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Now that the inevitable downturn
has come due to increased mort-

gage loan rates, appraisers are notic-
ing there are fewer new appraisal
orders coming in. Of course, loan
applications peaked in April, 2013
and have been declining significantly
since then. Each month in this
newsletter, on page 12, I have been
including a graph, in every issue of
my paid Appraisal Today newsletter
since June, 1992.

Non-lender work is very different
from lender work. You do appraisals.
Following USPAP is the only
requirement (except for relocation
appraisals).  No lender and Fannie
Mae requirements, no UAD, no
1004MC. No reviewers, no under-
writers, no AMC hassles. You are
acting as a professional appraisal
expert, not as an appraiser filling out
a form in the "correct" way.

I have been writing this newsletter
since June, 1992 and try to match the
business-related content to what is
happening. When business is strong,
I focus on time saving tips and AMC
fee issues. I have been doing this for
about two years for this cycle. Now
that business is slow, I focus on such
topics as cost cutting and non-lender
work. 

This article is relatively short,
focusing on Quick Start ideas. At the
end of this article, I have a list of my

Special Reports and previously writ-
ten articles, available free to paid
subscribers at this time.

Make a commitment to never run
out of work again

Getting established in non-lender
work typically takes many years of
marketing. Start now and make a
commitment to continue when busi-
ness picks up. Remember - the easi-
est time to get non-lender work is
when everyone is very busy. 

What if you don't want "one time"
clients and/or do non-lender
marketing?

Yes, it is a hassle and takes lots of
time. Stay with lender/AMC clients.
Most non-lender work, except for
relocation appraising, is one-time
clients or clients who give you work
occasionally, not on a regular basis.
See the article in this newsletter
about getting AMC/lender work
ASAP. 

What if you don't want to turn
down lender work when you are
busy?

Doing non-lender work only when
you are slow is definitely possible.
But, this is the only way to establish
yourself for the long term in non-
lender work. 

It took me 15 years of marketing to
get established in non-lender work.
For the past 10 years, almost all of
my work is from referrals (80%) or
from my web site (20%). 

What types of forms are used?
This is a very frequent question

asked by appraisers who have never
done non-lender work. 

DO NOT USE CURRENT
LENDER FORMS. They cannot be
used due to the lender-specific word-
ing on the forms. 

Here are the options:
• Use lender forms from pre-2005.
That is what I do. I just kept using
the same forms I had been using for
many years. Also, the client can't
attempt to use them to get a loan. 
• Use the GPAR form – included with
your forms software. 

www.appraisaltoday.com
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• Use a short narrative report.
Check other local appraisers and

see what they typically use, especial-
ly for attorney work. 

How did the "old timers" make it
through the slow times?

We survived the downturns. Many
appraisers did not. After HVCC we
lost about 40% of appraisers. We
have had large losses in the past. 

The most significant loss was in
the early 1980s when interest rates
were around 18%+. No one knew
how many appraisers there were back
then but, I'm sure well over 50% left.
I left appraising and did corporate
real estate. I returned in 1986 during
a boom time when rates dropped. 

We've been through some very bad
downturns, much worse than HVCC,
and learned that lender work is not
steady. I almost had to declare bank-
ruptcy during my first big down turn
in the early 90s. I went from a 7-per-
son firm to just myself and a part
time assistant. I have not hired any-
one since then. 

We learned not to be too dependent
on one or a few clients. 

We changed in response to market
changes. We paid attention when
HVCC was coming and prepared for
it. When we lost our mortgage broker
clients we already had established
relationships with clients less likely
to use AMCs. We did not say "I will
never work for an AMC".  We
worked for AMCs. We were flexible
on our fees. 

All the old timers I know have
long term relationships with non-
AMC lenders, take challenging
assignments, and do non-lender
work. That's why we are still fee
appraisers after 20, 30, and over 40
years. Our AMC work varies. When
we are slow we take more AMC
work. When we are busy we take
less. 

We carefully watch our expenses,
do not have lots of employees, and
almost all of us have small appraisal

businesses. 
We keep close track of other

appraisers' fees and don't wait too
long to raise or drop ours. 

Do you need someone to "train"
you?

No. You already know how to
appraise. You just have to learn the
differences from lender work. For
example, estate appraisals are retro-
spective – the effective date of when
the person died. Relocation appraisals
are prospective – the value typically
90-120 days in the future. 

If your appraisal skills need
upgrading or you want to become
more confident in your skills, take
classes or seminars.

If you may have to testify in court,
your appraisals will  require more
research and analysis than for lender
appraisals.

My Special Reports and articles
will tell you how they differ. 

Take classes to upgrade your
appraisal skills and your confidence
in taking tough appraisals and
doing non-lender work

Don't take CE just to get "hours".
Instead, take classes to learn more
about appraising such as appraising
the tough ones and 2-4 unit
appraisals.

Live, not online, is strongly recom-
mended as many appraisal issues are
local. Local instructors and local
attendees make a significant differ-
ence. The live Q&A can be very ben-
eficial! 

I will have a future article on edu-
cation and that books I recommend. 

Who is in your local appraisal
network?

Who do you call for advice on a
tough assignment? I have been
appraising for almost 40 years and
still call my local appraiser contacts.

Who do you call about non-lender
work, such as what type of reports
are used locally for attorney work?

See my article on networking with
other appraisers in the list of articles
at the end of this article. 

What about working for private
individuals?

Most of my estate work is request-
ed by private individuals as attorneys
in my area prefer that the executor
hire the appraiser. I also do appraisals
for a private sale of a property to a
tenant or some other buyer. Or, a
family needs to divide up an estate
among the heirs and needs current
values. 

I recently did appraisals for a 10
property estate of homes and duplex-
es with a date of death and current
value appraisals. The fee was
$10,000. Any residential appraiser
could have done these appraisals. The
executor was a retired judge and
found my name on the Internet then
went to my web site to read my
resume.

What if you only do residential
work?

No appraiser or even large
appraisal company can do all the
appraisals, everywhere, for all
estates. 

Some estates have residential, com-
mercial, and other property types.
Others have properties scattered all
over the state or even the country.

I always find a good referral for the
estate for areas where I don't work
and for properties I don't appraise. I
refer them to appraisers I know per-
sonally, appraisers who may have a
referral source, or use the Appraisal
Institute directory. To find a referral I
call other local appraisers and ask.
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Sometimes I ask commercial apprais-
ers I know for a residential referral.
Or, a residential appraiser for a com-
mercial referral.  

What about fees?
Of course, you need to find out

what other appraisers charge for non-
lender work. This is easy to do. Just
call and ask appraisers posing as a
prospective client. For example
"What would you charge for an
estate appraisal for a house?" Or
bankruptcy, bail bond, divorce, etc. 

One of the best ways to break into
any type of business (retail lamps,
construction, auto repair, appraising)
is to work for a lower fee. There is
always someone who is price sensi-
tive. 

What about getting paid?
I recommend getting paid in

advance for at least 50% of the fee. If
it is over $500 they can pay me 50%
up front and 50% when the appraisal
is ready. I do not discuss the value or
give them a copy of the appraisal
until I am paid the remainder of the
fee. 

Be very careful with extending
credit to attorneys. 

What type of non-lender work is
best for you?

My articles and Special Reports
discuss how they differ from lender
work, the pluses and minuses, and
how to market your services. I have
done all the non-lender work I write
about. Over time, I have figured out
which ones I like the best.

