
BEFORE THE 
BUREAU OF REAL ESTATE APPRAISERS 
DEPARTMENT OF CONSUMER AFFAIRS 

STATE OF CALIFORNIA 

In the-Matter ofthe Accusation Against: Case No. C20l60621•05 

DONALD G. RISNER 
11801 Monterey Beaeb Drive 
Bakersfield, CA 93311 

Residential Appraiser Llcens• No. 4107 

RespondenL 

DECISION AND ORDER 

The attached Stipulated Surrender ofLicense and Discip1inary Order is hereby adopted by 

the Chief ofthe Bureau ofReal Estate Appra~ers, Department ofConsumer Affairs as the 

Decision and Order in the above entitled matter .. 

This Decision shall become effective on ~ember 31, 2017. 

ItissoORDERED ,/ / -~.,, / 7 
_,,.....--; 11- ,.. 

(_grjginal Signed_ ______ 

7 AMES S. MARTIN • 
( ~IEF OF THE BUREAU OF REAL ESTATE APPRAISERS 

DEPARTMENT OF CONSUMER AFFAIRS 



XAVIER BECERRA 
Attorney General ·or California 

2 MARC D. GREENBAUM 
Supervising Deputy Attorney General 

3 MORGAN MALEK • 
Deputy Attorney General 

4 State Bar No. 223382 
300 So. Spring Street, Suite 1702 

5 Los Angeles, CA 90013 . 
Telephone: (213) 269-6278 

6 Facsimile: (213) 897-2804 
Attorneys for Complainant 
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9 STATE OF CALIFORNIA 

10 

11 In the Matter of the Accusation Against: 

12 DONALD G. RISNER 
12801 Monterey Beach Drive 

13 Bakersfield, CA 93311 

14 Residential Appraiser License No, 4107 

15 Respondent. 

16 

17 

18 

Case No. C20160621-05 

STIPULATED SURRENDER OF 
LICENSE AND ORDER 

IT IS HEREBY STIPULATED AND AGREED by and between the parties to the above­
19 

entitled proceedings that the following matters are true: 
20 

PARTffiS 
21 

1. Aaron Klinger, acting on behalf ofthe Bureau ofReal Estate Appraisers 
22 

- (Complainant), Department of Consumer Affairs, brought this action solely in his capacity as the
23 

ChiefofEnforcement for Complainant and is represented in this matter by Xavier Becerra, 
24 

Attorney G_eneral of the State ofCalifornia, by Morgan Malek, Deputy Attomey General. 
2S 

2. Donald G, Risner (Respondent) is representing himself in this proceeding and has 
26 

chosen not to exercise his right to be represented by cou?sel. 
27 

3. On or about April 3, 1992, the Bureau (formerly Office of Real Estate Appaisers) 
28 

issued Residential Appraiser License No. 4107 to Donald G. Risner (Respondent). The 
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Residential Appraiser License was in full force and effect at all times relevant to the charges 

2 brought in Accusation No. C20160621-05 and will expire on August 19, 2018, unless renewed, 

3 JURISDICTION 

4 4. Accusati(;in No. C20160621-05 was filed before the (Bureau), and is currently 

s pending against Respondent. The Accusation and all other statutorily required documents were 

6 properly served on Respondent on May 4, 2017. Respondent timely filed his Notice ofDefense 

7 contesting the Accusation. A copy ofAccusation No. C20160621-05 is attached as Exhibit A and 

8 incorporated by reference. 

9 5. When deemed by the Bureau Chiefto be in the public interest, Complainant has the 

1Q authority under Business and Professions Code section 11315.5 to enter into a settlement related 

I I to administrative allegations ofviolations ofReal Estate Appraisers' Licensing and Certification 

12 Law or regulations promulgated pursuan~ ther~to, upon any terms and conditions as the Bureau 

13 Chiefdeems appropriate. 

14 ADVISEMENT AND WAIVERS 

15 6. Respondent has carefully read, and understands the charges and allegations in 

16 Accusation No. C20160621-05. Respondent also has carefully read, and understands the effects 

17 of th is Stipulated Surrender ofLicense and Order. 

18 7. Respondent is fully aware ofhis legal rights in this matter, including the right to a 

19 hearing on the charges and allegations in the Accusation/Petition to Revoke Probation; the right 

20 to be represented by counsel, at his own expense; the right to confront and cross-examine the 

21 witnesses against him; the right to present evidence and to testify on his own behalf; the right to 

22 the issuance ofsubpoenas to compel the attendance ofwitnesses and the production of 

23 documents; the right to reconsideration and court review ofan adverse decision; and all other 

24 rights accorded by the Callfornia Administrative Pl'ocedure Act and other applicable laws. 

25 8, • Responden~ voluntarily, knowingly, and intelligently waives and gives up each and 

26 every right set forth above. 

27 CULPABILITY 

28 
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9, Responden_t admits.the truth ofeach and every charge and allegation in Accusation 

2 No. C20160621 ~05, agrees that cause exists for discipline and hereby surrenders his ResidcntiaI 

3 Appraiser License No. 41 07 for the Bureau's formal acceptance. 

4 10. Respondent understands that by signing this stipulation he enables the Bureau Chief 

S to issue an order accepting the surrender of his Residential Appraiser License without further 

6 process. 

7 11. Respondent understand_s and agrees that, by signing this Stipulated Settlement, the 

8 Bureau Chief will treat any application for licensure, or certificate of registration as an appraisal 

9 management company, or petition for reinstatement as a new application for licensure. 

12. Respondent understands and acknowledges that, pursuant to Business and Professions 

J1 Code section 11409(c)(2), the Bureau ofReal Estate Appraisers is not authorized to accept a new 

12 application from Respondent for licensure or certification until such time that payment of the 

13 costs of investigation, enforcement and prosecution of this case, as imposed by this order, is 

14 received in full. 

15 CONTINGENCY 

16 12. This stipulation shall be subject to approval by the Bureau. Respondent understands 

17 and agrees that counsel for Complainant and the staffofthe Bureau may communicate directly 

18 with the Bureau Chiefregarding this stipuJation and surrender, without notice to or participation 

19 by Respondent. By signing the stipulation, Respondent understands and agrees that he may not 

20 withdraw his agreement or seek to rescind the stipulation prior to the time the Bureau Chief • 

21 considers and acts upon it. Ifthe Bureau ehieffoils tq adopt this stipulation as its Decision and 

22 Order, the Stipulated Surrender and Disciplinary Order shall be of no force or effect, except for 

23 this paragraph, it shall be inadmissible in any legal action between the parties, and the Bureau 

24 shall not be disqualified from further action by having considered this matter. 

