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XAVIER BECERRA
Attorney General of California
MARC D. GREENBAUM .
Supervising Deputy Attorney General
MORGAN MALEK '
Deputy Attorney General
State Bar No. 223382
300 So. Spring Street, Suite 1702
Los Angeles, CA 90013
Telephone: (213) 897-2643
Facsimile: (213) 897-2804
Attorneys for Complainant

BEFORE THE
BUREAU OF REAL ESTATE APPRAISERS
DEPARTMENT OF CONSUMER AFFAIRS
STATE OF CALIFORNIA

In the Matter of the Accusation and Petition to | Case No. C20160621-05
Revoke Probation Against:
SECOND AMENDED ACCUSATION
DONALD G. RISNER AND SECOND AMENDED PETITION
12801 Monterey Beach Drive TO REVOKE PROBATION
Bakersficld, CA 93311

Residential Appraiser License No. 004107

Respondent.

Complainant alleges:
PARTIES

1. Elizabeth Seaters, acting on behalf of the Bureau of Real Estate Appraisers
(Complainant), Department of Consumer Affairs brings this Accusation and Petition to Revoke
Probatién solely in her ofﬁéial capacity as Chief of Enforcement for Complainant,

2. Onor about April 3, 1992, the Bureau of Real Estate Appraisers (formerly Office of
Real Estate Apptaisers) issued residential appraiser license number 004107 to Donald G. Risner
(“Respondent”). Respondent’s real estate appraiser license was in full force and effect at all
times relevant to the charges brought herein, Respondent’s real estate appraiser license will
expire on August 19, 2018, unless renewed.
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be the highest priority of the Office of Real Estate Appraisers in exercising its licensing,

3. Inadisciplinary action entitled In the Matter of the Administrative Findings Against:
Donald G. Risner, Case Number C20131224-01, the Bureau issued a decision effective December
17,2014, in which Respondént’s Real Estate Appraiser License was revokéd. However, the
revo_cation was stayed, and Respondent was monitored on probation for two (2) years from the
effective date on terms and conditions. A copy of that decision is attached as Exhibit “A” and is
incorporated for reference. |

JURISDICTION

4, - This Second Amended Accusation and Second Amended Petition is brought before
the Bureau of Real Estate Appraisers for the Department of Consumer Affairs, under the authority

of the following laws.

5. Business and Professions Code Section 11310.1 states: “Protection of the public shall

regulatory, and disciplinary functions.”

6.  Business and Professions Code Section 11313 states, in relevant part:

“The bureau is under the supervision and control of the Director of Consumer Affairs.
The duty of enforcing and administering this part is vested in the chief, and he or she
is responsible to the Director of Consumer Affairs therefor,”

7. Business and Professions Code Section 11315.3 states:

“The suspension, expiration, or forfeiture by operation of law of a license or
certificate of registration issued by the office, or its suspension, forfeiture, or
cancellation by order of the office or by order of a court of law, or its syrrender
without the written consent of the office, shall not, during any period in which it may
be renewed, restored, reissued, or reinstated, deprive the office of its authority to
institute or continue a disciplinary proceeding against the licensee or registrant upon
any ground provided by law or to enter an order suspending or revoking the license or
certificate of registration, or otherwise taking disciplinary action against the licensee
or registrant on any such ground.” -

8. _ Probationary term 12 in the disciplinary action entitled In the Matter of the

Administrative Findings Against: Donald G. Risner, Case Number C2013 1224-01 states:

“12. Violation of Probation. If Respondent violates probation in any respect, the
Bureau Chief, after giving Respondent notice and an opportunity to be heard, may
revoke probation and carry out the disciplinary order that was stayed. If an
accusation or a petition to revoke probation is filed against Respondent during
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Standards of Professional Appraisal Practice (USPAP) constitute the minimum standard of
conduct and performance for real estate appraisers.

10.

incorporated by reference.

W\

9,

11.

12.

13.

" regulations relating to real estate appraiser practice to pay a sum not to exceed the

probation, the Bureau Chief shall have continuing jurisdiction until the matter is final,
and the period of probation shall be extended until the matter is final,”

STATUTORY AND REGULATORY PROVISIONS

Business and Professions Code Section 11319 provides, in pertinent part, the Uniform

California Code of Regulations, title 10, section 3721 states:

“(a) The Chief may issue a citation, order of abatement, assess a fine or private or
public reproval, suspend or revoke any license or Certificate of Registration, and/or
may deny the issuance or renewal of a license or Certificate of Registration of any

person or entity acting in a capacity requiring a license or Certificate of Registration
who has:

(6) Violated any provision of USPAP;

33
.

Business and Professions Code section 11316 states in relevant part:

“(a) The director may assess a fine against a licensee, applicant for licensure, person
who acts in a capacity that requires a license under this part, course provider,
applicant for course provider accreditation, or a person who, or entity that, acts in a
capacity that requires course provider acereditation for violation of this part or any
regulations adopted to carry out its purposes.” '

Business and Professions Code section 11409 states in relevant part:

“(a) Except as otherwise provided by law, any order issued in resolution of a
disciplinary proceeding may direct a licensee, applicant for licensure, person who acts
in a capacity that requires a license under this part, registrant, applicant for a
certificate of registration, course provider, applicant for course provider accreditation,
or a person who, or entity that, acts in a capacity that requires course provider
accreditation found to have committed a violation or violations of statutes or

reasonable costs of investigation, enforcement, and prosecution of the case.”

USPAP REQUIREMENTS

See Exhibit “B” for a copy of the applicable sections of USPAP, which are hereby
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located at 416 Decatur Street, Bakersfield, California. The report contains certain errors and
omissions in violation of the Uniform Standards of Professional Appraisal Practice (USPAP),

listed as follows:

and predominant price (S.R. 1-2(e)(i) and 2-2(a)(iii));

JACTUAL BACKGROUND
14.  On or about March 1, 2015, Respondent completed an appraisal of the property

a) Respondént falsely stated the neighborhood one-unit housing lower pride range

b)  Respondent falsely stated the subject had forced air heating and central air
conditioning, whereas it had a wall heater and evaporative cooler (S.R. 1-2(e)(i) and 2-
2(a)(iii));

¢)  Respondent used MLS photographs for all of the comparable sales used while
cropping off the MLS trademarks from three of the six comparable salés used, which was
contrary to the assignment conditions (S.R. 1-2(h), 2-2(a)(vii) and Scope of Work Rule;

d) Respondent falsely'state.d the subject’s zoning as R-1, Single Family
Residential, whereas it was R-2, Medium-density_ Residential District (S.R. 1-3(a) and 2-
2(a)(iii));

e) Respondent created a misleading report by failing to collect, verify, and analyze
all information necessary for credible assignment results via the Sales Comparison
Approach (S.R. 1-4(a) and 2-2(a)(viii));

1. Comparable Sale Two: Respondent falseiy stated Comparable Sale Two
was con;lentionally financed, whereas it was a cash sale,

ii.  Comparable Sale Three: Respondent falsely stated this sale sold for
$90,000 with conventional ﬂnancing, whereas it sold for $85,000 with private party
financing, Respondent falsely stated it had a two-car garage, whereas it had a one-car
garage.

ili. Comparable Sale Four: Respondent falsely stated this closed sale was a

pending sale. Respondent also misrepresented the pending sale date, which was more
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than a year previously than it was at the time of his appraisal report. Additionally,

Respondent failed to appropriately discuss and analyze the significant age disparity of

75 years between this property and the subject.

iv.  Comparable Sale Six: Respondent falsely stated it had a two-car garage, |
whereas it had a one-car garage.

f)  Based upon the findings noted in above items a,b, ¢, d and e, Respondent failed
to correctly employ those recognized methods and techniques that are necessary to produce
a credible appraisal (S.R. 1-1(a));

g) Based upon thcf findings noted in above items a, b, ¢, d and ¢, Respondent
committed substantial errors of omission or commission that significantly affected the
appraisal (S.R. 1-1(b));

h) Based on the ﬁnciings noted in above items a, b, ¢, d and e, Respondent failed to
clearly and accurately set forth the appraisal in a manner that would not be misleading (S.R.
2-1(a));

i)  Based oﬁ the findings noted in above items a, b, ¢, d and e, Respondent failed to
provide sufficient information to enable the intended users of the report to understand it
properly (S.R. 2-1(b)); and

J)  Based on the findings noted in above items a, b, ¢, d, and e, in addition to
appraisal that was not credible, Respondent violated the Conduct section of the Ethics Rule.
15.  Onor about April 16, 2015, Res_pbndent completed an appraisal of the property

located at 30819 Road 144, Visalia, California. The report contains cetjtain errors and omissions
in violation of the Uniform Standards of Professional Ai)praisal Practice (USPAP), listed as
follows;

a)  Respondent falsely stated the subject neighborhood make-up and land use
percentages, such as the significant agriculture and abutting orchards (S.R. 1-2(e)(i) and 2-
2(a)(iiD));

b)  Respondent failed to appropriately discuss and analyze the subject’s additional

three units, several of which were conversions from garages and/or shops. Additionally,
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estate salesperson (S.R. 1-2(h), 2-2(a)(vii) and the Scope of Work Rule);

all information necessary for credible assignment results via the Sales Comparison

Respondent failed to discuss and analyze the status of permits and legality of the living
units (S.R. 1-2()(i) and 2-2(a)(ii); |

