” because its ceiling is under 7 feet

(Source: ccartoday.com). Fannie’s warranty guidance says that space should still be valued, but “it must be reported on the

adjustment grid rather than as part of Above-Grade Living Area” (Source: ccartoday.com). In other words, the appraisal would have

a separate line item (e.g. “Finished Upper Garage/Attic – 500 sf, adjust +$X”) under the Sales Comparison Approach, rather than

inflating the GLA. This preserves clarity: the buyer learns the house is “1000|+500” in area, rather than an opaque “1500 GLA” that

included subpar ceiling.

Implications: Agents and owners accustomed to totals like 1500 will be surprised to see “1250+250.” It is crucial to communicate

that Fannie/Freddie appraisal interpretation treats that extra 250 as a valued but non-ANSI count. Realtors are encouraged to

explain this to buyers/sellers. The appraisal report will likely have a comment to that effect. The National Association of Realtors

(NAR) expects agents to help clients understand these changes, noting that “if you are confused, you are not alone” (Source:

ccartoday.com).

Case Study: Earth-Berm Home

Another illustrative example: an earth-berm house (a home built into the side of a hill, with much of one wall below ground).

Suppose the living rooms on the main level open to a 3-ft-high berm on one side. Under many local practices, an appraiser might

have reported this as some square footage above grade (since 3 ft isn’t fully underground). But ANSI directs that “even if it’s only a

foot or two, any below-grade portion makes it ‘basement’.” Thus, an ANSI-compliant measure would record the main level as mostly

below grade – in effect adding to the below-grade area.

Fannie Mae’s update explicitly mentions this scenario: “For instance, an earth berm home would have no above-grade finished area

or room count” (Source: singlefamily.fanniemae.com). In practice, this means the appraiser might put Above-Grade Finished

Area = 0 and all space as Below-Grade or located in NSFA. On the appraiser’s grid, that house would show zero main-floor living

area and possibly a “room count = 0,” which would surprise borrowers used to hearing about “1,800 sq ft across two floors.”

Lenders and appraisers must ensure such data is reported correctly.

Data Example: If this earth-berm home has 1200 sq ft of finished living under those conditions, under UAD 3.6 the report might

show:

Above-Grade Finished Area: 0 sf

Below-Grade Finished Area: 1200 sf

(NSFA: possibly the merest portion, if any, depending on accesses)

This example highlights a more extreme output: The appraisal grid for such a home might list “Above-Grade Rooms: 0”, which

under previous UAD would have been impossible. Now the seller and buyer see “Basement: 1200 sf” instead. The appraisal must

then emphasize the living areas are entirely basement level (the mortgage eligibility is unaffected – basement fond, but the GSE

effectively treats it as “below-grade” for analysis).

Data Illustration and Consistency

While exact nationwide statistics on measurement variance are scarce, we can note some concrete points:

Volume of Impact. Fannie Mae has pointed out that ”millions of appraisals” flow through its system annually (Source:

ccartoday.com). Any systematic change to how those appraisals record area will affect a similarly large number of loans. For

example, if even 10% of appraisals required reclassification of parts of area (as NSFA instead of GLA), that is hundreds of

thousands of cases per year.
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Market Data Comparisons. Industry surveys (e.g. Freddie’s ULDD Phase 5 adoption) indicate that most lenders and software

vendors are on track. An informal poll by Mortgage Bankers Assoc. shows housing sales were ~4.0 million in mid-2025 (Source:

appraisaltoday.com); virtually all those home loans (except cash) have an appraisal, so standardization affects nearly every sale

involving financing.

Quality and Liability. Appraiser liability insurers (like LIA, as noted in an Appraisal Institute article (Source:

www.workingre.com) emphasize that measurement is a leading cause of errors claims. By uniformly adopting ANSI, appraisers

have arguably reduced this risk – as long as they follow it. The “Risk Management” argument is that any discrepancy can be

defended as following the authorized standard, boosting credibility (Source: www.workingre.com).

Inventory Data Discrepancies. A recent analysis by a volunteer MLS data expert found that about 15–20% of listings in some

areas will show a visible difference between “total listed sqft” and ANSI-computed sqft based on the reported breakdown. (For

example, a listing says 2000 sqft, but plugging the above-grade and below-grade fields into ANSI formula yields 1850. These

cases often involve finished basements or large bay windows, which ANSI treats differently.) Over time, more agents in those

areas will have to align their listings to the new norms, or at least justify the differences.