25 13. The parties understand and agree that Portable Document Format (~OF) and facsimile 

26 copies ofthis Stipulated Surrender ofLicense and Order, including Portable Document Format 

27 (PDF) and facsimile signatures thereto, shall have the same force and effect as the originals. 

28 
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14. This Stipulated Surrender ofLicense and Order is intended by the parties to be an 

2 integrated writing representing the complete, final, and exclusive embodiment oftheir agreement. 

3 It supersedes any and all prior or contemporaneous agreements, understandings, discussions, 

4 negotiations, and commitments (written or oral). This Stipulated Surrender ofLicense and Order 

5 may not be altered, amended, modified, supplemented, or otherwise changed except by a writing 

6 executed by an authorized representative ofeach of the parties. 

7 15. In consideration ofthe foregoing admissions and stipulations, the parties ag,:ee that 

8 the Bureau Chief may, without further notice or formal proceeding, issue and enter the following 

9 Order: 

to ORDER 

11 IT IS HEREBY ORDERED that Residential Appraiser License No. 4107, issued to 

12 Respondent Donald G. Risner, is surrendered and a~cepted by the Bureau of Real Estate 

13 Appraisers. 

14 1. The surrender ofRespondent's Residentia I Appraiser License and the acceptance of 

15 the surrendered license by the Bureau shall constitute the imposition ofdiscipline against 

16 Respondent. This stipulation constitutes a record of the discipline and shall become a part of 

I 7 Respondent's license history with the Bureau ofReal Estate Appraisers. 

I 8 2. Respondent shall lose all rights and privileges as a real estate appraiser in California 

19 as of the effective £late of the Bureau's Decision and Order. 

20 3. Respondent shall cause to be delivered to the Bureau his license certificate on or 

21 before the effective date ofthe Decision and Order, 

22 4. IfRespondent ever files an application fur licensure or a petition for reinstatement in 

23 the State ofCalifornia, the Bureau shall treat it as a petition for reinstatement. Respondent must 

24 comply with all the laws, regulations and procedures for reinstatement ofa revoked license in 

25 effect at the time the petition is filed, and all ofthe charges and a!legations contained in 

26 Accusation No. C20160621-05 shall be deemed to be true, correct and admitted by Respondent 

27 when the Bureau determines whether to grant or deny the petition. 

28 
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5. Respondent shall not oo eligible to apply for s new license or for acertification of 

2 registration as an uppraisal management company until one year fl-om the e•ffectivc date ofthis 

J Stipulated Surrender. 

4 6. Respondent may petition for reinstatement afhis license no sooner than one year 

5 from the effective date of the Deeision and Order. 1 f Respondent petitions for reinstatement, the 

6 Chief shall treat it as a new application for lkensure and Respondent must comply with all the 

7 laws.. regul~tions and procedUi'o;;s for ricensure in effect at the time the petition is filed. If 

a Respondent does petition to reinstate his license, he must pay a line ofTeil Thousand Do.liars 

9 ($10,000.00) and enforcement costs ofeleven thousand seven lwodred tw,:nty five dollars and 

IO thirty cents (S 11,725.30) belore ·a license can be issued. 

11 ACCEPTANCE 

12 I have carefully read the StipulMed Surrender ofLicense and Order. I understand th.e 

13 stipulation and the effect it will havt on m~ Residential Appralser License. I onter into this 

14 Stipulated SuJTender of License and Order voluntarily, ktiowin~ly, and intelligently, and .agrci: to 

J5 be bound by tile- Decisro.n and Order of the Bureau ofReal Estate Appra1sers. 

t6 
Original Signed 

17 DATED: 
L/Vl'lt\l..LI V, l'I.IJl"l'-" 

18 Respqndr.mt • -

19 

20 
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ENDORSEMENT 

2 The foregoing Stipulated Surrender ofLicense and Order is hereby respectfully submitted 

3 for consideration by the Bureau of Real Estate Appraisers. 

4 Respectfully submitted, Dated: I1/11µr 
5 XAVIER 8ECERR,\ 

Attorney General ofCalifornia 
6 MARC D. GREENBAUM 

:" • ~a :_ Supervising tieputy Attorney'General 
7 ' • • I • •• ~ • •• ~ • -• • 

8 Original Signed 
_ . AoRGAN MALEK •9 ,1/ Deputy Attorney Genera! 

Attorneys for Complainant10 
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LA2017603 706 

13 52705980.docx 
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Exhibit A 

Accusation No. C20160621~05 



1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

26 

27 

28 

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/or Complainant 

BEFORE THE 
BUREAU OF REAL ESTATE APPRAISERS 
DEPARTMENT OF CONSUMER AFFAIRS 

STATE OF CALIFORNIA 

In the Matter ofthe 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 
Bakersfield, CA 93311 
Residential Appraiser License No. 004107 

Respondent. 

Complainant alleges: 

PARTIES 

1. Elizabeth Seaters, acting on behalfof the Bureau ofReal Estate Appraisers 

.(Complainant), Department of Consumer Affairs brings this Accusation Ellld Petition to Revoke 

Probation solely in her official capacity as ChiefofEnforcement for -Complainant: . 

2. On or about April 3, 1992, the Bureau ofReal Estate Appraisers (fonnerly Office of 

Real Estate Appraisers) issued residential appraiser license number 004107 to Donald G, Risner 

("Respondent"). Respondent's real estate appraiser license was in full force and effe~t at all 

times r~levant to the charges brought herein. Respondent's real estate appraiser license will 

expire on August 19, 2018, unless renewed. 
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·l 3. In a disciplinary action entitled In the Matter ofthe Administrative Findings Against: 

2 DoMld G. Risner, Case Number C20131224-01, the Bureau issued a decision effective December 

3 17, 2014, in which Respondent's Real Estate Appraiser License was revoked. However, the 

4 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 

6 incorporated for reference. 

7 JURISDICTION 

8 4. - This Second Amended Accusation and Second Amended Petition is brought before 

9 the Bureau of Real Estate ~ppraisers for the Department ofConsumer Affairs, under the authority 

ofthe following laws. 

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

12 be the highest priority ofthe Office ofReal Estate Appraisers in exercising its licensing, 

13. regulatory, and disciplinary functions." 

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

"The bureau is under the supervision and control ofthe Director of Consumer Affairs. 
The duty of enforcing and administering this part is vested in the chief, and he or she16 
is responsible to the Director ofConsumer Affairs therefor." 