Before spending a lot of time try-
ing to get the business, I strongly rec-
ommend reading some of my materi-
al and see what appeals to you. They
are all very different. 

My preferred non-lender work
has changed over time. I finally fig-
ured out that estate work was best for
me – no hassles, no value pressure,
and I always get paid. I don't mind
listening to the stories about the per-
son who died and/or about the
"ungrateful relatives". I recently
decided I did not like divorce work
because it was too personal. Other
appraisers like divorce work, but
don't like estate work. Try different
non-lender work and see what you
like.  

Few, if any residential appraisers
can survive on non-lender work

For many years, since I started my
appraisal business in 1986, I had a
base of about $3,000 per month of
non-lender work which helped keep
me going during the slow lender
times. 

I quit doing residential lender work
in 2005, when the forms change. I
did not update my forms software so
I was not tempted to do lender. It was
near the peak of the market and I was
very busy with lender work. I did
commercial and residential work so it
was relatively easy. For example, the
same marketing effort is required for
a $400 house appraisal as for an
apartment or commercial property at
$2,000 to $5,000.

The main reason I quit doing resi-
dential lender work was the cyclicali-
ty. After going through a few cycles,
I found it too stressful and decided to

try not doing any residential lender
work. I continued to so some com-
mercial lender work. 

It is not unusual for the owners of
larger appraisal companies to do the
non-lender work, such as litigation
and the staff appraisers do the lender
work.  

What if you don't want to testify in
court?

Unless you specialize in litigation
or divorce work, you seldom, if ever,
have to testify. 

Attorneys will let you know if it
may be required for bankruptcy or
estate purposes. In 25 years I testified
once on bankruptcy and once on an
estate. Both times the attorney told
me up front that testimony would be
required. For litigation, such as
diminution in value due to a lost
view, you should plan on testifying.
But, I have only testified on these a
few times as they settled before going
to court. 

However, you make the most
money if you testify in court.
Appraisal fees are higher plus you
charge your attorney client on an
hourly basis, for example $150 per
hour for research and  $200 per hour
for testimony (including preparation
time, waiting time outside the court-
room, and testimony time). 

Testifying is not very difficult.
How many times have you ever had
disagreements with reviewers or
underwriters? Lawyers don't know
much about important appraisal
issues. You only have to learn a few
"rules" such as say yes or no, don't
elaborate unless necessary, etc. You
can take a class or read books. 



searched for appraisers in Oakland
CA with 10 times the population as in
my adjacent city. Only 3-4 came up
on google+ even though there were
many, many more listed in the online
yellow pages. 

Put a "tag line" on your web site
saying what you specialize in. Mine
is "Looking for a commercial or resi-
dential in Alameda, California?
Contact Us" Check it out at
www.appraisaltoday.com. My busi-
ness from my web site increased sub-
stantially when I started doing this
about 10 years ago. Of course, I
worked in many other cities, but most
prospective residential clients prefer
appraisers that live in the city where
the subject is located. "Generic" tag
lines only work if a prospect has your
name and googles it to find you. 

If you don’t have a web site, get
one now! It does not have to be very
big - just where you work, what type
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How did I get started doing non-
lender work?

When I started my appraisal busi-
ness in 1986, I had worked for an
assessor's office. I knew how to
appraise. Types of reports varied for
the other uses of appraisals, but
appraising does not change. 

Since I had never done appraisals
for other purposes, I accepted work
from all types of clients – lenders,
attorneys, relocation companies, pri-
vate individuals, estates, etc. 

Many of the local residential fee
appraisers I met did non-lender work,
so it seemed normal to me. 

I had never seen a Fannie Mae
form and met two local appraisers at
a Society of Real Estate Appraisers
meeting who told me where to get
them and gave me some tips. I still
speak with them regularly. Chief
appraisers at my first few lender
clients helped me learn to fill them
out the way they preferred. I will
never forget when one of them told
me to rephrase my comment on
"homeless people on sidewalk at the
nearby corner liquor store".

I networked with other appraisers
so I had someone to help me. I took
classes and workshops that were
offered and read articles and books. 

I have also occasionally done resi-
dential appraisals for title companies,
government agencies, bail bonds, and
other types of clients. 

Since licensing, most new apprais-
ers only did lender appraisals, and
were not encouraged to try other uses
for appraisals. They did not know
many other appraisers who did non-
lender work. Professional appraisal
society participation by residential
appraisers declined significantly, so
there was no one to help them get
started in non-lender work. 

You give business to people you
know or from referrals from people
who know you

When you are looking for a new
auto mechanic or an accountant, what
do you do? If you don't know any-
one, you ask people you know for
referrals.

Appraising is the same. That's why
the longer you do non-lender work,
the more referrals you get. That's
why I emphasize making a commit-
ment to do them when you are very
busy.  

What about sending postal and
email mailings?

I don't recommend email as most
people get way too many. Instead try
a postal mailing, which can work
sometimes. The best way to do this is
by very targeted marketing. For
example, you want to do divorce
appraisals. Get a mailing list from the
local bar association. Or, get the
names and addresses out of the phone
book. Even better, you follow up
with personal visits to their offices,
leaving a brochure or resume.

You may get lucky - the attorney's
regular appraisers are too busy or
they are looking for someone in your
area. 

Two online marketing tips that you
can do today
- Join Google+ business today. See
what names come up when you
search for appraisers in your city.
Google+ business listings come up at
the top of the page. It is set up for
mapping so you need to provide a
physical address. Search for
"Google+ business listing" to get
more info. A land line or cell phone
will work. Google will check its data-
bases to see that it is a legitimate
phone number. 

They ask for a lot of information as
it is targeted to retail sales. You don't
need to put much in. A link to your
web site is a big plus. I don't know
where their listings come from. I

http://www.appraisaltoday.com


October  2013–©Appraisal Today–PAGE 5

of work you do, a resume and tele-
phone and email contact information.

Wayne McErley, who runs the
very popular
www.appraisersforum.com has
appraiser templates, etc. at
http://appraisersites.com for $20 per
month. Well worth the money. One
appraisal assignment pays for several
years of the cost. 

Very easy ways to network with
real estate agents – an excellent
source of non-lender referrals 
- Go on the weekly brokers open
house tours this week. Get a free
lunch and let everyone know you are
an appraiser who is available for
non-lender work such as estates,
divorce, etc. Plus, you see the inside
of the future comps. I always take
the flyers and make notes on them.
Keep going regularly. I have been
going almost every week since 1990.
All the local agents know me. I am
the only appraiser who goes. 
- Give a brief speech at local real
estate offices. I did this when I start-
ed my business in 1986 and quickly
became known locally. Worried
about speaking? Join Toastmasters. It
works. 
- Become active in your local associ-
ation of realtors. Volunteer to work
the registration desk. A great way to
meet lots of people. Volunteer for a
committee. 

Easy way to network with attorneys
You've done your research and

decide you want to work for attor-
neys. Check out your local bar asso-
ciation online. My local bar associa-
tion has sections for bankruptcy,

family law, real estate, and trusts &
estates. Find out how to attend the
section meetings. I have gone and was
very popular as I was the only
appraiser. Call the office and ask them
about participating. You are an expert
witness. 

If you like it, join as an associate.
Volunteer to do registration or other
tasks. 

Attend local Chamber of Commerce
mixers and events

Real estate agents, attorneys, and
other referral sources will be there.