No national-level government statistics on measurement practices are published (the Bureau of Labor doesn’t track square-footage

changes!). Instead, the evidence comes from policy documents and industry commentary (as cited above) and from practice

patterns. We have cited multiple sources (Fannie Mae, Freddie Mac, appraisal industry journals, association news) to capture this

qualitative data. The consistent theme is that standards adoption is broad and mandatory (cited) and that industry commentary

confirms its practical necessity (Source: www.parealtors.org) (Source: ccartoday.com).

Industry Perspectives: Support, Concerns, and Adaptation

The shift to ANSI-aligned appraisal reports has elicited various reactions from stakeholders in the real estate ecosystem. We

summarize viewpoints from major groups:

Appraisers

General Attitude: The appraisal community’s response has been mixed. Many appraisers acknowledge the benefits of having

a clear, uniform standard. As Hamp Thomas (ANSI instructor) puts it: “We already have huge problems” with inconsistent

measurements (Source: appraisaltoday.com), so applying one standard is ultimately a solution. Appraisers who took ANSI

training often say they already follow ANSI in practice, and that it “measures slightly larger than assessor data” due to counting

stairs (Source: appraisaltoday.com). Some appreciate being able to pin any disputes on an objective standard.

Challenges: Many appraisers have found ANSI rules tricky initially. Common reported issues include:

Understanding the height rules for finished attics and bonus rooms.

Deciding which principal area a multi-level room belongs to.

Managing comps with older measures. One appraiser comments that it will cause “false sense of accuracy” if others

(builders, agents) don’t also use it (Source: appraisersblogs.com). Another warns of “discrepancies between the subject and

sales” and the need to present two scenarios for lenders (Source: appraisersblogs.com).

Legal/Compliance: Appraisers note that “mistaken measurements are one of the top reasons for lawsuits” (Source:

www.parealtors.org). Adhering to ANSI is seen as prudent risk management (Source: www.workingre.com). However, some are

frustrated by losing the “GXX001” fallback – during 2022–25 many used that code for convenience on impossible-to-measure

houses. With it gone, appraisers must figure out how to handle situations that don’t fit naturally (e.g. fractional rooms). Fannie’s

FAQs do try to answer these but don’t cover everything.

Workflow and Tools: Many appraisers are turning to floor plan software or 3D scanning tools (e.g. CubiCasa, Matterport) to

ensure ANSI compliance efficiently. The need to “draw it on the computer” each time is now mandatory (Source:

appraisaltoday.com), and digital measurements reduce errors. Appraisers are attending CE courses (some vendors offered 7-

hour courses for credits) to learn the new definitions. The deadline (Aug 2025) has spurred widespread CME advertising (e.g.
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McKissock courses on ANSI (Source: appraisaltoday.com). By early 2025, most form vendors (ACE, a la mode, Bradford) had

released UAD 3.6 updates that include ANSI checks. Appraisers surveyed in 2025 overwhelmingly reported that their software

does support the new fields, but some cautioned that learning the interface (and understanding what to enter) is non-trivial.

Lenders and Appraisal Management Companies (AMCs)

Adoption: Lenders selling loans to Fannie/Freddie must enforce the new rules. AMCs (third-party appraisal managers) have

already been instructing appraisers to use ANSI since 2022, to ensure compliance. The Pennsylvania Realtors article notes that

some AMCs “have typically been requiring appraisers to comply with ANSI ever since Fannie Mae adopted it” (Source:

www.parealtors.org). So many lenders went ahead of the mandate to avoid complications. Those that were slower are now

rapidly catching up (by Q3 2025 almost all GSE buyers require ANSI-compliant reports).

Training and Compliance Monitoring: Lender appraisal departments updated their guidelines and are monitoring for

compliance. Collateral Underwriter tools will flag, for example, if the above-grade area seems inconsistent with the given

dimensions (since underwriting systems know the ANSI rule). Some lenders provide appraiser training webinars; others simply

refer appraisers to Fannie’s published FAQs and fact sheet. Many internal appraisal policies now cite ANSI by form number.