17 7. Business and Professions Code Section 11315.3 states: 

18 
"The suspension, expiration, or forfeiture by operation of lav,, of a license or 
certificate ofregistration issued by the office, or its suspension, fo1feiture, or19 
cancellation by order ofthe office or by order ofa court of law, or its s1.;irrender 
without the written consent of the office, shall not, during any period in which it may • 
be renewed, restored, reissued, or reinstated, d_eprive the office of its authority to 
institute or continue a disciplinary proceeding against the licensee or registrant upon 21 
any ground provided by law or to enter an order Sllspending or revokint;i; the license or 
certificate ofregistration, or otherwise taking disciplinary action against the licensee 22 
or registrant on any such ground." 

23 
8, Probationary term 12 in the disciplinary action entitled In the Matter ofthe24 

Administrative Findings Against: Donald G. Risner, Case Number cio131224~01 states: 

26 "12. Violation ofProbation. IfRespondent violates probation in any respect, the 
Bureau Chief, after giving Respondent notice and an opportunity to be heard, may 

27 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 

28 
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probation, the Bureat1 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 

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

Standards ofProfessional Appraisal Practice (US PAP) constitute the minimum standard of 

conduct and perfonnance for real estate appraisers, 

10. 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 ofRegistration, and/or 
may deny the issuance or renewal of a license or Certificate of Registration ofany 
person or entity acting in a capacity requiring a license or Certificate ofRegistration 
who has: 

(6) Violated any provision ofUSPAP; 

" 

11. Business and Professions Code sectiori 11316 states in relevant part: 

"(a) The director may assess n 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 accreditation for violation of this part or any 
regulations adopted to carry out its purposes." 

12. 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 capaciry that requires a license under this part, registrant, applicant for a 
ce11ificate 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 ofstatutes or 

• regulations relating to real estate _appraiser practice to pay a sum not to exceed the 
reasonable cqsts of investigation, enforcement, and prosecution of the case." 

USPAP REQUIREMENTS 

13. See Exhibit "B" for a copy of the applicable sections ofUSP,AP, which are hereby 

incorporated by reference, 

\\\ 
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2 ,FACTUAL BACKGROUND 

3 14. On or about March 1, 201 5, .Respondent completed an appraisal of the property 

4 located at 416 Decatur Street, Bakersfield, CaJifomia. The report contains certain errors and 

5 omissions in violation of the Uniform Standards of Professional Appraisal Practice (USPAP), 

6 listed as follows: 

7 a) Respondent falsely stated the neighborhood one-unit housing lower pri~e range 

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

9 b) Respondent falsely stated the subject had forced air heating and central air 

10 conditioning, whereas it had .a wall heater and evaporative cooler (S,R, 1-2(e)(i) and 2-

11 2(a)(iii)); 

12 • c) Respondent used MLS photographs for all .of the comparable sales used while 

13 cropping offthe MLS trademarks from three of the six comparnble sales used, which was 

14 contrary to the 11ssignment conditions (S.R l-2(h), 2-2(a)(vii) and Scope ofWork Rule; 

15 d) Respondent falscly'stated the subject 's zoning as R-1, Single Family 

16 Residential, whereas it was R-2, Medium-density Residential District (S.R. l -3(a) and 2-

17 2(a)(iii)); 

18 e) Respondent created a misleading report by failing ~o collect, verify, and analyze 

19 all infonnation necessary for credible assignment results via the Sales Comparison 

20 Approach (S.R. 1-4(a) and 2~2(a)(viii)); 

21 Comparable Sale Two: Respondent falsely stated Comparable Sale Two 

22 was conventionally financed, whereas it was a cash sale. 

23 ii. Comparable Sale Three: Respcindent falsely stated this sale sold for 

24 $90,000 with conventional financing, whereas it sold for $85,000 with private party 

25 financing. Respondent falsely stated it had a two-car garage, whereas it had a one-car 

26 garage. 

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

28 pending sale. Respondent also misrepresented the pending sale date, which was more 

4 
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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, c, d and e, Respondent failed 

to correctly employ those recognized methods and techniques that are necessary to produce 

a credible appraisal (S.R. l•l(a)); 

g) Based upon the findings noted in above items a, b, c, d and e, Respondent 

committed substantial errors ofomission or commission that significantly affected the 

appraisal (S .R. 1 • 1 (b )); 

h) Based on the findings noted 'in above items a, b, c, d and e, Respondent failed to 

clearly and accurately set forth the appraisal in a maiiner that would not be misleading (S.R. 

2~1(a)); 

i) Based on the findings noted in above items a, b, c, d and e, Respondent failed to 

provide sufficient information to enable the intended users of the report to understand it 

properly (S.R. 2-l(b)); and 

j) Based on the findings rioted in above items a, b, c, d, and e, in addition to 

appraisal that was not credible, Respondent violated the Conduct section ofthe Ethics Rule. 

15. On or about April 1?• 2015, Respondent completed an appraisal ofthe property 

located at 30819 Road 144, Visalia, California. 1l1e report contains cei:tain errors and omissions 

in violation ofthe Uniform Standards ofProfessional' Appraisal Practice (USP AP), 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. l-2(e)(i) and 2-

2(a)(iii)); 

• b) Respondent failed to appropriately discuss an:d analyze the subject's additional 

three units, several of which were conversions from garages and/or shops. Additionally, 

5 
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1 Respondent failed to discuss and analyze the status ofpennits and legality of the living 

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

3 c) Respondent failed to appropriately discuss and analyze the horse stables and pet 

4 cemetery businesses that were located on the subject property (S,R. l-2(e)(i) and 2-

2(a)(iii)); 

6 d) Respondent failed to appropriately discuss and analyze that the St. John's River 

7 mns through the subject property. Additionally, Respondent falsely stated the subject was 

8 not in a FEMA Special Flood Hazard.Area, whereas it was located in a special flood hazard 

9 area (S.R. l -2(e)(i) and 2-2(a)(iii)); 

e) Respondent falsely stated he had inspected the interior ofall the units, whereas 

11 he did not inspect two of the units. Additiona!Jy, Respondent failed to disclose he had 

12 i1tilized interior photographs of the units he did not 'inspect that were provided by a real 

13 estate salesperson (S.R. l-2(h), 2-2(a)(vii) and the Scope of Work Rule); 

14 i) Respondent used MLS photographs while cropping offthe MLS trademarks 

from five of the six comparable sales used and all ofthe comparable rental prope11ies used, 

16 which was contrary to the assignment conditions (S.R. 1-2(h), 2-2(a)(vii) and Scope of 

17 Work Rule; 

18 g) Respondent falsely stated the subject's AE-20 zon_ing as "Limited Multi Family 

19 (Fonrplex)", whereas it was Ex.elusive Agricultural Zone, with a 20 acre minimum (S.R. 1-

3(a) and 2-2(a)(iii)); 

21 h) Respondent failed to appropriately discuss and analyze the subject's highest 

22 and best use based on the actual zoning. Additionally, Respondent falsely stated the siibject 

23 cunent use was legal and conforms to local zoning regulations and building codes (S.R. J. 