List of previous articles and Special
Reports

All the documents listed below are
on the paid appraiser web page at
www.appraisaltoday.com/deglaze.htm
- How to get non-AMC work. If they
can't find you, they can't give you any
work! Sept., 2013
- Want to do lender appraisals with
full fees and no UADs? (Private
money lenders) – Jan 2013
- Get started in attorney work by
doing divorce appraisals - Higher
fees, no UAD, no AMCs - August,
2013
- Appraisals for trusts and estates - an
excellent diversification opportunity!
Dec., 2011
- Relocation appraisal - an appraisal
market that pays well - October, 2011
- How to answer your telephone and
get better clients - July, 2012
- Start your own local appraiser group
- referrals, help with appraisal prob-
lems, etc. Jan., 2012

FREE Special Reports - for a limited
time
Legal and Tax-related Appraisals
Special Report
Estate/trust appraising – Good, steady
business, no hassles
Relocation appraising - Much higher
fees than lender work.
AMC  Special Report - 2013

http://www.appraisersforum.com
http://appraisersites.com
http://www.appraisaltoday.com/deglaze.htm
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Many appraisers don't like to work
for hard money lenders as they are
seen as somehow "sleazy". I'm sure
some are not very good, but not the
majority. 

These lenders are counter cyclical
with conventional lending. They are
the lenders of the "last resort" for the
many people who can't qualify for
conventional loans today. 

They typically match investors
with loans, sometimes investing their
own money. 

Appraisals for hard money lenders
are very different than conventional
lender appraisals

You really need to know how to
appraise accurately and be very good
at market analysis.

Hard money lenders want to
know what the property is worth. Be
very, very careful to disclose and not
overvalue. 

A high percent of the loans go
into foreclosure. You are risking pri-
vate individuals' money. Be sure to
disclose all defects and take the time
to give them as accurate a value as
you can. 

I have many marketing tips in
my article on hard money lenders.
One good idea is to contact local
mortgage brokers (or former brokers
now working for lenders as loan offi-
cers) and ask about the local hard-
money lenders.

Read my article in the January,
2013 issue "Want to do lender
appraisals with full fees and no
UADs or Scope Creep". It is about
private money lenders. Free on the
paid subscriber web page at 
http://www.appraisaltoday.com/degla
ze.htm

Although most appraisers who
contact me ask about non-lender

work, it is much, much easier to get
lender work. I can think of three
good options - work for private
money lenders, get on as many AMC
lists as you can, and lower your
AMC fees.

You made it through the very bad
times after HVCC in 5/09 by adapt-
ing the most significant change in
residential appraisal business I have
ever heard of. The adaptations I am
proposing are much, much easier.
The mortgage market is very cycli-
cal. It goes up and down. It will go
up again. 

Drop your AMC fees today
Remember all the appraisers who

said they would never lower their
fees after HVCC in 5/09. They are
out of business. 

AMCs are the only client types
that are price sensitive. Direct
lenders are not. Mortgage brokers
were not. 

Lower your fees on all the AMCs
you work for. Most appraisers will
still say "I can't work for less." That's
fine. Most appraisers raised their
AMC fees in 2013. Just drop yours
$50 or so while they are thinking
about quitting appraising or maxing
out their credit cards. You will have
to drop them anyway when all fees
are reduced as demand slows down. 

Private money lenders
There is one non-AMC lender

option where you have a good possi-
bility of getting work quickly –
"hard" or private money lending. 
You can get work very quickly from
private money lenders

Although this article is about non-
lender work, it can take a long time
to build up referrals. Plus, many
appraisers really only want to do
lender work. 

Appraise 2-4 unit properties
Many appraisers don't like to do

them. You will have much less com-
petition. 

What AMCs are registered in your
state?

That is a good place to start. At
least the AMCs are following the
legal requirement to register. 

Sign up with lots of AMCs
The more clients you have, the

more likely you will get business. 

Use www.appraisaladvisor.com to
find AMCs

I quit recommending AMCs about
6 months after HVCC started in 5/09.
Every time I recommended one, they
later changed their business policies
and I could not recommend them. 

Now that
www.appraisaladvisor.com is getting
more established with more apprais-
ers joining and doing reviews, find-
ing AMCs that you like is much,
much easier. You don't have to use an
AMC directory, which is out of date
when it is published. 

Even more important, you will find
out which AMCs are having payment
problems and may go out of busi-
ness. You won't have to wait for
months to find out and lose lots of
money. 

Where to get more information
Read my 110+ Special Report on

AMCs, available free to paid sub-
scribers.

Read my article in the August issue
of Appraisal Today, "How to find the
best AMCs, info on AMCs that cold
call you, check out your current
clients, etc. Use AppraiserAdvisor" 

How to get lender/AMC work ASAP

http://www.appraisaltoday.com/degla
http://www.appraisaladvisor.com
http://www.appraisaladvisor.com
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By Dustin Harris

I teach a number of classes and work-
shops on mobile appraising. I define
mobile appraising as using tablets and
laser measuring devices to gather data at
your real estate appraisal inspections.
There are two questions that I get asked
frequently: "Which tablet should I buy?"
and "Which laser measuring device is the
best?" Both are great questions. I will
tackle the first question today and the lat-
ter question in the next article in this
issue of the newsletter.  

Most people do not know that the abil-
ity to use handheld computing devices to
gather information at the inspection site
has been around for a very long time.
Personally, I have been doing it since the
early 2000's. I originally used a pocket
PC which is simply a small computer
much like a smartphone (without the
phone feature). It was cumbersome and
temperamental, but it worked.
Technology has progressed, of course,
far beyond the early years, but the ability
to save time (and money) by inputting
information directly into the form is not
a new concept.  

Today, there are a great number of
tablet computers to choose from. For
purposes of appraising however, there
are really only two viable platform
choices; Apple iOS and Google Android.
Within those two platforms are a pletho-
ra of device options. So, which one is
best for appraisers? Let's break each of
them down first.

Apple iOS
Within the Apple line of products,

there are currently several choices, but
they come under the two categories of
iPhone and iPad. The iPhone is naturally
a smaller screen and doubles as your cell
phone. In broader terms, it is categorized
as a ‘smartphone' due to its ability to
capture and process data. Essentially, it
can do almost everything its big broth-
er—the iPad—can do (just in a smaller
screen space). The size can make it diffi-
cult to use in the field, but it is workable.
The benefit is you only have to keep one
device with you. Within the iPad section,
there are several versions of the full-

sized tablet and the iPad mini is also
available. Again, we are just talking
about screen real estate here. One other
option to consider is memory. The Apple
products come with built in memory
sizes (and there are no slots to add any
additional memory). What you buy is
what you are stuck with. Currently, you
can get the iPad with 16, 32 or 64 GB of
memory. To put this in perspective for
you, if the average Appraisal report takes
up 12 MB of space (a very high esti-
mate), then 85 reports would fill 1 GB of
memory on your device.

Google Android 
When dealing with an Android plat-

form, the choices are much broader. This
is due to the ‘open' system that Google
subscribes to. In other words, they are
not the only manufacturer of phones and
tablets for their platform. Any company
can use the Android system so Polaroid,
Samsung, ASUS, Amazon and others
choose to. Consequently the number of
phones and tablets available on the
Android system are too many to detail
here. Just trust me when I say, there are a
LOT of choices and many of them are
great options. These devices also allow
for additional, external memory cards to
be used. So theoretically your memory
could be limitless.