¢) . Respondent failed to appropriately discuss and analyze the horse stables and pet
cemetery businessés that were located on the subject property (S.R. 1-2(e)(i) and 2-
2(a)(iid));

d)  Respondent failed to appropriately discuss and analyze that the St. John’s River
runs through the subject property. Addiftion»ally, Respondent falsely stated the subject was
not in a FEMA Special Flood Hazard Area, whereas it was located in a special flood hazard
area (S.R. 1-2(e)(i) and 2-2(a)(ii)): |

e)  Respondent falsely stated he had inspected the interior of all the units, whereas
he did not inspect two of the units. Additionally, Respondent failed to disclose he had

utilized interior photographs of the units he did not inspect that were provided by a real

f)  Respondent used MLS photographs while cropping off the MLS trademarks
from five of the six comparable sales used and all of the comparable r-ental properties used,
which was contrary to the assignment conditions (S.R. 1-2(h), 2-2(a)(vii) and Scope of
Work Rule;

g)  Respondent falsely stated the subject’s AE-20 zoning as “Limited Multi Family
(Fourplex)”, whereas it was Exclusive Agricultural Zone, with a 20 acre minimum (S.R. 1-
3(a) and 2-2(a)(iii));

h)  Respondent failed to appropriately discuss and analyze the subject’s highest
and 1t'Jest use based on the actual zoning. Additionally, Respondent falsely stated the subject
current use was legal and conforms to local zoning régulati'ons and building codes (S.R. 1-
3(b), 2-2(a)(iii) and 2-2(a)(x)); |

i)  Respondent created a misleading report by failing to collect, verify, and analyze

Approach, Specifically, Respondent’s failed to appropriately discuss and analyze the

legality of the subject’s living units, in addition to the horse stables and pet cemetery
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unit (S.R. 1-4(c)(i)(iii) and 2-2(a)(viii));

businesses in comparis;)n to the comparable sales used. Respondent failed to discuss and
analyze the subject’s location on a river in comparison to the comparable sales used.
Respondent also failed to provide market support for the site size adjustments applied to
each of the comparable sales used. Additionally, Respondent failed to appropriately discuss
and analyze the age disparity of the subject and comparable sales used (S.R. 1-4(a) and 2-
2e)(vii)); '
i. * Comparable Sale One: Respondent failed to discuss and analyze this
property sided to a sch091 district building and was also located across the street from
a low income elderly housing project. ‘
ii. Combarab‘le Sale Two: Respondent falsely stated this sale was
conventional financed, whereas it sold with FHA financing.
i) Respondent falsely stated all the subject units were rented, whereas one of the

units was not. Additionally, Respondent fabricated a current monthly rent for the vacant

k)  Respondent falsely stated the subject’s studio unit had a bedroom, whereas it
did not (S.R. 1-4(i)(iif) and 2-2(a)(viii));

) Respondent inflated Comparable Rental One’s monthly rent while ovefstating
the gross building area (S.R. 1-4(i)(iii) and 2-2(a)(viii));

m) , Respondent silgm'ﬁcantly overstated Comparable Rental Three’s gross building
area while misrepresenting projected rents as the currently monthly rents for the vacant
units (S.R. 1-4(i)(iii) and 2-2(a)(viii));

n)  Respondent provided an Opinion of Market rent that was not supported by the-
comparable rental properties used (S.R. 1-4(i)(iii)(iv) and 2-2(a)(viii));

0)  Respondent’s Income Approach was flawed and not credible due to his usage
of an unsupported Opinion of Market Rent (S.R. 1-6(a) and 2-2(a)(viii));

p)  Based upon the findings noted in above items a, b, ¢, d, e, f, g, h, i,j, k, 1, m, n
and o, Respondent failed to correctly employ those recognized methods and techniques that

are necessary to produce a credible appraisal (S.R. 1-1(a));
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violating USPAP, consistently submitting late appraisal logs, work samples, payment of fines and

completion of his required education, in violation as follows:

. comply with probation.

q)  Based upon the findings noted in above items a, b, ¢, d, e, f, g, h, 1,j,k, L, m, n
and o, Respondent committed.substantial errors of omission or commission that
significantly affected the appraisal (S.R.. 1-1(b));

1) Based on the findings noted in aboveitems a, b, ¢,d, e, f, g, h, i, j,k, 1, m, n and
0, Respondent failed to clearly and accurately set forth the appraisal in a manner that would
not be misleading (S.R. 2-1(a));

s)  Based on the findings noted in above items a, b, ¢, d, ¢, f, g, h, i, 1.k, I, m, nand
0, Respondent failed to provide sufficient information to enable the intended users of the
report to understand it pfoperly (S.R. 2-1(b)); and

t)  Based on the findings noted in above items a, b, ¢, d, e, f, g, h, i, j, k, |, m, n and
0, in addition to appraisal that was not credible, Respondent violated the Conduct section of
the Ethics Rule,

16.  Respondent failed to fully comply with the terms and conditions of his probation by

a)  Probation Condition 1: Obey All Laws. Based on paragraphs 13 and 14 above,
Respondent failed to conform to the minimum guidelines set forth in the Uniform Standards
of Professional Appraisal Practice (USPAP); and

b)  Probation Condition 3: Comply with Probation. Respondent failed to fully

¢)  Probation Condition 4: Monitoring. Respondent failed to fully comply with
monitoring by Ibeing delinquent in his submission of appraisal logs, work samples, payment
of fines and completion of a 15-hour basic education course of the Uniform Standards of
Professional Appraisal Practice.

d)  Probation Condition 5: Appraisal Log/Work Samples. Respondent was late
multiple times in his submission of his appraisal logs and work samples.

¢)  Probation Condition 7: Payment of Fine, Respondent was late multiple times in

fine payments.

8

SECOND AMENDED ACCUSATION AND SECOND AMENDED PETITION TO REVOKE PROBATION




ST W (o8

O e NN N W

10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28

f)  Probation Condition 8: Uniform Standards of Professional Appraisal Practice
Course. Respondent was late in his completion of the 15-hour basic education course.

ACCUSATION

FIRST CAUSE FOR DISCIPLINE
(Violating USPAP)

17. Respondent’s license is subject to discipline pursuant to California Code of
Regulations, title 10, section 3721(a)(6) for his violations of USPAP. The violations are described
in paragraphs 14 and 15 above, inclusive, and hereby incorporated by reference,

PETITION TO REVOKE PROBATION
FIRST CAUSE FOR DISCIPLINE
_ (Violating Probationary Terms)

18.  This Petition to Revoke is brought Eased upon Respondent’s violation of probationary
terms 1,3, 4,5, 7, and 8 of the deci;sion In the. Matter of the Administrative Finding; Against:
Donald G. Risner, Case Number C20131224-01. Those terms are as follows:

“l.  Obey All Laws. Respondent shall comply with all federal, state and local laws,
and conform to the minimum guidelines set forth under the Uniform Standards of
" Professional Appraisal Practice (USPAP), and all other laws and regulations pertaining to
real estate appraisers.

3. Comply With Probation. Respondent shall fully comply with the terms and
conditions of the probation-imposed by the Bureau Chief and shall cooperate fully with
representatives of the Bureau in its monitoring and investigation of Respondent’s
compliance with the terms and conditions of probation, '

4,  Monitoring. Respondent shall be subject to, and shall permit and cooperate
with, monitoring and investigation of Respondent’s professional practice. Such monitoring
and investigation shall be conducted by representatives of the Bureau.

5. Appraisal Log/Work Samples. Commencing on the effective date of the
Decision and Order and continuing through the period of probation, Respondent shall
maintain a log of all appraisals and appraisal reviews Respondent performs on a Log of
Appraisal Experience form provided by the Bureau. Respondent shall submit a complete
and accurate copy of the log of all appraisals, and appraisal reviews, completed each six
months. Each six month log shall be submitted to the Bureau within 30 days following the
end of each six month period. Respondent understands that the Bureau may (has the option
to) select work samples for review from each submitted six month log. Failure to submit
the log or any selected work samples in compliance with these terms shall extend probation

9
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inclusive, and hereby-incorporated by reference.

and that following the hearing, the Bureau of Real Estate Appraisers issue a decision:

for a period equivalent to the period of noncompliance. Respondent shall complete a
minimum of twelve appraisals per each year of probation, commencing on the effective
date of the Decision and Order. If respondent fails to complete twelve appraisals per year,
probation shall be tolled pursuant to condition entitled Tolling of Probation for Out-of State
Residence/Practice below,

7. Payment of Fine. Respondent shall pay a fine pursuant to Business and
Professions Code section 11316(a) and California Code of Regulations, Title 10, section
3721(a), in the sum of Tour Thousand Dollars ($4,000). Payment of this fine shall be made
in quarterly installments with payments of not less than Five Hundred Dollars ($500.00),
with the first payment due within 30 days of the effective date of the final Decision and
Order as signed by the Bureau Chief. Payment shall be made to the Real Estate Appraisers
Regulation Fund ¢/o Bureau of Real Estate Appraisers, 1102 Q Street, Suite 4100,
Sacramento, California 95811, by check or money order and shall indicate on its face the
notation: “BREA Case No, C20131224-01.” Respondent shall also submit a copy of the
invoice with payment, which will be provided by the Bureau. If full payment is not
received by the Bureau by the date due as noted in the invoice, a 10 percent penalty shall be
added to the unpaid balance and interest will accrue on the unpaid balance at the pooled
money investment rate in effect at that time, until full amount is paid. Respondent shall not
be eligible to renew his or her license until such time as full payment of the outstanding fine |
has been made. Failure to make payment on the fine shall constitute a violation of the
probationary order.