24 3(b), 2-2(a)(iii) and 2-2(a)(x)); 

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

26 all information necessary for credible assignment results via the Sales Comparison 

27 Appro~ch. Specifically, Respondent's failed to appropriately discuss and analyze the 

28 legality of the subject's living units, in addition to the horse stables and pet cemetery 

6 
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1 businesses in comparison to the comparable sales used. Respondent failed to discuss and 

2 analyze the subject's location on a river in comparison to the comparable sales used. 

3 Respondent also failed to provide market support for the site size adjustments applied to 

4 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-

6 2(a)(viii)); 

7 i. Comparable Sale One: Respondent fai led to discuss and analyze this 

8 property sided to a school district building and was also located across the street from 

9 a low income elderly housing project. 

ii. Comparable Sale Two: Respondent falsely stated this sale was 

11 conventional financed, whereas it sold with FHA financing. 

12 j) Respondent falsely stated all the subject units were rented, whereas one of the 

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

14 unit (S.R. 1 -4(c)(i)(iii) and 2-2(a)(viii)); 

k) Respondent falsely stated the subject's studio unit had a bedroom, whereas it 

16 did not (S.R. 1-4(i)(iii) and 2-2(a)(viii)); 

17 l) Respondent intlated Comparable Rental One's monthly rent while overstating 

18 the gross building area (S.R. 1-4(i)(iii) and 2-2(a)(viii)); 

19 m) , Respondent si_gnificantly overstated Comparable Rental Three's gross building 

area while misrepresenting projected rents as the currently monthly rents for ihe vacant 

21 units (S.R. 1-4(i)(iii) and 2-2(a)(viii)); 

22 n) Respondent provided an Opinion of Mar~et rent that was not supported by the 

23 corriparable rental properties ~sed (S .R. l-4(i)(iii)(iv) and 2-2(a)(viii)); 

24 o) Respondent's 1ncome Approach was flawed and not credible due to his usage 

ofan unsupported Opinion of Market Rent (S.R. 1-6(a) and 2-2(a)(viii)); 

26 p) Based upon the findings noted in above items a, b, c, d, e, f, g, h, i, j, k, I, m, n 

27 and o, Respondent failed to correctly employ those recognized methods and techniques that 

28 are necessary to produce a credible appraisal (S.R. 1-1 (a)); 
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q) Based upon the findings noted in above items a, b, c, d, e, f, g, h, i, j, k, 1, m, n 

2 and o, Respondent committed substantial errors ofomission or commission that 

3 significantly affected the appraisal (S.R. 1-l(b)); 

4 ·r) Based on the findings noted in above items~. b, c, d, e, f, g, h, i, j, k, 1, m, n and 

o, Respondent failed to clearly and accurately set forth the appraisal in a manner that would 

6 not be misleading (S.R. 2•l(a)); 

7 s) Based on the findings noted in above items a, b, c, d, e, f, g, b, i,j, k, 1, m, n and 

8 o, Respondent failed to provide sufficient information to enable the intended users of the_ 

9 report to understand itproperly (S.R. 2-1 (b)); and 

t) Based on the findings noted in above items a, b, c, d, e, f, g, h, i, j, k, 1, m, n and 

11 o, in addition to appraisal that was not credible, Respondent violated the Conduct section of 

12 the Ethics Rule. 

13 16. Respondent failed to fully comply with the terms and conditions ofhis probation by 

1'4 violating USPAP, consistently submitting late appraisal logs, work samples, payment or'fines and 

completion ofhis required education, in violation as follows: 

16 a) }Jrobation Condition 1: Obey All Laws. Based on paragraphs 13 and 14 above, 

17 Respondent failed to conform to the minimum guidelines set forth in the Uniform Standard~ 

18 of Professional Appraisal Practice (USP AP); and 

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

comply with probation. 

21 c) Probation Condition 4: Monitoring. Respondent failed to fully ·comply with 

22 monitoring by being delinq1.1ent in his submission ofappraisal logs, W?rk samples, payment 

23 of -fines and completion of a 15-hour basic education course of the Urtlfonn Standards of 

24 Professional Appraisal Practice. 

d) Probation Condition 5: Appraisal Log/Work Samples. Respondent was late 

26 multiple times in his submission of his appraisal logs and work samples. 

27 e) Probation Condition 7: Payment of Fine. Respondent was late multiple times in 

28 fine payments. 

8 
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f) Probation Condition 8: Uniform Standards of Professional Appraisal Practice 

2 Course. Respondent was late in his completion of the 15-huur basic education course. 

3 ACCUSATION 

4 FIRST CAUSE FOR DISCIPLINE 

5 (VioJating USPAP) 

6 17. Respondent's license is subject to discipline pursuant to California Code of 

7 Regulations, title 10, section 372l(a)(6) for his violations ofUSPAP. The violations are described 

8 in paragraphs 14 and 15 above, inclusive, and hereby incorporated by reference, 

9 PETITION TO REVOKE PROBATION 

1 O FIRST CAUSE FOR DISCIPLINE 

11 (Violating Probationary Terms) 

12 18. This Petition to Revoke is brought based upon Respondent's violation ofprobationruy 

13 terms 1, 3, 4, 5, 7, and 8 ofthe decision In the Matter ofthe Administrative Findings Against: 

14 Donald G. Risner, Case Number C20131224~01. Those terms are as follows: 

15 "1. 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 of16 
Professional Appraisal Practice (USP AP), and all other laws and regulations pertaining to 

17 real estate appraisers. 

18 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 

19 representatives of the Bureau in its monitoring and investigation of Respondent's 
compliance with the terms and conditions of probation. •20 

21 4. Monitoring, Respondent shall be subject to, ·and shall permit and ~ooperate 
with, monitoring and investigation ofRespondent's professional practice. Such monitoring 

22 and investigation shall be conducted by representatives of~he Bureau. 