So, that leaves the original question
unanswered so far. Which one is best for
the modern and hip appraiser? You will
not like the answer, and it will sound like
a cop-out, but . . . "it depends." What
does it depend upon?  Well, YOU of
course!

If you are buying a tablet strictly for
appraising and will use it for no other
purpose, the type of tablet does not mat-
ter much. Find one that fits your style.
Both Android and iOS devices work
very well in the field. There really is not
one system that is any better than anoth-
er.  
However, no one buys a tablet for one
purpose. You will likely use it for many
other activities such as email, web surf-
ing, gaming, productivity, etc. In that
case, choose a tablet that fits your sec-
ondary needs. What I am trying to say is
that any tablet will likely work for

appraising so buy the tablet that fits your
other preferences and it will also work for
appraising. 

I personally use the iPad Mini. I love it.
It has a big enough screen to be able to
work easily (including sketches), but is
small enough to be carried with one hand.
My laser measuring device is secured to
the back side, the camera is awesome
(other than no flash) and everything just
works well in a tight little fuzzy bundle. I
chose the iOS because I also use an
iPhone and love the fact the two devices
sync between one other. My son uses the
Nexus 7 and swears by it (naturally, I
inform him he is mistaken). Your prefer-
ence in tablet is your own. Other than
checking with your appraisal software
vendor to make sure it is compatible, any
tablet will work for the purposes of gath-
ering data in the field at your appraisal
inspections. 

Now, go create some value!

About the author
Dustin Harris is a multi-business

owner, but he has found most of his suc-
cess as a self-employed, residential real
estate appraiser. He has been appraising
for nearly two decades. He is the owner
and President of Appraisal Precision and
Consulting Group, Inc., and is a popular
author, speaker and consultant. He owns
and operates The Appraiser Coach where
he personally advises and mentors other
appraisers helping them to also run suc-
cessful appraisal companies and increase
their net worth. His two-day workshop
will be held on Oct. 7-8, 2013 in Salt
Lake City. His principles and methodolo-
gies are also taught in an online,
Mastermind group. You can get much
more information on Mobile Appraising
at:
www.workingre.com/workingre/mobile-
appraising-training-package.html . He and
his wife reside in Idaho with their four
children.

Which Tablet is Best for Appraisers?

http://www.workingre.com/workingre/mobile-appraising-training-package.html
http://www.workingre.com/workingre/mobile-appraising-training-package.html
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By Dustin Harris
The previous article talked about

tablets and which ones were best for
appraisers. The other question that is
frequently asked of me concerning
Mobile Appraising is that of laser
measuring devices. As you know,
there are many of them on the mar-
ket. You can go to Home Depot and
pick up a laser for around $100, or
you can buy something else for as
much as $1,000. As my wife would
say, "Now, that's an expensive toy!"

Why Lasers?
Before we get into the right model,
let's first tackle the question of why
an appraiser should even consider a
laser for appraisal inspections. Most
appraisers use either wind-up tape
measurers or rollers to gather their
calculations. Though these two meth-
ods work well in most situations,
they are not so great in others.
Sometimes vegetation or other obsta-
cles get in the way of being able to
use such tools. I used a 100' tape for
the first few years of my appraisal
career and a roller for the next few.
There came a time when I got tired
of crawling under pine trees or get-
ting stuck by thorn bushes.  
Lasers allow you to do many things
that the traditional measuring tools
do not. Nine times out of ten, you
can find a spot to shoot through the
branches and get your measurements
without crawling through the bushes.
Are they accurate? Almost too accu-
rate. I do not personally measure to
the nearest millimeter so I have to
‘dumb it down' a bit—because my
Disto is too detailed.

Which One?
Since there are many to choose from,
which one does the Appraiser Coach
prefer? Well, I am a huge advocate
for the Leica Disto. Leica is a solid
company who stands behind its prod-
ucts. They are well-built and last a
lifetime. Their laser is (in my humble
opinion) the brightest one on the
market. That may not seem like a big
deal, but on a sunny afternoon on a
south-facing wall, it will. They also
provide Pointfinder™ technology
which allows you to see the laser dot
on the opposite wall if you cannot do
so with your naked eye. This is tech-
nology I use about 25%-30% of the
time.  

Now, you are going to pay more
for a Disto. In some cases, you are
going to pay a lot more. Can you get
by with a Bosch from Lowes? Yes.
But I cannot stress enough that you
get what you pay for. On the other
hand, what you pay for is also even-
tually free? How? Due to the ability
for me to shave 5-7 minutes off each
inspection, I was able to do more
appraisal volume. My calculations
showed that my first $650 Disto paid
for itself in 2.5 months!  What can

my wife say against that?  
Though I carry my 100' tape in the
car as a backup, I have had a Disto
for about 13 years now and have
used the backup less times than I
have fingers on one hand. Each time
I had to use the tape was when I had
either forgotten my Disto or forgot-
ten to put backup batteries in the
vehicle. It has never been because
the wall or house was too difficult to
measure with a laser. 

About the author
Dustin Harris is a multi-business
owner, but he has found most of his
success as a self-employed, residen-
tial real estate appraiser. He has been
appraising for nearly two decades.
He is the owner and President of
Appraisal Precision and Consulting
Group, Inc., and is a popular author,
speaker and consultant. He owns and
operates The Appraiser Coach where
he personally advises and mentors
other appraisers helping them to also
run successful appraisal companies
and increase their net worth. His
two-day workshop will be held on
Oct. 7-8, 2013 in Salt Lake City. His
principles and methodologies are
also taught in an online, Mastermind
group. You can get much more infor-
mation on Mobile Appraising at
www.workingre.com/workingre/mob
ile-appraising-training-package.html 

He and his wife reside in Idaho
with their four children.
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Which Laser Measuring Device is 
Best for Appraisers?
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Below are the list of Q&As. Most
of the topics are nothing new, or

you could figure out the answers
yourself. If you are interested in any
of the topics, I have attached the
2013 Q&As to this newsletter. 

The ASB used to send them out
about once a month, but sends them
out much less frequently in 2013,
only when there is a relevant topic or
a topic they get asked frequently. 

USPAP Q&A's 2013 1-3
1. Utilizing a Data Entry Service - ok
if they just enter data. Not ok if they
recommend comps, question adjust-
ments, etc. 
2. Shelf-Life in an Appraisal or
Appraisal Report - "USPAP does not
determine the length of time for
which an appraisal or appraisal
report is valid. Various users of
appraisal services may establish their
own requirements or guidelines for
the validity period of an appraisal or
appraisal report." 
3. Templates or Forms used in
Appraisal Review Assignments and
USPAP Compliance - If an appraisal
review report form does not ade-
quately address the minimum
requirements of USPAP, am I
required to supplement it with the
necessary information? Yes. If you
do reviews or have copies of reviews
done on your appraisals sent to you,
read this Q&A. 

2013 Q&A 4 -7
4. "Rebuttals" and Appraisal Reviews
- I have included this below as it is
worthwhile reading
5. Difference Between Appraisal and
Appraisal Report - From the ques-
tion: "I have heard some very experi-
enced appraisers and appraisal clients
use the terms appraisal and appraisal
report interchangeably." Maybe
someday everyone will figure this
out. It is a very old topic. Report =
the written or verbal document.
Appraisal = your analysis, research,
and opinion. 
6. Signed and Dated Certification
Requirement for an Oral Appraisal
Review - Yes. 
7. Differing Scopes of Work - Good
example - converting FHA appraisal
to conventional. Reprinted below. 