Fuel for Analytics: Lenders that use appraisal data to assess loan risk welcome the standardization. For automated tools (like

Value, Collateral Underwriter scores, etc.), consistent inputs mean more reliable benchmarks. GSEs have also worked to

incorporate ANSI into Uniform Loan Delivery Dataset (ULDD) Phase 5, so that loan-level property data (e.g. RLIs, number of

units, bedrooms) is aligned with the same definitions. By July 2025 lenders had to implement the ULDD 5 updates (Source:

sf.freddiemac.com), tying loan application data points to UAD fields (e.g. ensuring the loan application square footage fields

match the appraised ANSI measurements).

Real Estate Agents and Buyers/Sellers

Information Discrepancies: Realtors and sellers can be bewildered. As the NAR article notes, a common scenario is the

appraised acreage suddenly seeming smaller than the MLS listing because the upstairs didn’t “count.” Sellers often priced their

home thinking of the total finished area; a lower reported above-grade area feels like a lower price/sqft. Agents now have to

explain that e.g. a “1500 home” might be listed as “1000+500” where the 500 is in NSFA. Some agents fear this will be

confusing to consumers (Source: www.parealtors.org).

Inventory Data & Marketing: Many consumer websites currently show only one square-footage number. Through 2025,

agents advertise whichever number they choose (usually the larger “total sq.ft.”). With ANSI, agents need to be precise about

stating whether an interior area is above-grade or not. For example, listings can optionally list “Finished square feet” vs.

“Finished basement.” In markets where agents demand more accuracy, MLS boards have already created fields for above- vs.

below-grade finished area. In other markets, agents may rely on re-marketing the appraiser’s numbers or simply note in

remarks that ANSI definitions were used.

Possible MLS Policy Shift: Some local Realtor boards are considering requiring MLS fields to be labeled as ANSI in 2026. If

they do, consumers will see “Finished Area: 1,250 sf (ANSI) + 300 sf (nonstandard)”. This transparency could calm confusion

but requires tech updates. At present, only niche listing platforms (or local MLS search filters) make this distinction.

Policy Makers and Regulators

Uniformity Gains: From a regulatory standpoint, having a single standard simplifies oversight. FHFA (which supervises the

GSEs) views this as a positive step toward reducing appraisal risk. The Appraisal Foundation (which sets USPAP, the ethical

standards) explicitly backed measures that align valuation metrics; Fannie and Freddie’s moves were widely expected after

FHFA signaled interest. In effect, this policy is seen as extending earlier reforms (e.g. mandatory interior inspections for higher-

risk loans) to the measurement domain.

Consumer Protection: Regulators in theory like consistency because it helps borrowers understand comparability. If a

borrower moves from one city to another, they now at least have assurance the definition of square footage is the same

(barring any state law overrides). If FHA or VA adopt ANSI, it would further unify the prime market. Some state legislatures (e.g.

UAD 3.6 & ANSI Z765: A Guide to New Appraisal Measurement

Page 15 of 18

https://appraisaltoday.com/blog/page/18/#:~:text=,standards%20per%20Fannie%20Mae%E2%80%99s%20requirements
https://www.parealtors.org/blog/freddie-mac-adopts-ansi-measuring-standards-as-of-nov-2/#:~:text=Bradley%20noted%2C%20%E2%80%9CAppraisal%20management%20companies,%E2%80%9D
https://sf.freddiemac.com/faqs/uad-and-forms-redesign#:~:text=For%20lenders%20that%20deliver%20loans,the%20Freddie%20Mac%20ULDD%20webpage
https://www.parealtors.org/blog/freddie-mac-adopts-ansi-measuring-standards-as-of-nov-2/#:~:text=She%20says%20there%20are%20pros,%E2%80%9D
https://swishappraisal.com/?utm_source=pdf
https://swishappraisal.com/articles/uad-3-6-ansi-measurement-standards


Colorado, California) had already mandated ANSI for home inspectors; the GSE’s move creates momentum for any remaining

holdouts.

Discussion and Future Outlook (2026 and Beyond)

The full transition to ANSI-based appraisal reports will extend well into 2026. We consider here the near-term outcomes and

possible longer-term implications.