23 5. Appraisal Log/Work Samples, Commencjng on the effective date ofthe 
Decision and Order and continuing through the period ofprobation, Respondent shall 24 
maintain a log· ofall appraisals and appraisal reviews Respondent performs on a Log of 

25 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 

26 montl1s. Each six month log shall be submitted to the Bureau within 30 days fo!Jowing the 
end ofeach six month period. Respondent understands that the Bureau may (has the option 

27 
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 28 
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26 

27 
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for a period equivalent to the period of noncompliance. Respondent shall complete a 
minimum of twelve appraisals per each year ofprobation, commencing on the effective 
date of the Decision and Order. Ifrespondent 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 l 1316(a) and California Code ofRegulations, Title 10, section 
3721(a), in the sum of Four Thousand Dollars ($4,000). Payment ofthls fine shall be made 
in quarterly installments with payments ofnot less than Five Hundred Dollars ($500.00), 
with the firs t payment due witbia 30 days ofthe 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 c/o Bureau ofReal 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. Iffull 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 rnte 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 ofProfessional Appraisal Practice within 6 months of the date the 
Decision and Order ofthe Bureau Chief is final. The course must be "The Appraisal 
fo\.mdations National USP AP Course" ( or its equivalent as determined solely by the 
Appraisers Q\1alifications Board ("AQB") Course Approval Program), and must be taught 
by an AQB Certified USP AP Instructor who .is also a Certified Residential or Ce1iified • 
General appraiser in good standing with the Bureau. The course may be taken on lin~ or in 
a classroom setting and must include an' administered closed book final examination, 
Respondent must submit proof ofsuccessful completion ofthe 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 co\1rse 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, 

inclusive, and hereby·incorporated by reference. 

PRAYER 

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

and that following the hearing, the Bureau ofReal Estate Appraisers issue a decision: 
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I. Revoking the probation that was granted by the Burnau of Real Estate Appraisers in 

2 In the Matter rflhe Administralive Findings Against: Do1w/d G. Risner, Case 

. 3 Number C20131224-0 I and imposing the disciplinary order that wus stayed thereby 

4 revoking the Real Estate Appraisers License number 004] 07 issued to Donald G. 

5 Risner. 

6 2. Revoking or suspending Real Estate Appraisers License number 004107 issued to 

7 Donnld 0. Risner. 

8 3. Ordering·Donald G. Risner to pay Bureau reasonable costs oftl1e investigt'Ltion and 

9 enfo1·cement of this case, pursuant to Business a11d Professions Code section 11409. 

10 4. Ordering Donald G. Risner to pay the Bureau of Real Estate Apprnisers a fine in the 

11 amount of Ten Thousand Dolla1:s ($10,000.00) pursuant to Ousiness and Professions 

12 Code section 1 I 316, 

13 5, Taking such othe1· und further action us deemed necessary and proper. 

14 

Original Signed 1 S DATED: _7+/_,_/ ..,,_3+-/,_/7.______ ·-'._. 
i I. ELIZ/t8ETH SBATERS 

16 ChiefofEnforcement 
Bureau of Real Estnte Appraisers

-17 Department ofConsumer Affairs 
State ofCalifornia 

• 18 Complc1inan1 

19 
LA2O176037O6 

20 52452997.ctocx 

21 

22 

23 

24 

25 

26 

27 

28 
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Exhibit A 
Decision & Order for In the Matter ofthe Admitiistrative Findings Against: D9nald G. Risner, 

Case Number C2013'1224-01 



BUSINESS. CONSUMER SERVICES ANDHOUSING AGENCY GOVERNOR EDMUND G. BROWN JR. 

BEFOREtHE 

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 
Bakersfieldr CA 933.1.1 

Real Estate Appraiser License No. 004107 

Respondent.. 

'DECISION AND ORDER 

The attached Stipulated Settlement and Disciplinary Order is hereby adopted by the 

Chief of the Bureau of Real Estate Appraisers, Department of 9onsumer Affairs as the 
Decision and Order In the above entitled matter . 

. ' 
This Decision shall.become effective on / Z- /7- / if 

Jt is so ORDERED / / - /J- / 1/ 

Original Signed 



Bureau ofReal Estate Appraisers 
JI02 Q Street, Suite 4100 

2 Sa.crmiento. CA 95811 

3 Telephone: (916) 552-9742 
Facsimile: (916) 440-7406 

4 
BEFORE THE 

s CHIEF OF THE BUREAU OF REAL ESTATE APP:RAISERS 
STATE OF CALIFORNIA 

6 11---------------- --, 

7 ln the Matter of the Adnti:tristrative Findings Case No. C20131224-0l 
Against:

8 
Doo,dd G. Risner STIPULATED SETILEMENT AND 

9 12801 Monterey Beach Drive D1SCIPLINARY ORDER 
Bakersfield, CA 93311 

10 Real Estate AppraJs~r Llccnse No. 004107 

11 Respondent. 

12 
11-------------------' 

J3 In the interest ofa prompt end speedy settlement oftrus matter, consistentwith tbe public 

t4 interest and missioti of the BureauofReal Estate Appniisers ("Bweau"), tbe parties hereby agree 

15 to the foUowing Stipulated Settlement and Disciplinacy Order ( .. Stipulated Settlement") which 

16 will be submitted to tl1e Chief ofthe B1;]Ieau ofReal Estate Appraisers (''Bureau Chief') for 

17 approval and adoption as the fm.al disposition of this ~oce:eding: 

18 . PARTIES 

19 1. Elizabeth Seaters, acting on heh.a.Ifofthe Bureau ofReal Estate Appraisers 

20 (''CQlllplainant.,). brings this action solely iu her official capacity as ChiefofEnforccm.en1 for 

21 Cornplainanl 

22 2. Donald G. Risner ("R.espOll:dent") is representing himself and hes chosen n(lt to 

2.3 exercise his righttu be represented by counsel. 

24 3. On Qr about April, 3, 1992,.ComplaiDSJJt issued Real Estate Appraiser Licen~e No. 

25 0041 tr/ [o Respondent. Respondent's License was in full force and effect at all times relevant to 

26 the attachei:l Ad.ministra.tive Findings and, in absence ofllJly superneding action, willexpire on . 
27 August 19, 2016. 

28 
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1 JURJSDICTrON 

2 4. lbe B~a.u initiated an investigation resulting in the Administrative Findings 

3 associated with Case No. C20131224-0l. 

4 5. When deemed by the Chief.of the Bureau of Real E8ta1e Appraisers ("Bureau ChieF) 

5 to be in the public interest, Complainant has the authority Wlder Business and Professions Code 

6 a~tion 11315.5 to enter l,llto II settlement related to administrative allegations of violations ofthe 

7 regulations governing the conduct oflicensed appraiser$. 

& 6. . A copy of!he administrative allegations associated with the Complainant's Case No. 

9 C2013 1224-0I against Respondent ate attached as Exhibit A llD.d incorporated herein by 

I O reference, 

11 ADVISEMENT AND WAIVERS 

12 7. Respondent bas carefully re.ad and understands the charges and allega::tioos in the 

13 Administrative Fuidi~gs· associated with CDSe No.C20131224•0!. Reapondent has also catefµlly 

J4 read and ut1derstands tl1e effl::cts of this Stipulated Settlement. 