Q&A #4  Appraisal Review  
"Rebuttals" and Appraisal Reviews 

"Question: I am a state certified
appraiser and recently performed an
appraisal assignment for a client. The
client subsequently had an appraisal
review performed on my appraisal
and the reviewer brought up some
issues that I do not agree with. My
client has asked me to provide a
written "rebuttal" explaining why I
believe I'm correct." 

"In "defending" my appraisal, I am
concerned that I would be, at least
indirectly, offering an "opinion on
the quality of another appraiser's
work that was performed as part of
an appraisal review," which could
mean that I would be required to
comply with STANDARD 3.
Furthermore, I am concerned that in
this "rebuttal" I may not be able to
be objective and unbiased, since I
have an interest in defending my

original appraisal. How can I perform
this "rebuttal" without violating
USPAP?" 

"Response: USPAP does not pro-
hibit an appraiser from "defending"
(or explaining) his or her appraisal.
However, there is a fine line between
defending one's own appraisal and
offering an opinion on the quality of
another's work." 

"A ‘rebuttal' where an appraiser
simply provides additional rationale
or support for his or her analyses,
opinions, and conclusions is not a
new assignment under USPAP, and
there are no Standards that apply.
However, if the appraiser agrees to
also examine the appraisal review
and critique what the reviewer has
done, it becomes an appraisal review
and the appraiser must comply with
STANDARD 3."

Q&A #7 Differing Scopes of Work  
Question: 

"I recently completed an appraisal
that complied with FHA guidelines,
including a more detailed physical
inspection of the subject property
than is normally performed for con-
ventional loans. The borrowers
changed their minds and are now opt-
ing for a conventional loan. Can I
simply remove any references to
FHA guidelines and resubmit the
appraisal for conventional loan pur-
poses? What if I had named
FHA/HUD as an intended user in my

2012-2013 USPAP Q&As
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original appraisal report, can I remove
them as an intender user as well?"

Response: 
"USPAP would not preclude you

from preparing a new report that
removed references to any FHA
guidelines. However, if you obtained
any information as a result of your
inspection of the subject property for
FHA purposes, you would have to
disclose the results of that inspection,
even if it were a more thorough
inspection than required for conven-
tional financing. For example, if you
noted roof problems because you
entered the attic when performing
your inspection for FHA, you would
be obligated to disclose those same
results, even if you wouldn't typically
access an attic when inspecting the
subject property for conventional
financing." 

"Because FHA/HUD was named as
an intended user in your original
report, USPAP requires you to treat
the request as a new assignment,
since the intended user(s) are an
assignment element, and as such, can-
not be changed in the same assign-
ment." 

2012 Q&As (not attached to this
newsletter issue)

If you are interested in any of these
topics, go to www.appraisalfounda-

tion.org then click on Appraisal
Standards Board (left side of the
screen) and download the PDFs. 

2012 Q&A 1-13
Marketing Time on Appraisal

Forms

2012 Q&A's 2 – 3
Acting as an Appraiser
Personal Property Appraisal

Consulting

2012 Q&A's 4 – 6
Appraisal Fees for "Assessment

Appeal" Assignments
Alternative Valuation Products
Appraising a Property More Than

Once in Three Years

2012 Q&A's 7 – 8
Date of Report
Date of Revised Report 

2012 Q&As 9 – 14
Altering Appraisal Report

Photographs
Disclosure of Prior Services
Encumbrances on Personal

Property
Liens on Personal Property
Exposure Time Value Range
Replacement Cost Estimate 

http://www.appraisalfounda-tion.PAGE
http://www.appraisalfounda-tion.PAGE
http://www.appraisalfounda-tion.PAGE
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This 17-page document is the most
comprehensive analysis of seller con-
cessions I have read. It discusses both
homes and investment properties,
focusing more on residential, and has
practical examples. It includes Fannie
Mae references.

List of topics:
• Definitions
• Verifying Concessions
• When Does an Appraiser Adjust For
Concessions?
• Methodology
• Concessions and Non-residential
Property (other than 1-4 unit proper-
ties)
• Impact and Application of
Concessions in the Cost Approach
and Income Approach
• Suggested Further Reading

APB Valuation Advisory #4:
Identifying Comparable Properties -
August 14, 2013

This 21-page document has some
useful tips. Most of it is basic
appraisal material, but there is some
some new material such as a discus-
sion of bracketing. It covers both resi-
dential and commercial properties,
but has more about residential than
commercial and includes Fannie Mae
references. 

List of topics:
• Property Characteristics
• Comparable Suitability
• Market Area and Neighborhood
Characteristics
• Glossary of Terms and Definitions
• APPENDIX I: Examples of Physical
Comparability Factors
• APPENDIX II: Suggested Further
Reading

Where to get more information
Go to www.appraisalfoundation.org

and click on Appraisal Practices
Board, on the left side of the home
page. 

Advisories Issued
If you are interested in any of the

Advisories below, go to
www.appraisalfoundation.org then
click on Appraisal Practices Board
(left side of the screen) and download
the PDFs. 

For most appraisers, in today's mar-
ket, Number 4 (comparable proper-
ties) is most relevant. Number 2 (sell-
er concessions) is useful in some mar-
kets and may be more useful as the
market slows down. Number 3 about
declining markets is not useful now in
most markets. 

Here are their Advisories so far:
• APB Valuation Advisory #1:
Identification of Contributory Assets
and Calculation of Economic Rents -
copyright dated 2010
• APB Valuation Advisory #2:
Adjusting Comparable Sales for
Seller Concessions - March 12, 2012
• APB Valuation Advisory #3:
Residential Appraising in a Declining
Market - May 7, 2012
• APB Valuation Advisory #4:
Identifying Comparable Properties -
August 14, 2013
• APB Valuation Advisory #5:
Identifying Comparable Properties in
Automated Valuation Models for
Mass Appraisal - August 14, 2013

Current topics with exposure drafts
• Valuation Issues in Separating
Tangible and Intangible Assets
• Valuation of Green Buildings:
Background and Core Competency

The APB is looking for subject
matter experts on:
• Appraising Newly-Constructed
Residential Properties
• Collection and Verification of Sales
Data

APB Valuation Advisory #2:
Adjusting Comparable Sales for
Seller Concessions - March 12, 2012

The APB is relatively new. A group
of subject matter experts is

assembled to write the Advisories to
help appraisers with appraisal issues.
They are intended as guidance. Each
of the advisories lists the appraisers
on the committee. 

I was surprised to see so few
Advisories, particularly since there
are many residential issues and the
vast majority of appraisers are resi-
dential. 

What is the APB?
Here's the official statement: "The

APB was officially formed by The
Appraisal Foundation Board of
Trustees on July 1, 2010.   The APB
has been charged with the responsibil-
ity of identifying and issuing opinions
on Recognized Valuation Methods
and Techniques, which may apply to
all disciplines within the appraisal
profession.  

The APB will offer voluntary guid-
ance in topic areas which appraisers
and users of appraisal services feel
are the most pressing.  The Board will
utilize panels of Subject Matter
Experts (SMEs), who will be widely
recognized individuals with expertise
in the specific topic being considered,
to research and detail all pertinent
sources of existing information on the
given topic.  