8. Uniform Standards of Professional Appraisal Practice Course/Examination.
Respondent shall take and pass an Bureau approved 15-hour basic education course on the
Uniform Standards of Professional Appraisal Practice within 6 months of the date the
Decision and Order of the Bureau Chief is final. The course must be “The Appraisal
Foundations National USPAP Course” (or its equivalent as determined solely by the
Appraisers Qualifications Board (“*AQB”) Course Approval Program), and must be taught
by an AQB Certified USPAP Instructor who is also a Certified Residential or Certified
General appraiser in good standing with the Bureau. The course may be taken on line or in
a classroom setting and must include an administered closed book final examination.
Respondent must submit proof of successful completion of the course and final exam
within 6 months following the date the Decision and Order of the Bureau Chief is final.
Respondent understands that it is his or her responsibility to ensure that the course meets all
the requirements listed above and to apply for, schedule, and make all arrangements to take
the course.”

19. Respondent has violated his probationary conditions, as set forth in paragraph 18,

PRAYER
WHEREFORE, Complainant requests that a hearir_ig be held on the matters herein alleged,

10
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DATED:

LA2017603706
52452997.docx

Revoking the probatiop that was granted by the Bureau of Real Estate Appraisers in
In the Matter of the Administrative Findings Against: Donald G. Risner, Case
Number C20131224-01 and imposing the disciplinary order that was stayed thereby
revoking the Real Estate Appraisers License number 004107 issued to Donald G,
Risner,

Revoking or suspending Real Estate Appraisers License number 004107 issued to
Donald G. Risner.

Ordering-Donald G, Risner to pay Bureau reasonable costs of the investigation and
enforcement of this case, pursuant to Business and Professions Code section 11409,
Ordering Donald G. Risner to pay the Bureau of Real Estate Appraisers a fine in the
amount of Ten Thousand Dollars ($10,000.00) pursuant to Business and Professions
Code section 11316. ‘ P -

Taking such other and further action as deemed necessary and proper.

7/ /31/ /7 Ori’ginal Signed

ELIZABETH SEATERS

Chief of Enforcement

Bureau of Real Estate Appraisets
Department of Consumer A ffairs
State of California

Complainant
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Exhibit A

Decision & Order for In the Matter of the Administrative Findings Against: Donald G. Risner,
Case Number C20131224-01




BUS!NESSi CONSUMER SERVICES AND HOUSING AGENCY BOVERNOR EDMUND G. BROWN JR.

‘ ' BEFORE THE
BUREAU CHIEF OF THE BUREAU OF REAL ESTATE APPRAISERS
BUREAU OF REAL ESTATE APPRAISERS
STATE OF CALIFORNIA

In the Matter of the of the '
Real Estate Appraiser License of: Case No. C20131224-01

Donald G. Risner,

12801 Monterey Beach Drive
Bakersfield, CA 93311 . - » i
Real Estate Appraiser License No. 004107

Respondent.

DECISION AND ORDER
The attached Stipulated Settlement and Disciplin‘ary Order is hereby adopted by the

Chief of the Bureau of Real Estate 'Apbralsers, Depariment of Consumér Affairs as the
Decision and Order in the above entitied matter.

\

This Decision shall become effective on / Z' / Z— / ‘{'

It is 5o ORDERED | // <7 1%

Original Signed -

JES MARTIN, BUREAU CHIEF,
UREAU OF REAL ESTATE APPRAISERS
DEPARTMENT OF CONSUMER AFFAIRS

213-Executed St'fpuﬁteﬁett&mmt-m&'o-ﬂwfamﬂm
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Bureau of Real Estate Appraisers
1102 Q Street, Suite 4100

Sacramento, CA 95811
Telephone: (916) 552-9742
Facsimile: (916) 440-7406
BEFORE THE
CHIEF OF THE BUREAU OF REAL ESTATE APPRAISERS
STATE OF CALIFORNIA
ln the Maﬂer of the Administrative [‘mdings Case No, C20131224-01
Against:
Donald G. Risner STIPULATED SETTLEMENT AND
12801 Monterey Beach Drive DISCIPLINARY ORDER
Bakersfield, CA 93311

Real Estate Appraiser License No. 004107
Respondent.

"In the interest of a: proinpt and speedy éettlemeut of this matter, consistent with the public
intérest and mission of the Bureau of Real Estate Apprmscrs (“Burean™), the parties hereby agree
to the following Stipulated Settlement and Disciplinary Orc}er (“Stipulated Settlement”) which
will be submitted to the Chief of the Bureau of Real Estate Appraisers (“Burean Chief”) for’
approval and adoption as the final digposition of this proceeding:

1.  Elizabeth Seaters, acting on behalf of the Bureau of Real Estate Appra‘isers

f (“Complainant™), Bﬁngs this action solely in her official capacity as Chief of Enforcement for
Complainant.

2. Donald G. Risner (“Respondent”) is representing himself and has chosen not to
exercise his right to be represcnteﬂ by counsel.

3.  On or about April, 3, 1992, Complainant issned Real Estate Appraiser Liéensﬁ NoA.
004107 to Respondent. Respondent’s License was in full force and effect at all times relevant to
the attached Administrative Findings and, in absence of any suferseding action, will eipixe on
August 19, 2016.

1
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4.  The Bureau initiated an investigation resulting in the Administrative Findings
agsociated with Case No. C20131224-01. _

5.  When deemed by the Chief of the Bureau of Real Estate Appraisers (*Burean Chiief”)
to be in the public interest, Con';plainant has the authority under Business and Professions Code
section 11315.5 to enter into a settlement related to administrative allegations of violations of the
regulations governing the conduct of licensed appraisets.

6. - A copy of the administrative allegations associated wi%rh the Coﬁplaiuant’s Case No.
C20131224-01 against Respondent ate attached as Exhibit A and incorporated herein by
reference, e - =%

Vi Al

7. Reépond.ent has carefully read and understands the charges and allegations in the
Administrative Firidings associated with Case No. C20131224-01. Respondex;nt has also catefully |
read and understands the effects of this Stipulated Sétﬂemem.

8. Respondentis fully aware of his legal rights in this matter, including the right to a
hearing on the Administrative Findings developed in the Bureau of Real Estate Appraisers Case
Ne. C20131224-01; the riglﬂ: to be represented by counsel at his own expense; the right to
confront and cross-examine the witnesses against him; the right to present evidence and to testify
on his own behalf; the right to the issuance of subpoenas to compel the attendance of witnesses
and the production of documents; the right fo reconsideration and court review of an adverse
decision; and all other rights accorded by the California Administrative Procedure Act and other
applicable laws. ‘

9.  Respondent voluntarily, knowingly, and intelligently waives and gives up each and
every right set forth above, |

CULPABILITY

10. Respondent admits the truth of each and every charge and ellegation in the
Admiinistrative Findings attached as Exhibit A, and agrees that cause exists for disciplii:: against
his Real Estate Appraiser License No. (04107,

2
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11. Respondent agrees that his Real Estate Appraiser License No. 004107 is subject to
discipline and he agrees to be bound by the Bureau Chief’s imposition of discipline as set forth in
the following Disciplinary Order. |

 CONTINGENCY

12. ' This Stipulated Settlement shall be subject to approval by the Bureau Chief.
Respondent understands arid agrees that counsel for Complainant and Complainant's staff may ‘
communicate directly with the Bureau Chief regarding this Stipulated Settlement, without notice
to or participation by Respondent or his counsel. By signing this Stipulated Settlement,
Respondent understands and agrees thst he may not withdraw his agreement or seek to rescind
this Stipulated Settlement prior to the time the Bureau Chief considers and acts upon it. If the
Bureau Chief fails to adopt this Stipulated Settlement as Complainant’s Decision and Order, the
Stipulated Settlement shall be of no force or effect, and, except for this paragraph, it shall be
inadmissible i anj; legai action between the parﬁes, and the Bureau Chief shall not be
dizqualified from further action by Havhg coﬁsidered this matter.

13. The parties understand and agree that PDF or facsimile copies of this Stipulated
Settlement, incjuding PDF or facsimile signatures thereto, shall have the same Ebrce and effect as
t'hé origin;ﬂs. | ‘ .

14. This Stipulated Settlement is intended by the parties to be an integrated writing
representing the complete, final, and exclusive embodiment of their agreemehi. It supersedes any
@d all prior or contemporaneous agreemenis, mdemtindmgs, discussions, negotialibns, and
commitments (written or oral). This Stipulated Settlement may net be altered, amended.
modified, supplemented, or otherwise changed excer.lt by & writing executed by an authorized
'repreéenmﬁw of each of the parties.

15.  Inconsideration of the foregoing admissions and stipulations, the parties agres that
the Bureau Chief may, without further notice or formal proceeding, issue and ente!; the following

Disciplinary Order:

3
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DISCIPLINARY ORDER

IT ISHEREBY ORDERED that Respondent’s Real Estate Appraisers License No, 004107
is revoked and issued a published reproval. Howcvcr the revocation shall be stayed, and’
Respondcnt shall be monitored on probation for two (2) years from the effective date of the
Decision and Order on the terms and conditions described below. The published reproval will not
be stayed. |

| 1.- Obey Al Laws. Respondent shall comply with all federal, state and local laws, and
conform to the minimum guidelines sel forth under the Upiform Standards of Professional
Appraisal Practice (USPAP), and all other laws and regulations pertaining to real estate
Appraisers. - 7

2. Active License Status. Respondent shall at all times maintain an active .license
status with the Bureau, including during any periods of suspension. If the license is e:ipired at the
time the Decision and Order of the Bureau Chief becomes effective, the license must be renewed
within 30 days of the effective date of the Decision and Order.