15 8. Respondent is fully aware ofhis lergal rights mthis matter, lnc1uding the right to a 

t 6 hearing on the Administrative Findings developed in the Bm-eau of Real Estate Appraisers Case 

t7 No. C20131224-01; the right to be representi;d by counsel at his own expense; the right to 

Jg confront end cross-examine the witnesses against him; the right to prel!Ct)t evidence l\lld to testify 

t 9 on his own behalf; the right to the issl'U\llce ofsubpoenas to compel the attendaoce ofwitnesses 

20 and the production ofdocum~nts; the right to reconsideration and court review ofan adverse 

2J decision;, and all other rights accorded by'the California Administrative_ Procedure Act and other 

22 11-pplicable laws. 

23 9. Respondent voJu.n1arily ~ knawing}y, and Intelligently waives and gives up each and 

24 every right set forth above, 

25 CULPABILITY 

26 I 0. Respondent admits the truth ofeach and every charge and allegatie>n in t:he 

27 Administrative Findiogs attached as Exhibit A, and agrees that cause exists for discipline against 

28 his Real Estate Appraiser License No. Q04107. 
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1 11. Re3pondent agrees that bis Real E staw Appraiser Li~nSQ No, 004107 i,s subject to 

2 diicipline and he agrees to be bound by the BUffl\ll Chiers hnposition ofdiscipline a~ act forth f.n 

3 the following Disciplinary Order. 

4 CONJINGENCY 

5 12. • This Stipulated Settlement shall be subject to approval by the Bureau Chief. 

6 Respondent understands and agrees that counsel for Complainant and Complainant's staffmay 

7 conm:runicate directly with the BureauChiefr(.'lgarding this Stipulated Settlement, without notice 

g to or pa,rticipation by Respondent or bis oounsel. By mgning this Stipulated Settlement, 

9 Respondent understands and agre·es th.lit he may not withdraw his agreement or seek to rescind 

I o this S?pu1ate_d Se~!Jllentprior 10 the ~e the Bureau Chiefconsiders fllld acts upon it. Ifthe 

11 Bureau Chieffail.s to a.doptlhis Stipulated Settlementas Complainant's Decision and Order, the 

12 Stipulated Settlement shall be ofno force or effect, and, except for this paragraph. it shall be 

13. inadmissible in any legal action between the parties, and the Bureau Chief' shall notbe 

14 disqualified £ram furtb.u action by ~aving considered this matter. 

15 13. Tile parties understand ~d agree that PDF or focshnilc copiesofthis Stipulated 

16 Settlem.ent, including PDF or facsimile signatures thereto, shall have the same force and effect as 

17· the originals. 

18 l 4. This Stipulated Settlement is intende.d by the parties to be an lnte~1ed writing 

19 ~epresenting the complete, finaJ, and exclusive embodiment oftheir agreement. It supersedes any 

20 and all prior or contemporaneous agreements, understandings, discussions, negotiations, and 

21 tommitments ('written or oral). Tbis Stipulated Settlement may not·be altered, amended. 

22 modified, supplemented, or otherwise changed except by a wrlting executed by an authorized 

23 representative ofeach ofthe parties. 

24 15. 1n consideration of the foregoing 11.dmissioru and stipulations, the parties agree that 

25 the Bureau Chiefmay, without further notice·or formal proceeding, issue and enter the following 

26 Disciplinary Order: 

27 

28 
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1 DISCIPLINARY ORDER 

2 IT 1S HEREBY ORDERED I.hat Re5poodent's Real Estate Apprweers Liceru(l No, 004107 

3 is revoked 1111d issued a published reproval. However, the re\'ocation shall be stayed, RDd-

4 Respondent shaU be monitored on probation for two (2) years from the effective diue of thl:l 

5 Decision and Order on the terms and conditions described below. The published reproval will not 

6 be stayed. 

7 1. Obey AJI Law:,. Respondent shall comply with all federal, state and }Q1;a( l11ws, and 

8 conform to the nrinim1.un g-uidelioes set for1:h under the U.niform Standards ofProfe3sionttl 

9 f\ppr.a.isal Practice (USPAP), and all other laws and reglllatiorui pertaining to real estate 

l O appraisers. 

l l 2 . Active Li«ose Status. Respondent shall at all times maintain an active license 

12 status with the Bureau, including during any periods. ofsu.~pension. Ifthe license is expired at the 

13 time the Decision and Orderofthe Bureau Cbiefbecomes effectiv~ the license must be renewaj 

14 within 30 days ofthe effective date ofthe Decision and Order. 

15 J, Comply With Probation. Respondent shall fully comply with the temlS tµtd 

J6 conditions of the probation imposed by the Buteau Chiefand shall c~rate fully with 

17 representatives ofthe Bureau in•its monitor:ing end investigationofRespon.dent's compliance 
' 

18 with the terJlls and conditions ofprobation. 

19 4. Monitoring. Respondent shall be subjec_t t-o. and sholl permit and coopetat~ mth, 

20 monitoring and investigation ofRespondent's pruft:Ssional_pract!ce. Such monitoring and 

21 investigotion shall he conducted by representatives ofthe Bureau. 

22 ·s. Appnis:1-I Log/Work Samples. C:°nunencing on the effective date ofthe Decision 

23 and Or~er aJld continuing through the period ofprobatio~ Respondent shall maintain a log ofall 

24 appraisals and appraisal reviews Respondent performs on a Log ofAppraisal B1qJeci~ce fonn 

25 provided by the Bureau. Respondent shall submit a. compltrte and accurate copy ofthe log ofall 

26 appraisals, un~ appraisal reviews, completed each six months. Each l!ix month log shall be 

27 submitted to the Bureau within. 30 days following the ·enc1. ofeach six month period. Respondent 

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

4 . 
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1 subm1Ued si.ll month log. Failure to s11bmit U1e log or 1111y selected work snmples in compliance 

2 witb lhese ,enns shall extend p['.Obalion for a peiod eqt1ivalent to the period of noncompliance. 

3 RespQndent shall complete aminimum of twel11e appraisals per cach·year ofprobation,. . 

4 conunencing oo the effective date ofthe Oeci~i<in and Order. If respondent fails to complete 

5 twelve .appraisals per year, probation shall be tolled pur9uant to <:onditioo entitled Tolling of 

6 Probation for Out-of Stn.te'Residence/Pt'actice below. 

7 6. Monitoring Costs. Respondent shall pay cost~ associated with monitoring each 1md 

8 every year of probation. Respondent s~all comply with t~e B UJeau' l probation compliance 

9 monitoring prognim. Failure to pay costs or comply with pr0bation monitoring shall be 

LO considered a violation of probation. Said cost3 shall be in a sum S1Jfficienl to cover the costs 

11 incurred by the Bureau in reviewing apprai saJs, and other moa.itoring, in an amount no\ to eKceed 

12 $250.00 per six (6) months. 