The APB will vet the issue through
a public exposure process and ulti-
mately adopt guidance that may
include more than one recognized
method or technique that addresses
the specific topic. From the APB per-
spective, compliance with all guid-
ance issued by the APB will be entire-
ly voluntary.  

The APB represents the combined
judgment of leading valuation profes-
sionals and is composed of five to
seven members who can serve up to
eight years on the Board."

Appraisal Practices Board Valuation Advisories

http://www.appraisalfoundation.org
http://www.appraisalfoundation.org
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Note on this article: I have not
included information on non-real
estate appraisal issues, such as con-
sulting. Most of this article is direct
quotes from USPAP. I indicate my
comments by placing "My comment"
in front of my opinions. 

When will the new edition of USPAP
be available?

Per the Appraisal Foundation, it
will be available the first week in
October.

In the past, especially when it was
available only in print, often the new
edition of USPAP was not available
until after the effective date. Since
USPAP update classes are required
every two years, appraisers now get
copies when they take this class. 

My comment: It will be interesting
to see what the Appraisal Foundation
has in their required update class,

MBA Loan Volume Application Index – 5/11 to 9/13

Market Index                           Base = 100 in 1990
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since not much has changed since the
2012-2013 edition. 

What is the most significant change?
Types of appraisal reports - summa-

ry and self contained are gone,
replaced by Appraisal Report -
CHANGE YOUR TEMPLATES.
Restricted Use Report has been
changed to Restricted Report (The use
has not changed - client only.)

What was not adopted - definition of
Report

Changes to the definition of Report
and related changes to the Record
Keeping Rule were not adopted. 

"As a result of the concerns
expressed with both the current and
the proposed definitions of report, and
the fact that these concerns are largely
a function of the appraiser's type of
practice, the ASB has decided to
investigate the possibility of having
different report and workfile require-
ments based on the intended use and
intended users of the assignment."

List of what has changed
The following changes were

adopted by the Board on February
1, 2013, and will be incorporated in
the 2014-15 edition of USPAP and
associated guidance material with
an effective date of January 1,
2014: 
• Revisions to the DEFINITIONS
of "Assignment Results" and
"Scope of Work" - Assignment
results discussed below. Scope of
work applies only to appraisal and
appraisal review - minor change
• Revisions to the PREAMBLE -
New section on "When Do USPAP
Rules and Standards Apply". 

My comment: Mostly relates to
appraisers who also do consulting,
brokerage, or investment advising.
Clarifies who decides what rules
apply - discussed below. 
• Revisions to the Conduct section
of the ETHICS RULE - minor
change, relating to disclosure of 3
years of prior services if not an
appraisal or review. 

My comment - there is consider-
able negative opinions about the 3
year requirement but it was not
removed from USPAP.
• Revisions to the COMPETENCY

USPAP 2014-2015 - What's new?

mailto:ann@appraisaltoday.com
mailto:info@appraisaltoday.com
mailto:info@appraisaltoday.com
http://www.appraisaltoday.com


PAGE 13–©Appraisal Today–February 2013

RULE - minor clarification change
• Revisions to Reporting
Requirements, including the type and
number of Report Options -
Significant changes. See below.
Change your templates.
• Revisions to Standards Rule 3-5 -
new requirement for reviews -
include date of the appraisal review
report. Discussion below. 
• Retirement of STANDARDS 4 and
5 - Consulting removed from USPAP
• Revisions to Advisory Opinion 11,
Content of the Appraisal Report
Options of Standards Rules 2-2 and
8-2 and Advisory Opinion 12, Use of
the Appraisal Report Options of
Standards Rules 2-2 and 8-2 

Advisory Opinion 13 changed 
Advisory Opinion 13 (AO-13),

Performing Evaluations of Real
Property Collateral to Conform with
USPAP has been changed. This
relates to lender requests for evalua-
tions and appraisers’ responsibilities. 

Advisory Opinion 21 (AO-21)
Changed

USPAP Compliance. This relates to
people who do work in addition to
appraisal work, such as assisting
attorneys with cross examination
strategies, feasiblity studies (includ-
ing values of prospective lots, and
rent surveys. 

What has not changed
The Board elected not to adopt the

proposed revisions to the following
topics at this time: 
• Proposed Revisions to the DEFINI-
TION of "Report" 
• Proposed Revisions to the
RECORD KEEPING RULE 

My comment: apparently these
changes were controversial.

Assignment results definition
change - clarifies that results are
not only the value conclusion

Definition: ‘An appraiser's opin-
ions and or conclusions developed

specific to an assignment." 
"Comment: Assignment results

include an appraiser's: 
opinions or conclusions developed in
an appraisal assignment, such as not
limited to value; opinions or conclu-
sions of adequacy, relevancy, or rea-
sonableness developed in an
appraisal review assignment, not lim-
ited to an opinion about the quality of
another appraiser's work; or... "

"The ETHICS RULE requires the
appraiser to act in good faith when
communicating assignment results
and prohibits the appraiser from dis-
closing assignment results to anyone
other than the client, persons specifi-
cally authorized by the client, state
appraiser regulatory agencies, third
parties as authorized by due process
of law, or a duly authorized profes-
sional peer review committee." 

"The edits adopted clarify that
assignment results include opinions
or conclusions and the assignment
results are not specifically limited to
the value conclusion in an appraisal
assignment, or to the final opinion of
the quality of another appraiser's
work in an appraisal review assign-
ment." 

Preamble - who decides when
USPAP applies?

My comment: There was not much
new in the preamble. This section is
not new, but is a good reminder, so I
am including the paragaph below. 

"USPAP does not establish who or
which assignments must comply.
Neither The Appraisal Foundation
nor its Appraisal Standards Board is a
government entity with the power to
make judge, or enforce law. An
appraiser must comply with USPAP
when either the service or the
appraiser is required by law, regula-
tion, or agreement with the client or
intended user. Individuals may also
choose to comply with USPAP any
time that individual is performing the
service as an appraiser. "

Revision to reporting requirements -
types of reports changed and
identifying persons providing
assistance - change your templates

My comment: no one knew what
Self Contained, Summary, and
Restricted Use Reports meant. They
were set up after FIRREA passed in
1989 so appraisers (mostly commer-
cial) could provide report options to
lenders. There was definitely no
agreement on Self-Contained.
Commercial appraisers just had dif-
ferent sizes of reports. The report
names varied depending on what
report name the client requested.
Residential appraisers named their
reports as Summary.
Restricted reports are still confusing
because of the requirement that "the
client is the only intended user". I
had hoped this report type would be
eliminated. Then the appraiser
decides the length of the Appraisal
Report. 

Eliminate the Self-Contained
Report and Summary Appraisal
Report options in STANDARDS 2
and 8 and replace them with an
Appraisal Report option with require-
ments very similar to the current 2-
2(b) and 8-2(b) Summary Appraisal
Report. 

Rename the Restricted Use
Appraisal Report to Restricted
Appraisal Report in STANDARDS 2,
8, AND 10 and clarify that the
restriction is that this report option
can only be used when the client is
the only intended user of the report. 

The adopted Appraisal Report
option prescribes the minimum level
of reporting necessary for an assign-
ment that has any intended user(s) in
addition to the client, and for an
assignment in which the client may
need to understand the appraiser's
rationale, or the client may not have
specialized knowledge about the sub-
ject property. As this report option
establishes a minimum level of infor-
mation, the appraiser must decide if
additional detail or explanation is



required, given the intended use and
intended users of the report. 