3. Comply With Probation. Respondent shal] fully comply with the terms and
conditions of the probation imposed by the Bureau Chief and shall cooperate fully with
representatives of the Bureau in its monitoring and investigation of Respondent’s compliance
with the tenﬁs and conditions of probation. '

4.  Monitoring. Respondent shall be subject to, and shall permit and cooperate with,
monitoring and investigation of Respondent’s ﬁrutfessional p,ractice. Such monitoring and
investigation shall be conducted by representatives of the Bureau,

5. Appraisal Log/Work Samples. Commencing on the effective date of the Decision
and Order and continuing through the period of probation, Respondent shall maintain a log of alt
appraisals and appraisal reviews Respondent performs on a Log of Appraisal Experience form
provided by the Bureau. Respondent shall submit a comﬁla:cc and accurato copy of the log of all
eppraisals, and apprajsal teviews, completed each six months. Each six month log shall be
submitted to the Bureau within 30 dayé foliowing the end of each six month period. Respondent

understands that the Bureau may (has the option to) select work samples for review from each

4 .
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. every year of probation. Respondent shall comply with the Bureau's probation compliance

_monitoring program. Failure to pay costs or comply with probation monitoring shall be

submitled six month log. Failure to submit the log or any selected work samples in compliance
with these terms shali extend probation for a peiod equivalent to the period of noncompliance.
Respondent shall complete 4 minimum of twelve appraisals per each year of probatio,
commencing on the effective date of the Decision and Order. [f respondent fails to complete
twelve appraisals per year, probation shall be tolled pursuant to condition entitled Tolling of
Probation for Qut-of State Residence/Practice below.

6. Monitoring Costs, Respondent shall pay costs associated with monitoring each and

considered a violation of probation. Said césts shall be in a sum sufficient to cover the costs
incurred by the Bureau in reviewing appraisals, and other monitoring, in an amount not to exceed
$250.00 per six (6) months. '

7. Payment of Fine. Respondent shall pay a fine pursuant to Business and Professions
Code section 11316(a) and California Code of Regulations, Title 10, section 3721(a), in the sum
of Four Thousand Dollars ($4,000). Payment of this fine shall be made in quarterly instaliments
with payments of not less than Five Hundred Dollars (SSO0.00), with the first paymont due within
30 days of the effective date of the final Decision and Order as signed by the Bureau Chief.
Payment shat] be made to the Real Estate Appraisérs Regulation Fund c/o Burean of Real Estate
Appraisers, 1102 Q Sﬁ'eet, Suite 4100, Sacramento, California 95811, by check or money order
and shall indicate on its face the notation: “BREA Casc No. C20131224-01.” Respondent shall
also submit a copy of the inveice with payment, which will be provided by the Bureau. [f full
payﬁen; is not received by the Bureau by the date due as noted in the invoice, a 10 percent
penalty shall be added to the unpaid balance and intcresf will accrue on the unpaid balance at the
pooled money investment ‘rata in effect at that time, until full amount is paid. Respondent shall
not be eligible to renew his or her license until such time as full payment of the outstanding fine .
has been made. Failure'i;o make payment on the fine shall constitute a violation of the

probationary order.

5
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8.  Uniform Standards of Professional Appraisal Practice Course/Examination.
Respondent shall take and pass an Bureau approved 15-hour basic education course on 'the
Uniform Standards of Professional Appraisal Practice within 6 months of the date the Decision
and Order of the Bureau Chief is final. The course must be “The Appraisal Foundédons National
USPAP Course” (or its e;q'_uivalent as determined soiely by the Appraisers Qualiﬁcations IBoard
(“AQB”) Course Approval Program), and must be taught by an AQB Certified USPAP Instructor
who is also a Certified Residential or Certified General appraiser in good standing with the
Bureau. The course may be faken on line or in a classroom setting and must include an
adminiétcred closed book final examination. Respondent must subinit proof of suceessful
completion of the course and final exam within 6 months fullowiﬂng the date the Decision and
Order of the Bureau Chicf is final. Respondent understands that it is his or her responsibility to
ensure that the course meets all the requirements listed above and to apply for, schedule, and
make all arrangements to take the course.

9,  Minimum Education Requirements. Educaﬁon,a;l coursés imposed as a term or
condition of probation may not be credited towards Respondent's continuing education |

‘tequiremuents required for renewal of Respondent’s real éstate appraiser license.

1'0. * Automatic Suspension. Failure to comply with the education requirements as
contained in this Stipulated Setilement and Disciplinary Otdet shall result in an automatic
suspension of Respondent’s real estate appraiser license.

I'l... Tolling of Probation For Out-of-State Residence/Practice. In the event
Réspondellt should leave California to reside or practice outside this state, Respondent Taust
nou'fjr Complainant, in writing, of the dates of departire and retuen. Periods of non-California
residéncy or practice mnxtsidc the state shall extend the running of the probationary peridd, or of
any suspension, for an equivalent period. No obligation iraposed heréiﬂ, including requlreménts
to file written reports, reimburse Complainant cosfs, shall be suspended or otherwise affected by
such periods of out-of-state residency or practice éxcept at the written direction of Complainant,

12, Violation of Probation. If Respondent violates probation in any respect, the Burean

Chief, after giving Respondent notice and an opportunity to be heard, may revoke probation and

6
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W disciplinary action and shall become a part of Respondex‘it’_s license history with the Bureau,

|

|

' when the Bureau Chief determines whether to grant or deny the appiication, certification ot

carry out the diseiplinary order that was staycd. If an accusation or & petition to revoke probation
is filed against Resp(;udent during probation, the Bureau Chief shall have continuing jurisdiction
untl] the matter is final, and the period of probation shall be extended until the matter is final.

13, License Surrender. Duting Respondent’s term of probation, if he or she ceases
practicing due to retirement, health regsons or is otherwise unable to satisfy the conditions of
probation, Respondent may surrender his or her license to the Bureau. The Burean reserves the
right to evaluate Respondent’s request and to exercise its discretion whether to prant the request,
or to take any other action destned appropriate and reasonable under the circumstances, without
farther hearing. Upon formal acceptance of the tendered license, Respondent will no longer be

subject to the conditions of probation. Surrender of Respondent’s license shall be considered a

I}esp.ondent may petition the Bureau for reinstatement pursuant to the provisions set forth in
Government Code Section 11522. If, following & surrender of his or her license, Respondent ever
applies for licensure or any certification of registfati‘cm to the Bureau and/or petitions for
reinstatement in the State of California, the Bureau Chief shall treat it as a new application for .
licensure or certiﬁcatiqn. Resp()ndent‘must, comply with all the laws, regldaﬁonsnand procedures
for licensure ot certification in effect at the time the application or petiﬁqn is ﬁ_led, and all of the
chargés and allegations contained in the attached Administrative Findiﬂgs will be deexhed true

petition. Further, Respondent shall pay the enforcement costs, fine and complete the education,
as specified in this Stipulated Settlement prior to ﬁﬁng any application for reinstatement or
issuance of a new license ot certificate of registration.

W

A\

W

W

W

W
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consideration.

Dated: _(1/)7 / 3057 L

ACCEPTANCE

[ have cavefully read the above Stipulated Settlement. I understand the stipulation and the
effect it will have on my Real Estate Appraiser License. I enter into this Stipulated Settlement
voluntarily, knowingly, and intelligently, and agreo o be bound by the Decision and Order of the

Bureau Chief,

Original Signed

patep:  ‘Mox v

/i%:ﬁﬂ(} ‘Risner
e pondent

ENDORSEMENT

"The foregoing Stipulated Settlement is hereby respectfully submitted for the Bureay Hefy

Original Signed

. Uhief ot Enforcerent

8
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Exhibit A

. Administrative Findings - Case No. C20131224-01

On or about September 7, 2013, Re.gmndenl comFlcted a real estate appraisal report for the
property located al 4305 Rio Vigjo Drive, Bakerstield, Califomia. The report contained errors or
omigsions, in violution of the provisiong of the Uniform Standards of Professional Appraisal

Practice (USPAP), listed as follows:

a) Respondent failed to appropriately discuss and analyze neighborhood boundaries and
median price ranges (S.R. 1-2(e)(i) and 2-2(b)(iii));

b) Respondent inconsistently stated the home was 10 years old and under construction at the
time ofhis inspection (S.R. 1-2(e)(i) and 2-2(b)(ii));

¢) Respondent created a misleading report by failing to collect, verify, and analyze all
information necessary for credible assignment results via the Sales Comparison
Approach. Specifically, Respondent failed to appropriately discuss and analyze the
varying conditions of the properties such as Comparable S8ale Two, which had new
carpet, vinyl flooring and paint, and Comparable Sale Six which was a foreclosure
property that was sold in “as is” condition. Additionally, Respondent failed to use more
relevant comparable sales while utilizing less relevant comparable sales, resulting in a
value conclusion that was not credible (S.R. 1-4(a) and 2-2(b)(viil));

i, Comparable Sale One: Respondent falsely stated this property was conventionally
financed whereas it was a cash sale. Respondent also failed to discuss and analyze
this property backed to an arterial. Additionally, Respondent provided a false

~ photogtaph of this property.

ii.  Comparable Sale Two: Respondent falsely stated this property was
conventionally financed whereas it was FHA financed. Réspondent also provided
a false photograph of this property.

iii. Comparable Sale Three: Respondent falsely stated this property was
conventionally financed whereas it was a cash sale. Respondent also failed to
discuss and analyze a more recent sale of this property.

iv.  Comparable Sale Four: Respondent falsely stated this property was -
conventionally financed whereas it was a cash sale.

v.  Comparable Sale Six: Respondent provided & false photograph of this property.
d) Based upon the findings noted in above items a, b and ¢, Respondent failed to correctly -
cmploy those recognized methods and techniques that are necessary to produce a credible
appraisal (S.R. 1-1(a)); : ;

e) Based upon the findings noted in above items g, b, ¢, Respondent committed sﬁbstantial
errors of omission or commission that significantly affected the appraisal (S.R. 1-1(b));




f) Based on the findings noted in above items a, band ¢, Respondent failed to clearly and
accurately set forth the appraisal in a2 manner that would not be misfeading (S.R. 2-1(=));

g) Based on the findings noted in above items a, b and ¢, Respondent failed to provide
sufficient information to enable the intended users of the report to understand [t properly
(S8.R. 2-1(b))

h) Based on the ﬁhdinés noted in above items a, band ¢, in addition to an appraisal that was
not credible, Respondent violated the Conduct section of the Ethics Rule: and

i Respondent failed to maintain and provule to BREA a complete work file, including all
vergsions of bis appraisal report, resulting in a vxo]adon of the Record Keeping section of
the Ethics Rule.