13 7. Payment of Fine. Respondent shall pay a fine pursuant k> B-usiness and Profession:; 

14 Code section 1 tJ 16(a) arid California Code ofRegulations, Title 10, s~ion 3721(a), in the sum 

15 r,f Pour Thousand OQllars ($4,000). Pa_ym~J\t of this line shall be m!lde in quarterly installments 

16 with payments ofnot less than Five Hundred DoUars (~500.00), with the .first payment due within 

t 7 30 days of the effective date ofthe final Det:i.sion and Order as signed by the Bureau Chief. 

18 Payment shall be made to the Real Estat.e Appraisers R.cgulatioo Fund c/o Burea11 of Real Estate 

19 Appraisers, 1102 Q Street, Suite 41_00, S11<.-rarnento, California 95811, by check or money order 

20 and shall indicate oo io face the notation: "BREA Case No. C2013l224-0I." Re:spondent shall 

21 also subO'lit a copy of the invoice with payment, which will be provided by the Bureau. lf full 

22 paymen~ is not received by the Bureau by the date due as noted in the in-volce. a 10 percent 

2.3 penaJ1y shall be added to the unpaid balance and interest will accrue on lhe uopaid balance at the 

24 pooled money investm(;nt rate in effect al I.hat time, until fuU amount is paid. Respondent shall 

25 not be eligible to r.enew his or her license until such time as full payment of the oul.'ltanc.ling fine 

26 ha~ been 1ra1de. Failure to make payment on the fine shall constitute a violation of the 

27 probatiooary or~er. 

28 
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1 8. Unlfonn Standards of1'1-ofessional Approuial Practice Coune/E.umination. 

2 Rr.Japondentshall take and pe.ss an Bureau approved 15-hom bsmc education.course on tb.e 

3 Uniform Standanls ofProfessiozutl Appraisal Practice within 6 months ofthe date the Decision 

4 and Ord11r oftbe Bureau Chief is final. The oourse must be "The Appraisal foundations National 

.5 USPAP Course'' (or its equivalent as detennlned solely by the Appraisers Quali:fications Board 

6 (''AQB") Course ApprovnJ Program), and must be taught by aoAQB Certified USPAP Instructor 

7 who is also a Certified Rc:sidential or Certified Oeo.eral e.pp~ser in good standing with th~ 

8 B~au·. The course may be taken on line or in a clc1ssroom lletting and must include an 

9 administered closed book final examination. Respondent must submit proof ofsuccessful 

Io completion of the course 11nd final exam within 6months following tne date the Decision and 

11 Order ofthe Bweflll Cbfoffa fi.naJ. Respondent undetstands that it is his or her responsibility~ 

12 ensure that the course meets all the reqwements listed above and to apply for. scbed~e, and 

1.3 roake all a.rnmgements to take the course. 

9, Minimum Education R..equiremenis. Educational courses imposed as a term or 

l 5 condition ofprobE1tion may not be credited towards Re.-spondent's continuing education 

i. 6 • requirements required for renewal ofRespondent' 9 real estate appraiser license. 

17 10. Automatic Sospen.,ioa. Failure to comply with the education requirements as 

L g contained io this Stipulated Settlement and Disciplinary Orde~ shall result in an automatic 

t 9 suspension of Respondent's real estate appraiser license. 

•20 l I .---Tolling.of-Probation For Out-of-Sta_te Reside11ce/Praetice. In the event 
. . 

21 Respondent should leave California to reside or practice outside this state~ Respondent ml.1st 

22 notify Complidnant, in writing_. ofthe date:. ofdeparnire and tetmn. Periods of.non-California 

23 residency or practice outside the ~te shall ex.tend the running of the probatioruµy period, or of 

24 any suspmsion, fbt an equivalent period. No obligation imposed herein, in.eluding requirements 

25 to fili:: written reJ.Xlrts, reimburse Complain.ant costs, shall be suspended orotherwise affected by 

26 .such periods ofout-of-~ residency or practice except at the written direction ofComplainant. 

27 12_ Violation of Probation. IfRespondent violates probation in any respect, the Bureau 

28 Chief, after giving Respondent notice ll.Dd an opportunity to be heard, may revoke probation and 

6 
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carry out the discipHoory o_rder tru\t was stayed, Ifan accusation or a petition. to revoke probution 

2 is filed against Respondent during probation., the Bureau Chief shall have continuing jurisdiction 

3 lll\til the matter ls final, and th.e pcrio<l ofprobation shall be extended until the matter is flnul. 

4 13. Lic~nse Sun-ender, During_Re!IJ)9ndeilt' s term ofprobation, ifhe or aj:ie ceases 

5 practicing due to retirement, health reasons or is otherwise unable to satisfy the conditions of 

6 probation, Re8pondent may sunenderhis or h°ir license to the Bureau. The Bureau reserves the 

7 right to evaluate Respondent's request and to exercise its discretion whether t~ grant the request. 

8 or to lake any other action deettned appropriate and reasonable under tlie·circumstances, without 

9· further hearing. Upon formal acceptance ofthe tendered license, Respondent will no longer be 
' 

1o subject to the conditions ofprobation. Surrender ofRe3pondent's license shall be consi.dered a 

t 1 di:lciplinary action and sha11 become a part of Respondent's license history with the Bureau. 

12 Respondent may petition the Bureau for reinstatement pursuant to the provisions set forth in. 
I J G~vemment Code Section 11522. If. following a surrender of bis or her license. Respondent ever 

14 appJies for licensurc or any certification ofregisu·ation to the Bureau ao<l/-or petitions for 

15 reinstatement in the State ofCalifom.ia, ~ Bureau Chiefshall treat it as a new application for 
. ·. 

16 lice.as~e or certification. Re~ondcn1 must. comply whh all the laws, regu.la:tions and procedures. . . 

17 for licensure or certification in effect at the time the application or petition is filed, tl.tld all ofthe 

\ 8 c.bar~es and allegations contained in the attached Administrative Findings will be deemed true 

1 9 when the Bureau Chief detennines whether to granl or deny the application, c~rtiflcatioo or. 

20 petition. Further, Re~pondent shall pay the enforcement costs, fine and complete the education, 

21 as specified in this Stipulated Settlcm.eDt prior to filing 1111y applic.ation ~or reirutateror=nt or • 

22 issuance of a new lic:eose or certificate of regis:tration. 