Additional edits were adopted for
the minimum report requirements. In
Standards Rule 2-2(a)(i), clarifying
changes were made regarding intend-
ed users. In Standards Rule 2-2(b)(i),
language was added to clarify that
although the appraiser's opinions and
conclusions must be understood in a
Restricted Appraisal Report, the ratio-
nale for how the appraiser arrived at
those opinions and conclusions may
not be understood. 

In Standards Rule 2-2(a)(vii) and 2-
2(b)(vii) the statement, "The signing
appraiser must also state the name(s)
of those providing the significant real
estate assistance" was edited. The
new statement eliminates "the signing
appraiser, and states "The name(s) of
those providing the significant real
property appraisal assistance must be
stated in the certification."

ADVISORY OPINION 13 (AO-13) -
Performing Evaluations of Real
Property Collateral to Conform
with USPAP

My comment: if this is important
for you, read the Advisory Opinion. 

How can an appraiser operating
under the Uniform Standards of
Professional Appraisal Practice
(USPAP) develop and communicate a
valuation of real property collateral
that complies with the Interagency
Appraisal and Evaluation Guidelines.
An evaluation, when performed by an
individual acting as an appraiser, is
an appraisal. 

In addition to complying with
USPAP, the appraiser must be aware
of and comply with any additional
assignment conditions and reporting
requirements imposed on the assign-
ment. 
If an individual is engaged to provide
information or analysis that does not
include an opinion of value, the
assignment is neither an appraisal
(per USPAP), nor an evaluation (per

Agencies' Guidelines). However, if
the individual providing that service
is acting as an appraiser (as defined in
USPAP), the assignment would be
appraisal practice and the appraiser
would be obligated to comply with
the ETHICS RULE, the COMPE-
TENCY RULE, and the JURISDIC-
TIONAL EXCEPTION RULE. 

Examples of requests for services
that do not require a value conclusion
include, but are not limited to:
providing sales and rent data, listings,
assessments and other similar infor-
mation, without adjustments or deter-
mination of comparability to indicate
or suggest the value of a specific
property; and providing data describ-
ing a neighborhood, community, or
any other real estate market segment
and analyses on real estate market
trends. 

ADVISORY OPINION 21 (AO-21),
USPAP Compliance

Individuals perform numerous roles
within the broad realm of valuation
services. Examples 8 include
appraisal, brokerage, auctioning,
property management, advocate con-
sulting (whether 9 performed as an
advocate or not), appraisal review,
consulting and collecting market data.
Some 10 valuation services are part
of appraisal practice and require com-
pliance with USPAP. What are 11 the
USPAP compliance requirements for
these various services? More specifi-
cally: 
1. When should an individual comply
with USPAP? 
2. What is the relationship between
Valuation Services and Appraisal
Practice? 
3. What does acting “as an appraiser”
or performing a service “as an
appraiser” mean? 
4. Why does an expectation for an
individual to act as an appraiser indi-
cate an obligation to comply with
USPAP? 

5. What are the responsibilities of an
appraiser regarding intended user
expectations? 
6. What are the USPAP obligations
for appraisal practice outside of
appraisal, and appraisal review, and
appraisal consulting?
7. What are the USPAP obligations
for valuation services outside of
appraisal practice?

If this relates to your practice, read
the full AO 21. Not much has
changed from the previous version,
but if this topic relates to your appra-
ial practice, be sure to read it. 

Where to get more information
Purchase USPAP at

www.appraisalfoundation.org - print
or pdf. You can wait until you take
your required USPAP update but it is
better to get a copy when (or before)
it is effective 1/1/2014. You can also
read it online, but can't print it. 
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USPAP Q&A 

 

2012-13 USPAP Q&A Issue Date: August 1, 2013 
 

The Appraisal Standards Board (ASB) of The Appraisal Foundation develops, interprets, 

and amends the Uniform Standards of Professional Appraisal Practice (USPAP) on 

behalf of appraisers and users of appraisal services. The USPAP Q&A is a form of 

guidance issued by the ASB to respond to questions raised by appraisers, enforcement 

officials, users of appraisal services and the public to illustrate the applicability of 

USPAP in specific situations and to offer advice from the ASB for the resolution of 

appraisal issues and problems. The USPAP Q&A may not represent the only possible 

solution to the issues discussed nor may the advice provided be applied equally to 

seemingly similar situations. USPAP Q&A does not establish new standards or interpret 

existing standards. USPAP Q&A is not part of USPAP and is approved by the ASB 

without public exposure and comment. 

 

 

2013-01: APPRAISAL DEVELOPMENT – SCOPE OF WORK ISSUES 

Utilizing a Data Entry Service 

Question: 

I primarily perform residential appraisal assignments for mortgage finance purposes.  I 

recently received a solicitation from a company that is offering to enter all the data into 

my appraisal software program for me at a very low cost.  Is this something that is 

allowed under USPAP? 

 

Response: 

There are two primary concerns.  The first concern is whether the service provider is 

performing significant real property appraisal assistance.  If the service provider simply 

performs clerical tasks, such as entering information provided by the appraiser, USPAP 

does not require disclosure; this would be a clerical service, not significant real property 

appraisal assistance.  However, if the service includes performing tasks that require 

appraisal competency, the name of each individual performing that service must be stated 

in the certification as having provided significant real property appraisal assistance, and 

the extent of the assistance must be addressed within the appraisal report.   Tasks that 

require appraisal competency include, but are not limited to, rating a property’s quality or 

condition, estimating remaining economic life, and selecting comparable data.  

 

For additional clarification on significant appraisal assistance, please refer to FAQ 243 in 

the 2012-13 edition or FAQ 247 in the 2014-15 edition.  
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The second concern deals with the issue of appraiser-client confidentiality.  The 

Confidentiality section of the ETHICS RULE states, in part: 

 
An appraiser must not disclose: (1) confidential information; or (2) assignment results to anyone 

other than: 

 the client; 

 persons specifically authorized by the client;  

 state appraiser regulatory agencies; 

 third parties as may be authorized by due process of law; or  

 a duly authorized professional peer review committee except when such disclosure to a 

committee would violate applicable law or regulation. 

 

Therefore, the appraiser is prohibited from disclosing confidential information or 

assignment results (both, as defined in USPAP) to anyone other than the parties identified 

in the ETHICS RULE without the client’s permission. 

 

 

2013-02: APPRAISAL DEVELOPMENT – CLIENT ISSUES  

Shelf-Life of an Appraisal or Appraisal Report 

Question: 

I’ve received inquiries from some of my clients asking me how long my appraisal reports 

are valid.  In other words, what is the useful life or shelf-life of my appraisal?  Is this 

addressed in USPAP? 

 

Response: 

USPAP does not determine the length of time for which an appraisal or appraisal report is 

valid.  Various users of appraisal services may establish their own requirements or 

guidelines for the validity period of an appraisal or appraisal report. 

 

It is also important to note that USPAP distinguishes an appraisal from an appraisal 

report. An appraisal is an opinion of value while an appraisal report is any 

communication, written or oral, of an appraisal that is transmitted to the client upon 

completion of an assignment. 

 

Two dates are essential to an appraisal report: the effective date of the appraisal and the 

date of the report.  The effective date of the appraisal establishes the context for the value 

opinion, while the date of the report indicates whether the perspective of the appraiser on 

the market and property as of the effective date of the appraisal was prospective, current, 

or retrospective. 