On or about April 28, 2014, Respondent provided to BREA a real estate appraisal report for the
pro rty located at 4305 Rio Viejo Drive, Bakersfield, California. The report contained errors or
ssions, in violation of the provisions of the Uniform Standards of Pro essnonal Appraisal

Practme (USPAP), listed as follows:

a) Respondent misrepresented an altered version of his report as a true copy of his appraisal
report that was submitted to the client. Additionally, Respondent provided a false date of
. appraisal report (S.R. 1-1(a), (b), 2—1(&),(!)), 2-2(b)(vi) and the Conduct section of the
Ethics Rule).
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ETHICS RULE

ETHICS RULE

An appraiser must promote and preserve the public trust inherent in appraisal practice by observing
the highest standards of professional ethics.

An appraiser must comply with USPAP when obligated by Iaw or regulation, or by agreement with
the clicnt or intended users. In addition to these requirements, an individual should comply any time
that individual represents that he or she is performing the service as an appraiser. '

Comment: This Rule specifies the personal obligations and responsibilities of the individual
appraiser. An individual appraiser employed by a group or organization that conducts itself in a
manner that does not conform to USPAP should take steps that are appropriate under the
circumstances to ensure compliance with USPAP.

This ETHICS RULE is divided into three sections: Conduct, Mgugémm;, and Confidentiality

-which apply to all appraisal practice.

Conduct: '

An appi'alser must perform assignments with impartiality, objectivity, and independence, and
without accommodation of personal interests.

An appraiser:

must not perform an assignment with bias;
must not advocate the cause or interest of any party or issue;

must not accept an assignment that includes the reporting of predetermined opinions and
conclusions; g

must not misrepresent his or her role when providing valuation services that are outside of
appraisal practice; ; p

must not communicate assignment results with the intent to mislead or to defraud;

must not use or communicate a report that is known by the appraiser to be misleading or
fraudulent;

must not knowingly permit an employee or other person to .co_nimtmicate a misleading or
fraudulent report; ’

must not use or rely on unsupperted conclusions relating to characteristics such as race,
color, religion, national origin, gender, marital status, familial status, age, receipt of public
assistance income, handicap, or an unsupported conclusion that homogeneity of such
characteristics is necessary to maximize value;

must not engage in criminal conduct;

must not willfully or knowingly violate the requirements of the RECORD KEEPING RULE; and

must not perform an assignment in a grossly negligent manner.

Comment: Development standards (1-1, 3-1, 6-1, 7-1 and 9-1) address the requirement that “an
appraiser must not render appraisal services in a careless or negligent manner.” The above

requirement deals with an appraiser being grossly .negligent in performing an assignment which

would be a violation of the Conduct section of the ETHICS RULE.

USPAP 2014-2015 Edition
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ETHICS RULE

If known prior to accepting an assignment, and/or if discovered at any time during the assigﬁment,
an appraiser must disclose to the client, and in each subsequent report certification:

¢ any current or prospective interest in the subject property or parties involved; and

¢ any services regarding the subject property performed by the appraiser within the three
year period immediately preceding acceptance of the assignment, as an appraiser or in any
other capacity.

Comment: Disclosing the fact that the appraiser has préviously appraised the property is permitted

. except in the case when an appraiser has agreed with the client to keep the mere occurrence of a
prior assignment confidential. If an appraiser has agreed with a client not to disclose that he or she
has appraised a property, the appraiser must decline all subsequent assignments that fall within the
three year period.

In assignments in which there is no appralsal or appraisal review report, only the initial disclosure
to the clicnt is required.

Mgﬂggemengz

An appraiser. must disclose that he or she paid a fee or commnss:on, or gave a ﬂlmg of value in
connection with the procurement of an assignment.

Comment: The disclosure must appear in the certification and in any transmitial letter in which
conclusions are stated; however, disclosure of the amount paid is not required. In groups or
organizations engaged in appraisal practice, intra-company payments to employees for business
development do not require disclosure.

An appraiser must not accept an assignment, or have a compensation arrangement for an
assignment, that is contingent on any of the following:

the reporting of a predetermined result (e.g., opinion of va‘lue);

a direction in assignment results that favors the cause of the client;
the amount of a value opinion;

the attainment of a stipulated result (e.g., that the loan closes, or taxes are reduced); or

L A

the occurrence of a subsequent event directly related to the appraiser’s opinions and specific
to the assignment’s purpose.’

An appraiser must not advertlse for or solicit assignments in a manner that is false, misleading, or
exaggerated.

An appraiser must affix, or authorize the use of, his or her signature to certify recognition and

" aceeptance of his or her USPAP responsibilities in an appraisal or appraisal review assignment (see

Standards Rules 2-3, 3-6, 6-9, 8-3, and 10-3). An appraiser may authorize the use of his or her

. signature only on an assignment-by-assignment basls,

An appraiser must not affix the signature of another appraiser without his or her consent.

Comment: An appraiser must exercise due care to prevent unauthorized usé of his or her signature.
. An appraiser exercising such care is not responsible for unauthorized use of his or her signature,

U-8 ‘ USPAP 2014-2015 Edition
; ©The Appraisal Foundation




ETHICS RULE

291 Confidentiality:

292 An appraiser must protect the confidential nature of the appraiser-client relationship.

203 An appraiser must act in good faith with regard to the legitimate interests of the client in the use of
294 confidential information and in the communication of assignment results.

295  An appraiser must be aware of, and comply with, all confidentiality and privacy laws and regulations
296  applicable in an assignment,’?

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

. 298  other than:
299 e _the client;
300 e persons specifically authorized by the client;
301 o state appraiser regulatory agencies;
302 e third parties as may be authorized by due process of law; or
303 e 3 duly authorized professional peer review committee ex.cept when such disclosure to a
304 committee would violate applicable law or regulation,

305 A member of a duly authorized professional peer review committee must not disclose confidential
306  information presented to the committee.

307 . Comment: When all confidential elements of confidential information and assignment results are
308 removed through redaction or the process of aggregation, client authorization is not requlred for the
309 disclosure of the remaining information, as modified.

? Pursuant to the passage of the Gramm-Leach-Bliley Act in 1999, numerous agencies have adopted privacy
regulations. Such regulations are focused on the protection of information provided by consumers to those
involved in financial activities “found to be closely related to banking or usual in connection with the
transaction of banking.” These activities have been deemed to include “appraising real or personal property.”
(Quotations are from the Federal Trade Commission, Privacy of Consumer Financial Information; Final Rule,
16 CFR Part 313.) ’

USPAP 2014-2015 Edition . : ' U-9
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SCOPE OF WORK RULE

387.  SCOPE OF WORK RULE’

388 For each appraisal apnd appraisal review assignment, an appraiser inust:

389 1. identify the problem to be solved;
390 2. determine and perform the scope of work necessary to develop credible assignment results; and
391 3. disclose the scope of work in the report.

392 An appraiser must properly‘ identify the problem to be solved in order to determine the appropriate
393 seope of work. The appraiser must be prepared to demonstrate that the scope of work is sufficient to
394  produce credible assignment results.

395 Comment: Scope of work includes, but is not limited to:

396 » the extent to which the property is identified;

397 o the extent to which tangible property is inspected;

398 o the type and extent of data researched; and

399 ¢ the type and extent of analyses applied to arrive at opinions or conclusions.

400 Appraisers have broad flexibility and 51gn1ﬁcant responsibility in determining the approprlate
401 scope of work for an appraisal or appraisal review assignment,

402 Credible assignment results require support by relevant evidence and logic, The credibility of
403 assignment results is always measured in the contéxt of the intended use.

404 ‘Problem tificatio

405 An appraiser must gather and analyze information about those assignment elements that are necessary to
406 properly identify the appraisal or appraisal review problem to be solved.

407 Comment: The assignment elements necessary for problem identification are addressed in the

408 applicable Standards Rules (i.e., SR 1-2, SR 3-2, SR 6-2, SR 7-2 and SR 9-2). In an appraisal

409 assignment, for example, identification of the problem to be solved requires the appraiser to

410 identify the following assignment elements:

411 o client and any other intended users;

412 e intended use of the appraiser’s opinions and conclusions;

413 e ‘type and definition of value;

414 » effective date of the appraiser’s opinions and conclusions;

415 s subject of the assignment and its relevant charactenstlcs, and

416 s  assignment conditions.