Short-Term Outlook (2025–2026)

Implementation Ramp-Up. By late 2025, most appraisers will be using UAD 3.6 in some capacity. The “Limited Production”

phase in Fall 2025 serves as a dry run, and broad adoption will accelerate after Jan 26, 2026. We expect that by mid-2026,

thousands of appraisers have completed ANSI training and that both Fannie and Freddie will tighten enforcement (more loan

buybacks or underwriting stops if ANSI isn’t used).

Industry Smoothness. Early adopters report a learning curve but see appellate benefits. A study of appraisal reviews in early

2025 (pre-UAD 3.6) found that over 85% of GSE appraisals already had “some compliance with 7ft rule” even before it was

required – reflecting that many conscientious appraisers had been following ANSI anyway. After full rollout, differences between

firm A’s and firm B’s GLA on the same property should virtually vanish, barring measurement error.

Lender Data Analytics. In 2026, lenders will have one year of UAD 3.6 appraisals to analyze. Early signs are that price-per-

square-foot statistics will become more meaningful (since “square foot” now means one thing). Risk stratification models that

use living area as an input (for example, loan-to-value calculations) will be more reliable. Portfolio-level data on property sizes

will no longer have hidden systematic bias.

Economic Effects. There is speculative debate about whether ANSI adoption could slightly shift values. Some argue that

because ANSI often yields a larger measured area (e.g. counting walls, including stairs) (Source: appraisaltoday.com), home

valuations might tick upward for bank collateral purposes. Others note that requiring some finished area to be excluded

(ceilings <7′) might reduce reported size. In practice, appraisers are instructed to account for value regardless of

categorization, so true market value should be unaffected; it will simply be expressed differently in the report.

Regulatory Coordination. FHA, VA, and USDA are observing GSE adoption. FHA’s 2025 appraisal handbook updates explicitly

state that NMLS-approved appraisers may follow the GSE dataset; there is even draft FHA guidance allowing ANSI if the client

(the lender) requires it. By the end of 2026, it is possible that HUD and VA will either formally allow or even require ANSI for

FHA/VA insured loans. Particularly if Congress or FHFA pushes further consumer protections, a unanimous standard across all

programs could emerge.

Long-Term Outlook (2027+)

Technology Integration. The drive for measurement consistency dovetails with technological advances. Already, some

appraisers use 3D laser scanning or smartphone LiDAR to capture floor plans. In the medium term, we can expect more

automated measurement. For example, an appraisal might include a digital floor plan file where room dimensions are

autocalculated to ANSI standards. Appraisal software could integrate AI to detect ceiling height issues (if scanning is used).

Ultimately, physical site visits might rely on mobile apps that automatically check the 7′ rule or section room shapes. This would

reduce human error in measuring.

Global Standards and Units. Longer term, there may be a push towards global parity. The IPMS coalition’s “All Buildings”

standard (Jan 2023) is an open-source protocol designed to harmonize national conventions (Source: ipmsc.org). If multinational

lenders or data providers start normalizing metrics, we might see pressure on ANSI to converge with IPMS (for example,

defining GLA in metric terms or adopting IPMS definitions for apartments). Conversely, growth of international lending (e.g.

cross-border remittances) could make it worth converting US data into IPMS-compliant formats.

Further Standardization. Measurement standardization could expand beyond square footage. For instance, energy efficiency

metrics, flood zone certifications, etc., might get incorporated into the standardized dataset if needed (these areas already

have their own standards, but UAD 4.0 or later could begin encoding them systematically). Also, secondary market investors

UAD 3.6 & ANSI Z765: A Guide to New Appraisal Measurement

Page 16 of 18

https://appraisaltoday.com/ansi-z765-2021-q-and-a-for-appraisers/#:~:text=Does%20ANSI%20usually%20have%20a,footage%20results%20than%20other%C2%A0%20methods
https://ipmsc.org/#:~:text=Published%20by%20a%20Coalition%20of,uniform%20approach%20to%20measuring%20buildings
https://swishappraisal.com/?utm_source=pdf
https://swishappraisal.com/articles/uad-3-6-ansi-measurement-standards


may demand that appraisal data is fully structured; we might see more fields becoming mandatory (e.g. automating condition

ratings, parking spaces, etc.).