 

As such, the effective date of the appraisal, the date of report, or both may be important 

reference points when determining when a new appraisal or appraisal report is required. 
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For further information regarding 

USPAP Q&A, please contact: 

 

John S. Brenan, Director of Appraisal 

Issues 

 

The Appraisal Foundation 

1155 15
th

 Street, NW, Suite 1111 

Washington, DC  20005 

 

(202) 624-3044 

(202) 347-7727 fax 

john@appraisalfoundation.org  

 

2013-03: APPRAISAL REVIEW REPORTING 

Templates or Forms used in Appraisal Review Assignments and USPAP 

Compliance 

Question: 

I am often asked to perform appraisal review assignments using a particular report form.  

Standards Rules 2-2 and 8-2 include language that specifically requires appraisers to 

supplement a report form when necessary to ensure that intended users are not misled and 

to that the report complies with USPAP.  If an appraisal review report form does not 

adequately address the minimum requirements of USPAP, am I required to supplement it 

with the necessary information? 

 

Response: 

Yes.  Each assignment is different, and no form could cover all USPAP requirements for 

all assignments.  Templates or forms are simply tools to assist in organizing the reporting 

of assignment results.  It is the responsibility of the appraiser to properly develop an 

appraisal review and to properly report the assignment results.  A template or form may 

or may not be adequate to report the assignment results and comply with USPAP.  In 

these situations, the appraiser must ensure the report complies with the minimum 

reporting requirements set forth in USPAP for communicating an appraisal review 

assignment.  The substantive content of a report determines its compliance. 
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guidance from the ASB. The USPAP 

Frequently Asked Questions can be 
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Advisory Opinions) by visiting the 
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Foundation website 
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USPAP Q&A 

 

2012-13 USPAP Q&A Issue Date: September 3, 2013 
 

The Appraisal Standards Board (ASB) of The Appraisal Foundation develops, interprets, 

and amends the Uniform Standards of Professional Appraisal Practice (USPAP) on 

behalf of appraisers and users of appraisal services. The USPAP Q&A is a form of 

guidance issued by the ASB to respond to questions raised by appraisers, enforcement 

officials, users of appraisal services and the public to illustrate the applicability of 

USPAP in specific situations and to offer advice from the ASB for the resolution of 

appraisal issues and problems. The USPAP Q&A may not represent the only possible 

solution to the issues discussed nor may the advice provided be applied equally to 

seemingly similar situations. USPAP Q&A does not establish new standards or interpret 

existing standards. USPAP Q&A is not part of USPAP and is approved by the ASB 

without public exposure and comment. 

 

 

2013-04: APPRAISAL REVIEW  

“Rebuttals” and Appraisal Reviews 

Question: 

I am a state certified appraiser and recently performed an appraisal assignment for a 

client.  The client subsequently had an appraisal review performed on my appraisal and 

the reviewer brought up some issues that I do not agree with.  My client has asked me to 

provide a written “rebuttal” explaining why I believe I’m correct.  

 

In “defending” my appraisal, I am concerned that I would be, at least indirectly, offering 

an “opinion on the quality of another appraiser’s work that was performed as part of an 

… appraisal review,” which could mean that I would be required to comply with 

STANDARD 3.  Furthermore, I am concerned that in this “rebuttal” I may not be able to 

be objective and unbiased, since I have an interest in defending my original appraisal.  

How can I perform this “rebuttal” without violating USPAP? 

 

Response: 

USPAP does not prohibit an appraiser from “defending” (or explaining) his or her 

appraisal.  However, there is a fine line between defending one’s own appraisal and 

offering an opinion on the quality of another’s work.   

 

A “rebuttal” where an appraiser simply provides additional rationale or support for his or 

her analyses, opinions, and conclusions is not a new assignment under USPAP, and there 
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are no Standards that apply.  However, if the appraiser agrees to also examine the 

appraisal review and critique what the reviewer has done, it becomes an appraisal review 

and the appraiser must comply with STANDARD 3.   

 

 

2013-05: USPAP COMPOSITION, STRUCTURE AND COMPLIANCE  

Difference Between Appraisal and Appraisal Report 

Question: 

I have heard some very experienced appraisers and appraisal clients use the terms 

appraisal and appraisal report interchangeably.  I know they are each defined separately 

in USPAP; what is the difference between the two? 

 

Response: 

It is important to understand that USPAP distinguishes an appraisal from an appraisal 

report. An appraisal is an opinion of value.  An appraisal report is the communication of 

an appraisal, which is transmitted to the client upon completion of an assignment.  In 

other words, the appraisal is the opinion itself, while the appraisal report is the 

communication of that opinion to the client.  

 

 

2013-06: APPRAISAL REVIEW 

Signed and Dated Certification Requirement for an Oral Appraisal Review 

Question: 

I understand that a signed and dated certification is required to be maintained in the 

workfile when an oral appraisal report has been communicated.  Is there a similar 

workfile requirement for an oral appraisal review report? 

 

Response:  

Yes.  The requirements identified in the RECORD KEEPING RULE apply to oral reports 

and testimony in an appraisal, appraisal review, or appraisal consulting assignment.   

The RECORD KEEPING RULE states, in part: 

 

An appraiser must prepare a workfile for each appraisal, appraisal review, or 

appraisal consulting assignment. 

 

The workfile must include: 

 the name of the client and the identity, by name or type, of any other intended 

users; 

 true copies of any written reports, documented on any type of media. (A true 

copy is a replica of the report transmitted to the client. A photocopy or an 

electronic copy of the entire report transmitted to the client satisfies the 

requirement of a true copy.); 

 summaries of all oral reports or testimony, or a transcript of testimony, 

including the appraiser’s signed and dated certification; 
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 all other data, information, and documentation necessary to support the 

appraiser’s opinions and conclusions and to show compliance with USPAP, 

or references to the location(s) of such other documentation; and 

 a workfile in support of a Restricted Use Appraisal Report must be sufficient 

for the appraiser to produce a Summary Appraisal Report (for assignments 

communicated under STANDARDS 2 and 8) or an Appraisal Report (for 

assignments communicated under STANDARD 10). (Bold added for 

emphasis.) 

 

 

2013-07: APPRAISAL DEVELOPMENT – SCOPE OF WORK ISSUES  

Differing Scopes of Work 

Question: 

I recently completed an appraisal that complied with FHA guidelines, including a more 

detailed physical inspection of the subject property than is normally performed for 

conventional loans. The borrowers changed their minds and are now opting for a 

conventional loan.  Can I simply remove any references to FHA guidelines and resubmit 

the appraisal for conventional loan purposes?  What if I had named FHA/HUD as an 

intended user in my original appraisal report, can I remove them as an intender user as 

well?  

 

Response: 

USPAP would not preclude you from preparing a new report that removed references to 

any FHA guidelines.  However, if you obtained any information as a result of your 

inspection of the subject property for FHA purposes, you would have to disclose the 

results of that inspection, even if it were a more thorough inspection than required for 

conventional financing.  For example, if you noted roof problems because you entered 

the attic when performing your inspection for FHA, you would be obligated to disclose 

those same results, even if you wouldn’t typically access an attic when inspecting the 

subject property for conventional financing. 

 

Because FHA/HUD was named as an intended user in your original report, USPAP 

requires you to treat the request as a new assignment, since the intended user(s) are an 

assignment element, and as such, cannot be changed in the same assignment. 
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