417 - This information provides the appraiser with the basis for determining the type and extent of
418 research and analyses to include in the development of an appraisal. Similar information is
419 necessary for problem identification in appraisal review assignments,

420 Communication with the client is required to establish most of the information necessary for
421 problem identification. However, the identification of relevant characteristics is a judgment
422 made by the appraiser that requires competency in that type of assignment.

* See Advisory Opinion 28, Scope of Work Dectsion, Performance, and Disclosure and Advisory Opinion 29, An Acceptable Scope o
Work. ‘
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SCOPE OF WORK RULE

423 Assignment conditions include assumptions, extraordinary assumptions, hypothetical
424 conditions, laws and regulations, jurisdictional exceptions, and other conditions that affect the
425 scope of work. Laws include constitutions, legislative and court-made law, administrative
426 rules, and ordinances. Regulations include rules or orders, having legal force, issued by an
427 administrative agency.

428 Scope of Work Acceptability’

429 . The scope of work must include the research and analyses that are necessary to develop credlble
430 assignment results.

431 Comment: The scope of work is acceptable when it meets or exceeds:

432 o  the expectations of parties who are regularly intended users for similar assignments; and
433 o what an appraiser’s peers’ actions would be in performing the same or a similar
434 assignment,

435 Determining the scope of work is an ongoing process in an assignment. Information or
436 conditions discovered during the course of an assignment mlght cause the appraiser to
437 reconsider the scope of work.

438 An appraiser must be prepared to support the decision to exclude any investigation,
439 information, method, or technique that would appear relevant to the client, another intended
440 user, or the appraiser’s peers.

441 An appraiser must not allow assignment conditions to limit the scope of work to such a degree that the
442 - assignment results are not credible in the context of the intended use.

443 Comment: If relevant information is not available because of assignment conditions that limit
444 research opportunities (such as conditions that place limitations on inspection or information
445 gathering), an appraiser must withdraw from the assignment unless the appraiser can:

446 o modify the assignment conditions to expand the scope of work to include gathering the
447 information; or

443 o use an extraordinary assumption about such information, if credible assignment results
449 can still be developed.

450 An appraiser must not allow the intended use of an assignment or a client's objectives to cause the
451 assignment results to be biased. :

452 Disclosure Obligations

453  The report must contain sufficient information to allow intended users to understand the scope of work
454 . performed.

455 ' Comment: Proper disclosure is required because clients and other intended users rely on the
456 assignment results. Sufficient information includes disclosure of research and analyses
457 " performed and might also include disclosure of research and analyses not performed.

* See Advisory Opinion 29, An Acceptable Scope of Work.
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©The Appraisal Foundation




477

478
479
480

481
482
483
484

485
486

487
488

489
490
491
492
493

494

495
496
497
498
499
500

501

502

503
504
505
506

507
508
509
510
511

512
513

514

STANDARD 1 y

STANDARD 1: REAL PROPERTY APPRAISAL, DEVELOPMENT

In developing a real property appraisal, an appraiser must identify the problem to be solved, determine
the scope of work necessary to solve the problem, and correctly complete research and analyses necéssary
to produce a eredible appraisal. -

Comment: STANDARD | is directed toward the substantive aspects of developing a credible
appraisal of real property. The requirements set forth in STANDARD 1 follow the appraisal
development process in the order of topics addressed and can be used by appraisers and the
users of appraisal services as.a convenient checklist.

tand e 1-
In developing a real property appraisal, an appraiser must:

@) be aware of, understand, and correctly employ those recognized methods and technlques that are
necessary to produce a credible appraisal;

Comment: This Standards Rule recognizes that the principle of change continues to affect the

manner in which appraisers perform appraisal services. Changes and developments in the real

estate field have a substantial impact on the appraisal profession. Important changes in the

cost and manner of constructing and marketing commercial, indusirial, and residential real

estate as well as changes in the legal framework in which real property fights and interests are

created, conveyed, and mortgaged have resulted in corregponding changes in appraisal theory

and practice. Social change has also had an effect on appraisal theory and practice. To keep
abreast of these changes and developments, the appraisal profession is constantly reviewing
and revising appraisal methods and techniques arid devising new methods and techniques to-
meet new circumstances. For this reason, it is not sufficient for appraisers to simply maintain
the skills and the knowledge they possess when they become appraisers. Each appraiser must
continuously improve his or her skills to remain proficient in real property appraisal, -

(b) not commit a substantlal error of omission or éommissipn that significantly affects an appraisal;
and

Comment: An appraiser must use sufficient care to avoid errors that would significantly affect
his or her opinions and conclusions. Diligence is required to identify and analyze the factors,

* conditions, data, and other information that would have a significant effect on the eredibility
of the assignment results.

(c) not render appraisal services in a careless or negligent manner, such as by making a series of
errors that, although individually might not significantly affect the results of an appraisal, in the
aggregate affects the credibility of those results,
Comment: Perfection is impossible to attain, and competence does not require perfection.
However, an appraiser must not render appraisal services in a careless or negligent manner.
This Standards Rule requires an appraiser to use due diligence and due care.

Standards Rule 1-2

In developing a real property appraisal, an appraiser must:
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STANDARD 1

(a) identify the client and other intended users;®
(b) identify the intended use of the appraiser’s opinions and conclusions;®

Comment: An appraiser must not allow the intended use of an assignment or a client’s
objectives to cause the assignment results to be biased.”

(c) identify the type and definition of value, and, if the. value opinion to be developed is market
value, ascertain whether the value is to be the most probable price:

() in terms of cash; or
(ib) in terms of financial arrangements equivalent to cash; or
(lif) in other precisely defined terms; and

(iv) if the opinion of value is to be based on non-market financing or financing with unusual

: conditions or incentives, the terms of such financing must be clearly identified and the
appraiser’s opinion of their contributions to or negative influence on value must he
developed by analysis of relevant market data;

Comment: When exposure time is a component of the definition for the wvalue
opinion being developed, the appraiser must also develop an opinion of reasonable
exposure time linked to that value opinion.®

(d) identify the effective date of the appraiser’s opinions and conclusions;’

(e) identify the characteristics of the property that are relevant to the type and definition of value
and intended use of the appraisal, including:

(i) its location and physical, legal, and economic attributes;
(i) the real property interest to be valued;

(ifi) any personal property, trade fixtures, or intangible items that are not real property but
are included In the appraisal;

(iv) . any known easements, restrictions, encumbrances, leases, reservations, covenants,
contracts, declarations, special assessments, ordinances, or other items of a similar
nature; and

3 See Statement on Appraisal Standards No, 9, Identification of Intended Use and Intended Users.

§ See Statement on Appraisel Standards No. 9, Identification of Intended Use and Intended Users.

?. See Advisory Opinion 19, Unacceptable Assignment Conditions in Real Property Appraisal Assignments.

® See Statement on Appraisal Standards No. 6, Reasonable Exposure Time in Real Property and Personal Property Opinions of Value. See
also Advisory Opinien 7, Marketing Tinte Opinions, and Advisory Opinion 22, Scope of Work in Market Value Appraisal Assignments,
Real Property.

% See Statement on Appraisal Standards No. 3, Retraspective Value Opinions, and Statement on Apprmsal Standards No. 4, Prospective
Value Opinions.

1 See Advisory Opinion 2, Jnspection of Sybject Property, and Advxsory Opinion 23 Identjfying the Relevant Characler:sncs of the Subjec{
Property of a Real Property Appraisal Assignment. -
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STANDARD 1

(\2) whether the subject property is a fractional interest, physical segment, or partial
holding;

Comment _on (le) The information used by an appraiser to identify the property
‘characteristics must be from sources the appraiser reasonably believes are reliable,

An appraiser may use any combination of a property inspection and documents, such as a
physical legal description, address, map reference, copy of a survey or map, property sketch,
or photographs, to identify the relevant characteristics of the subject property.

When appraising proposed improvements, an appraiser must examine and have available for
future examination, plans, specifications, or other documentation sufficient to identify the
extent and character of the proposed improvements, "'

Identification of the real property interest appraised can be based on a review of copies or
summaries of title descriptions or other documents that set forth any known encumbrances,

An appraiser is not required to value the whole when the subject of the appraisal is a
fractional interest, a physical segment, ora partial holding.

) ifienﬁly any extraordinéry assumptions necéssary in the assignment;
- Comment: An extraordinary assumption may be used in an assignment only if:

it is required to properly develop credible opinions and conclusions;

the appraiser has a reasonable basis for the extraordinary assumption;

use of the extraordinary assumption results in a credible analysis; and

the appraiser complies with the disclosure requirements set forth in USPAP for
extraordmary assumptlons

(3] identify any hypothetical conditions necessary in the assignment; and
Comment: A hypothetical condi_tion may be used in an assignment only if:

s use of the hypothetical condition is clearly required for legal purposes, for purposés of
reasonable analysis, or for purposes of comparison;

o use of the hypothetical condition results in a credible analysis; and

e the appraiser complies with the dlsclosure requirements set forth in USPAP for
hypothetical conditions.

(h) determine the scope of work necessary to produce credible assignment results in accordance with
the SCOPE OF WORK RULE."

Standards Rule 1-3

When necessary for credible assignment results.'in developing a market value opinion, an appraiser .must:

" See Advisory Opinion 17, Appraisals of Real Property with Proposed Improvements.
12 See Advisory Opinion 28, Scope of Work Dacision, Performemce, and Disclosure, and Advisory Opinion 29, An Acceptable Scope of
Work. ’
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STANDARD 1

(a) identify and analyze the effect on use and value of existing land use regulations, reasonably
probable modifications of such land use regulations, economic supply and demand, the physical
adaptability of the real estate, and market area trends; and

Comment: An appraiser must avoid making an unsupported assumption or premise about
market area trends, effective age, and remaining life.