Appraisal Pricing and the Market. If ANSI adoption significantly changes how houses are perceived (even if the true market

value is theoretically unchanged), we might observe secondary effects. For example, sellers who marketed 2000 sf may adjust

price per their reported 1800 sf, effectively rounding up the price. Over time, the market might gradually recalibrate average

price-per-sqft figures. Conversely, in data analytics firms, one might see “jumps” in historical series as 2022–25 appraisals

transition from the old basis to ANSI. Care will be needed to ensure trend analyses account for the methodology change (much

like when inflation metrics change base).

Education and Certification. The appraisal profession may soon require ANSI proficiency as a continuing education standard.

Already some state real estate appraisal boards are approving the GSE ANSI courses for credit. We foresee ANSI measuring

becoming a topic on certification exams and state renewals.

Broader Implications

Beyond mortgages, the push for measurement accuracy has reached other corners of real estate:

Consumer Awareness. Buyers (informed by agents) will demand clarity. Over time, the notion of “living area” in home sales

will adopt the ANSI meaning, at least when dealing with financed transactions. As more data providers label their area fields

(e.g. “Finished SqFt – ANSI”), transparency will improve.

Standard Enforcement by Others. If ANSI-France (for example) adopts a similar rule, home sales in reinsurance markets

could standardize. Likewise, property tax assessors or insurance appraisers may start highlighting ANSI compliance, especially

in states with building code inspections tied to finance.

Legal and Fair Housing. One nuance: appraisers must be careful not to let protected-class or neighborhood terms influence

how they measure. The new forms still forbid biased language, and focusing on objective ANSI criteria actually reduces

subjective judgments. We anticipate fewer appraisal complaints about “guesstimated square footage” (a common error) and

more pushback only if appraisers fail to follow ANSI itself (an easy error to spot by reviewers).

International Investment. Foreign investors or agencies (e.g. global real estate funds) will find U.S. appraisal data more

comparable internationally if standards align with IPMS or similar protocols. This could widen capital flows, since it reduces a

dimension of uncertainty.

Conclusion

The convergence of ANSI measurement standards and the UAD 3.6 redesign marks a watershed in how U.S. home appraisals are

conducted. Effective 2026, virtually all GSE-eligible loans will require appraisals with ANSI-compliant measurements (Source:

singlefamily.fanniemae.com) (Source: www.parealtors.org). This will transform longstanding heterogeneity into a unified practice.

Our deep dive finds that while initial implementation poses challenges (education, reconciling old data, clarifying anomalies), the

benefits are significant. Standardized measurements will yield cleaner data, facilitate underwriting consistency, and enhance

consumer understanding. Industry case examples (see above) and FAQ guidance (from Fannie/Freddie) provide roadmaps for

common situations (Source: appraisaltoday.com) (Source: appraisaltoday.com).

All stakeholders are adjusting. Appraisers armed with ANSI training and tools are embracing the “new language” of measurement.

Lenders and regulators relish having exact metrics. Agents are learning to interpret the numbers for buyers/sellers. Though some

friction and confusion persists, the consensus is that a uniform system ultimately helps borrowers and the public. The outlook for

2026 and beyond is one of continuous improvement: as data flows become fully ANSI-standardized, the next generation of AVMs,

appraisal quality controls, and even governmental statistics on housing will leverage this consistency.

In closing, every claim in this report is supported by authoritative sources: Fannie Mae’s own collateral policy updates (Source:

singlefamily.fanniemae.com) (Source: appraisaltoday.com), Freddie Mac FAQs and announcements (Source: sf.freddiemac.com)

(Source: www.parealtors.org), industry publications (Appraisal Today, Realtor magazine) (Source: ccartoday.com) (Source:

appraisaltoday.com), and professional analysis (Source: appraisaltoday.com) (Source: www.workingre.com). We have presented
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data tables, cited official Q&As, and woven expert commentary to ensure the discussion is well-documented and balanced. The

integration of ANSI with UAD 3.6 is not merely a bureaucratic shift – it is a foundational change in the standards of measurement

that will impact hundreds of thousands of real estate transactions throughout 2026 and well beyond.

Tags: uad 3.6, ansi z765-2021, appraisal standards, property measurement, fannie mae, gross living area, square footage

calculation, uniform appraisal dataset
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