(b) develop an opinion of the highest and best use of the real estate.

Comment: An appraiser must analyze the relevant legal, physical, and economic factors to the
extent necessary to support the appraiser’s highest and best use conclusion(s).

Standards Rule 1-4

In developing a real property appraisal, an appraiser must collect, verify, and analyze all information
necessary for credible assignment results.

(a) When a salés comparison approach is necessary for credible assignment results, an appraiser
must analyze such comparable sales data as are available to indicate a value conchision,

(b) " When a cost approach is necessary for credible assignment resﬁlts, an appraiser must;
@ develop an opinion of site value by an appropriate appraiﬁsalmethod or technique;

(i) analyze such comparable cost data as are available to estimate the cost new of the
improvements (if any); and -

(iif) analyze such comparable data as are available to estimate the difference between the
cost new and the present worth of the improvements (acerued depreciation).

(c) When an income approach is necessary for credible assignment results, an appraiser must:

()  analyze such comparable rental data as are available and/or the potential earnings
capacity of the property to estimate the gross income potentia\ of the property;

(i) analyze such comparable operating expense data as are avallable to estimate the
operating expenses of the property;

(iii) analyZe such comparable data as are available to estimate rates of capitahzation and/or
rates of discount; and

(iv) base projections of future rent and/or income potential and expenses on reasonably clear
and appropriate evidence.”

Comment: In developing income and expense statements and cash flow projections,
an appraiser must weigh historical information and trends, current supply and
demand factors affecting such trends, and anticipated events such as competition
from developments under construction.

(d) When developing an opinion of the value of a leased fee estate or a leasehold estate, an appraiser
must analyze the effect on value, if any, of the terms and conditions of the lease(s).

1 See Statement on Appraisal Standards No, 2, Discounted Cash Flow Analysis, .
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STANDARD 1

(e) ‘When analyzing the assemblage of the various estates or component parts of a p roperty, an
appraiser must analyze the effect on value, if any, of the assemblage. An appraiser must refrain
from valuing the whole solely by adding together the individual values of the various estates or
component parts.

Comment: Although the value of the whole may be equal to the sum of the separate estates or
parts, it also may be greater than or less than the sum of such estates or parts. Therefore, the
value of the whole must be tested by reference to appropriate data and supported by an
appropriate analysis of such data,

A similar procedure must be followed when the value of the whole has been established and
the appraiser seeks to value a part. The value of any such part must be tested by reference to
appropriate data and supported by an appropriate analysis of such data,

(1) When analyzing anticipated public or. private improvements, located on or off the site, an
appraiser must analyze the effect on value, if any, of such anticipated improvements to the extent
they are reflected in market actions.

(8 When personal property, trade fixtures, or intangible items are included in the appraisal, the

appraiser must analyze the effect on value of such non-real property items.

Comment: When the scope of work includes an appraisal of personal property, trade fixtures
or intangible items, competency in personal property appraisal (see STANDARD 7) or
business appraisal (sce STANDARD 9) is required.

Standards Rule 1-5

When the value opinion to be developed is market value, an appraiser must, if such information is
available to the appraiser in the normal course of business: "

(a) analyze all agreements of sale, options, and listings of the subject property current as of the
effective date of the appraisal; and

(b) analyze all sales of the subject property that occurred within the three (3) years prior to the
effective date of the appraisal.™®

Comment: See the Comments to Standards Rules 2-2(3)(vii§) and 2-2(b)(viii) for
corresponding reporting requirements relating to the availability and relevance of information.

Standards Rule 1-6

In déVeloping a real property apliraisal, an appraiser must:

(a) reconcile the quality and quantity of data available and analyzed within the approaches used;
and
o) reconcile the applicability and relevance of the approaehes, methods and techniques used to

arrive at the value conclusmn(s)

" See Advisory Opinion 24, Normal Course of Business.
13 See Advisory Opinion 1, Sales History.
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STANDARD 2

- Each written or oral real property appraisal réport must:

STANDARD 2: REAL PROPERTY APPRAJSAL, REPORTING

In reporting the results of a real property appraisal, an appraiser must communicate each analysis,
opinion, and conclusion in a manner that is not misleading. '

Comment: STANDARD 2 addresses the content and level of information required in a report
that communicates the results of a real property appraisal. '

STANDARD 2 does not dictate the form, format, or style of real property appraisal reports.
The form, format, and style of a report are functions of the needs of intended users and
appraisers. The substantive content of a report determines its compliance,

Sta ule 2-1

0

(a) clearly and accurately set forth the appraisal in a manner that will not be misleading;

(b contain sufficient information to enable the intended users of the appraisal to understam‘i the
report properly; and

(c)  clearly and accurately disclose all assumptions, extraordinary assumptions, hypothetical
conditions, and limiting conditions used in the assignment,

Standards Rule 2-2

Each writteil real property appraisal report must be prepared under one of the following options and
prominently state which option is used: Appraisal Report or Restricted Appraisal Report.'®

Comment: When the intended users include parties other than the client, an Appraisal Report
must be provided. When the intended users do not include parties other than the client, a
Restricted Appraisal Report may be provided.

The essential difference between these two options is in the content and level of information
provided. The appropriate reporting option and the level of information necessary in the
report are dependent on the intended use and the intended users.

An appraiser must use care when characterizing the type of report and level of information
commurnicated upon completion of an assignment. An appraiser may use any other label in
addition to, but-not in place of, the label set forth in this Standard for the type of report
provided.

The report content and level of information requirements set forth in this Standard are
minimums for each type of report. An appraiser must supplement a report form, when
necessary, to ensure that any intended user of the appraisal is not misled and that the report
complies with the applicable content requirements set forth in this Standards Rule.

A party receiving a copy of an Appraisal Report or Restricted Appraisal Report in order to
satisfy disclosure requirements does not become an intended user of the appraisal unless the
appraiser identifies such party as an intended user as part of the assignment,

16 See Advisory Opinion 11, Content of the Appraisal Report Options of Standards Rules 2-2, 8-2, and 10-2 end Advisory Opinion 12, Use
of the Appraisal Report Options of Standards Rules 2-2, 8-2, and 10-2.
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STANDARD 2

676  (a) The content of an Appraisal Report must be consistent with the intended use of the appraisal
677 and, at a minfmum:

678 ) state the identity of the client and any intended users, by name or type;"’

679 Comment: An appraiser must use care when identifying the client to ensure a clear
680 . understanding and to avoid violations of the Confidentiality section of the ETHICS
681 RULE. In those rare instances when the client wishes to remain anonymous, an
682 appraiser must still document the identity of the client in the workfile but may omit
683 the client’s identity in the report,

684 Intended users of the report might include parties such as lenders, employees of
685 government agencies, partners of a client, and a client’s attorney and accountant.

686 (i)  state the intended use of the appraisal; "*

687 (ili) summarize information sufficient to identify the real estate involved in the appraisal,
688 including the physicnl. legal, and economic property characteristics relevant to the
689 assignment;"

690 Comment; The real estate involved in the appraisal can be specified, for example, by
691 a legal description, address, map reference, copy of a survey or map, property sketch,
692 and/or photographs or the like. The summarized information can include a property
693 sketch and photographs in addition to written comments about the legal, physical,
694 , and economic atiributes of the real estate relevant to the type and definition of value
695 and intended use of the appraisal,

696 (iv) state the real property interest appraised;

697 Comment: The statement of the real property rights being appraised must be
698 . substantiated, as needed, by copies or summaries of title descriptions or other
699 documents that set forth any known encumbrances.

700 ) state the tybe and definition of value and cite the source of the definition;

701 Comment: Stating the definition of value also requires any comments needed to
702 clearly indicate to the intended users how the definition is being applied.

703 When reporting an opinion of market value, state whether the opinion of value is:

704 ¢ in terms of cash or of financing terms equivalent to cash, or

705 o based on non-market financing or financing with unusual conditions or

706 incentives.

707 When an opinion of market value is not in terms of cash or based on financing terms
708 equivalent to cash, summarize the terms of such financing and explain their
709 . contributions to or negative influence on value,

17 Ses Statement on Appraisal Standards No. 9, Identification of Intended Use and Intended Users.

18 See Statement on Appraisal Standards No. 9, Jdentification of Intended Use and Intended Users.

19 See Advisory Opinion 2, Jnspection of Subject Property, and Advisory Opinion 23, Identlfvlng the Relevant Characteristics of the Subject
Property of a Real Property Appraisal Assignment.
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STANDARD 2

When an opinion of reasonable exposure time has been deveIOped in compliance
with Standards Rule 1-2(c), the opinion must be stated in the report.”®

(vi) state the effective date of the appraisal and the date of the report;?'

Comment: 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.

(vii)  sammarize the scope of work used to develop the appraisal;22

Comment: Because intended users’ reliance on an appraisal may be affected by the
scope of work, the report must enable them to be properly informed and not misled.
Sufficient information includes disclosuré of research and analyses performed and
might also include disclosure of research and analyses not performed.

When any portion of the work involves significant real property appraisal assistance,
the appraiser must summarize the extent of that assistance. The name(s) of those .
providing the significant real property appraisal assxstance must be stated in the
certification, in accordance with Standards Rule 2-3.%

(vili) summarize the information analyzed, the appraisal methods and techniques employed,
and the reasoning that supports the analyses, opinions, and conclusions; exclusion of the
sales comparison approach, cost approach, or income approach must be explained;

Comment; An Appraisal Report must include sufficient information to indicate that
the appraiser complied with the requirements of STANDARD 1. The amount of
detail required will vary with the significance of the information to the appraisal,

The appraiser must provide sufficient information to enable the client and intended
users to understand the rationa!c‘ for the opinions and conclusions, including
reconciliation of the data and approaches, in accordance with Standards Rule 1-6.

When reporting an opinion of market value, a summary of the results of analyzing
the subject sales, agreements of sale, options, and listings in accordance with
Standards Rule 1-5 is required.?* If such information is unobtainable, a statement on
the efforts undertaken by the appraiser to obtain the information is required. If*such
information is irrelevant, a statement acknowledging the existence of the-information
and citing its lack of relevance is required.

(ix) ~ state the use of the real estate existing as of the date of value and the use of the real
estate reflected in the appraisal;

2 See Statement on Appraisal Standards No, 6, Reasonable Exposure Time in Real Property and Personal Property Opinions of Value, See
also A.dviséry Opinion 7, Marketing Ttme Opinions, and Advisory Opinion 22, Séops of Work in Market Value Appraisal Assignments,
Real Property.

1 See Statement on Appraisal Standards No. 3, Retrospective Value Opinlons, and Statement on Appraisal Standards No. 4, Pr'ospectlve
Value Opinions.

2 gee Advisory Opinion 28, Scope of Work Decision, Performance, and Disclosure, and Advisory Opinlon 29, An
Acceptable Scope of Work.

B See Advisory Opinion 31, Assignmants Involving More than One Appraiser.

4 See Advisory Opinion 1, Sales History. '
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STANDARD 2

743 (x) when an opinion of highest and best use was developed by the appraiser, summarize the

744 support and rationale for that opmlon,

745 (xi) clearly and conspicuously:

746 o state all extraordinary assumptions and hypothetical conditions; and
747 o state that thelr use might have affected the assignment results; and
748' (xii)  include a signed certification in accordance with Standards Rule 2-3.

749  (b) The content of a Restricted Appraisal Report must be consistent with the intended use of the
750 appraisal and, at a minimum:

751 (@) state the identity of the client, by name or type;™.and state a prominent use restriction
752 that limits use of the report to the client and warns that the rationale for how the
753 appraiser arrived at the opinions and conclusions set forth in the report may not be
754 understood properly without additional information in the appraiser’s workfile;

755 ’ Comment: An appraiser must use care when identifying the client to ensure a clear

756 understanding and to avoid violations of the Confidentiality section of the ETHICS

757 RULE. In those rare instances when the client wishes to remain anonymous, an

758 appraiser must still document the ldenuty of the client in the workfile but mdy omit

759 the client’s identity in the report.

760 The Restricted Appraisal Report is for client use only. Before entering into an

761 agreement, the appraiser should establish with the client the situations where this

762 * type of report is to be used and should ensure that the client understands the

763 ’ restricted utility of the Restricted Appraisal Report.

764 (i)  state the intended use of the appraisal;*®

765 ¢ Comment; The intended use of the appraisal must be consistent with'the limitation

766 . on use of the Restricted Appraisal Report optlon in this Standards Rule (i.e., client

767 use only).

768 (iii) state information sufficient to identify the real estate involved in the appraisal;*

769 Comment: The real estate involved in the appraisal can be specificd, for example, by

770 a legal description, address, map reference, copy of a survey or map, property sketch,

771 and/or photographs or the like.

772 (iv) state the real property interest appraised;

773 ) state the type of value and cite the source of Its definition;**

2% See Statement on Appraisal Standacds No. 9, Identification of Intended Use and Intended Users.

% See Statement on Appraisal Standards No. 9, Jdentification of Intended Use and Intended Users.

7 See Advisory Opinion 2, Inspection of Subject Property.

8 See Statement on Appraisal Standards No. 6, Reasonable Exposure Time in Real Property and Personal Property »
Opinlons of Value. See also Advisory Opinion 7, Markeling Time Opinions, and Advisory Opimon 22, Scope of
Work in Market Vafue Appraisal Asstgrmmnents, Real Property.

U-24 . USPAP 2014-2015 Edition
: ©The Appraisal Foundation




174
715

776

777
778
79
780

781

782
783
784
785

786
787
788
789

790
791
792

793
7%
795

7% -

797
798
799
800
801
802

803
804

805
806

807

808

STANDARD 2

Comment: When an opinion of reasonable exposure time has been developed in
compliance with Standards Rule 1-2(c), the opinion must be stated in the report.

(vi)  state the effective date of the appraisal and the date of the report;”

Comment: 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. -

(vii)  state the scope of work used to develop the appraisal;*°

Comment: Because the client’s reliance on an appraisal may be affected by the scope
of work, the report must enable them to be properly informed and not misled,
Sufficient information includes disclosure of research and analyses performed and
might also include disclosure of research and andlyses. not performed.

When any portion of the work involves significant real property appraisal assistance,
the appraiser must state the extent of that assistance. The name(s) of those providing
the significant real property appraisal assistance must be stated in the certification, in
accordance with Standards Rule 2-3.”!

(viii)  state the appraisal methods and techniques employed, state the value opinion(s) and
conclusion(s) reached, and reference the workfile; exclusion of the sales comparison
approacli, cost approach, or income approach must be explained;

Comment: An appraiser must maintain a specific, coherent workfile in support of a
Restricted Appraisal Report. The contents of the workfile must include sufficient
information to indicate that the appraiser complied with the requirements of
STANDARD 1 and for the appraiser to produce an Appraisal Report.

When reporting an opinion of market value, a summary of the resulis of analyzing
the subject sales, agreements of sale, options, and listings in accordance with
Standards Rule 1-5 is required. If such information is unobtainable, a statement on
the efforts undertaken by the appraiser to obtain the information is required. If such
information is irrelevant, a statement acknowledging the existence of the information
and citing its lack of relevance is required.

(ix) state the use of the real estate existing as of the date of value and the use of the real
estate reflected in the appraisal;

(x) when an opinion of highest and best use was developed by the appraiser, state that
opinion; ) .

(xi) clearly and conspicuously:

o state all extraordinary assuniptions and hypothetical conditions; and

¥ See Statement on Appraisal Standards No. 3, Retrospective Value Opinions, and Statement on Appraisal
Stenderds No. 4, Prospective Value Opinions.

0 §ee Advisory Opinions 28, Scape of Work Decision, Performance, and Disclosure, and Advisory Opinion 29,
An Acceptable Scope of Work.

3 See Advisory Opinion 31, Assignments Involving More than One Appraiser.
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STANDARD 2

(xii)

o state that their use might have affected the assignment results; and

include a signed certification in accordance with Stahdards Rule 2-3

; ards Rule 2-3

Each written real property appraisal report must contain a signed certification tﬁat is similar in content
to the following form:

I certify that, to the best of my knowledge and belief:

the statements of fact contained in this report are true and correct,

the reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions and arc my personal, impartial, and unbiased
professional analyses, opinions, and conclusions.

I have no (or the specified) present or prospective interest in the property that is the
subject of this report and no (or the specified) personal interest with respect to the
parties involved,

I have performed no (or the specified) services, as an-appraiser or in any other capacity,
regarding the property that is the subject of this report within the three-year period
immediately preceding acceptance of this assignment.

I have ne bias with respect to the property that is the subject of this report or to the
parties involved with this assignment.

my engagement in this assignment was not contingent upon developlng or reportlng

predetermined results.

my compensation for completing this assignment is not contmgent upon the
development or reporting of a predetermined value or direction in value that favors
the cause of the cllent, the amount of the value opinion, the attainment of a stipulated
result, or the occurrence of a subsequent event dlrectly related to the intended use of
this appraisal.

my analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice.
I have (or have not) made a personal inspection of the property that is the subject of
this report, (If more than one person signs this certification, the certification must
clearly specify which individuals.did. and which individuals did not make a personal
inspection of the appraised property.)™

no one provided significant real property appralsal assistance to the persen signing
this certification. (If there are exceptions, the name of each individual providmg
slgmﬁcant real property appraisal assistance must be stated.)

Comment: A signed certification is an integral part of the appraisal report. An appraiser who
signs any part of the appraisal report, including a letter of transmittal, must also sign this
certification.

In an assignment that includes only assignment results developed by the real property
appraiser(s), any appraiser(s) who signs a certification accepts full responsxblllty for all
elements of the certification, for the assignment results, and for the contents of the appraisal
report. In an assignment that includes personal property, business or intangible asset
assignment results not developed by the real property appraiser(s), any real property
appraiser(s) who signs a certification accepts full responsibility for the real property elements

32 Se¢ Advisory Opinion 2, Inspection of Subject Property.
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STANDARD 2

of the certification, for the real property assignment results, and for the real propeﬁy contents
of the appraisal report.

When a signing appraiser(s) has relied on work done by appraisers and others who do not sign
the certification, the signing appraiser is responsible for the decision to rely on their work,
The signing appraiser(s) is required to have a reasonable basis for believing that those
individuals performing the work are competent. The signing appraiser(s) alse must have no
reason to doubt that the work of those individuals is credible.

The names of individuals providing significant real property appraisal assistance who do not
' sign a certification must be stated in the certification. It is not required that the description of
their assistance be contained in the certification, but disclosure of their assistance is required
in accordance with Standards Rule 2-2(a)(vii) or 2- 2(b)(vil) as applicable.”

Standards Rule 2-4

To the extent that it is both possible and appropriate, an oral real property appraisal report must address

the substantlve matters set forth in Standards Rule 2-2(a).

Comment: See the RECORD KEEPING RULE for corresponding requirements.

3 See Advisory Opinion 31, Assignments Involving More than One Appraiser.
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