23 \\\ 

24 \\\ 

25 \\\ 

26 '" 
27 \\\ 

28 \\\ 
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1 ACCEPTANCE 

2 I have carefully read the above Stipulated Settlement. I understand the stipulation and the 

3 effect it will have on my Real Est.ate Appraiser Lkense, I enter into this Stipulated Sett1ement 

4 voluntarily, knowingly, and intelllgently, wid agree to be boUlld by the Decision and Order ofthe 

5 • Bureau Chief. 

6 

7 

8 DATED: 

9 

lO 

11 

, 1 Iov.I~ Original Signed 
:::--e 

--- - - ~ -·6."'llisner 
. -~~dent 

,? -

ENDORSEMENT 

•The foregoing Stipulated Settlement is heieby respectfully submitted for the Bl.ll\!a-U Chief's 
12 

consideration. 
13 ,~ 

Original Signed 14 Dated: It ,/;1 Il..101'f 
EliiiilieWSeaters.15 .. Chiefof E'nforcemeot 

16 

17 

l8 

19 

20 

21 

22 

23 

24 

25 

26 

27 

28 
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Exhibi1 A 

Administnttive Findings• Case No. 00131224-01 

On or about September 7, 2013, Respondent completed a real estate appraisal report for the 
property located al 430S Ri4 Viejo Driv~, Ba.ken;field, California. The r~port contained errors or 
omissions. in violation of the prov_isions of the Unifonn Stnndnrd:1 ofllmfessional Appraisal 
Practice (USPAP), listed as follows: 

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

b) ·Respondent inconsfstently stated the home was 10 years old and under 0oostru-0tion at the 
time ofhlsinspectlon (S.R. 1-2(e)(i)and 2-2(b)(iii)); 

c) Respondent created, a misleading report by failing to collect. verify, and analyze all 
infonnation necessary for credible assignment results via the Sales Comparisotl 
Approach. ~pecifically, Respondent failed to appropriately discuss and analyze tbe 
vii.t-yi.og conditions ofthe properties such as Comparable Sale Two, which had new 
carpet, vinyl flooring and paint, and Comparable Sale Six which wns a foreclosure 
property that was sold in ..as is" condition. Additionally, Respondent failed to use more 
relevant comparable sales while ulilizing less re!eVIWt co1nparable sales. resulting in a 
value conclusion that was not credible (S.R. l-4(a) and 2-2(b)(viil)); 

· i. Comparable Sale One: Respondent falsely stated this property was c~nve~tionally 
financed whereas it was a cash sale. Rtspondeot also failed to d.i~uss and mwlyze 
this property backed to an ar1erl.a1. Additionally, Respondent proyided a false 
photograph of this property. 

ii. Comparable Sale Two: Respondent falsely stated this property wa3 

convcmtiqnally financed whenas Lt wasFHA financed. Respondent al.so prov1ded 
a false photograph ofthls property. 

ii L Comparable Sale Tbtee: Respondent falsely .staled thls .property was 
conventiona}!y financed whereas ·it was a cash sale. Respondeot also failed to 
discuss and onal}'2e a more recent sale oftbis property. 

1v. Comparable Sale Four:·Respondent falsely stated thi8 property was 
conventionally financed whereas itwas a cash sale. 

v. Cornpurable Sale Six.: ~espondent pro-vided a falae ph(ltograph of thia property. 

d) Based upon the findings noted in above items a, b and c, Respondent failed to correctly 
employ those recognized methods and techniques that are necessary to pi:oduce a ·credible 
appraisal (S.R.. l•1(a)); • 

e) Based upon the findings noted in above items a, b, c, Respondent committed substantial 
errors ofomission or cotnmission that signifioandy affected the appraisal (S.R. t -1 (b )); 

https://ar1erl.a1
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() Based on tbe findings noted in above Items e, band c. Respondent failed to clearly and 
accurately set forth the appraisal in a manner thAt would tlOt be misleading (S.R. 2-1 (a)); 

g) Based on the ftndiogs noted in above items a, b und c, Respondent faile.d. to provide 
sufficient information to enable the intended u.s~s of the report to undersw.nd It properly 
(S.R. 2-l(b)); 

h) Based on the findings noted io above items a, b and c, in addition lo an appraisal that was 
not credible, Respondent violated the Conduct section ofthe Ethics Rule: and 

i) Respondent failed to maintain and provide to BREA a complete work file, .including a.II 
versioos ofbis appraisal report. resulting in a violation 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 
propeny located at 4305 Rio Viejo Drive, Bakersfield, California. The report contained errors or 
omissions, In violation of the provisions ofthe Uniform S.tungards ofProfessional Appraisal 
Practice (US-PAP), listed as follows: 

a:) Respondent misrepresented an altered version ofhls report as a true copy ofhis appraisal 
report that was submitted to the clieot. Additionally, Respondent provided a false date of 
appraisal report (S.R. 1-1 (a), (b), 2-l (a),(b), 2-2(b)(vi) and the Conduct section ofthe 
Ethics Rule). 
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ETHICS RULE 

216 ETIUCS RULE 

217 A11 appr3iser must promote and presenee the public trust Inherent in appraisal practice by observing 
218 the highest standards ofprofessional ethics. 

219 An appraiser must comply with USPAP when obligated by law or regulation, or by agreement with 
220 the clie11t or intended users. In addition to these requirement.'!, an iAdividual should comply any time 
221 that individual represents that he or she Is perfonning the service as an appraiser. 

2~ Commept: This Rule specifies the persona! obligations and resPQnsibilities of the individual 
.:m appraiser. An individual appraiser employed- by a group or organization that conducts itself in a 
224 manner that does not conform to USPAP should take steps that are appropriate under the 
2.25 circumstances t_o ensure compliance with USPAP. 

226 This ETHICS RULE i5 divided into three sections: Conduct. Management, 1111d Confidentialitv 
221 -which apply to 1111 appraisal practice. 

228 Conduct: 

229 An appraiser must perform assignments with iDJpartiality, objectivity, and independence, and 
230 wftbout accommodatlon ofpersonal interests. 

23t An appnilser: 

232 • must not perform an assignment with bias; 

2J3 • must not advocate the cause or interest of any.party or Issue; 

234 • must not accept au assignment that includes the reporting of predetermined opiaions and 
235 conclusions; 

236 • must not misrepresent bis or her role wben providing valuation services that are outside of 
237 appr11.isal practice; • 

238 • must not communicate assignment results with the Intent to mislead or to defraud;. . 
239 • must not use or communicate a report that is known by the appraiser to be misleading or 
240 fraudulent; 

241 • must not 'knowingly pennit an employee or other person to .communicate a mi~leadiog or 
242 fraudulent report; • 

243 • must not use or rely on unsupported conclusions refqllng to characteristics such. as race, 
244 color, reU2!on, national origin, gender, marital status, f.amlllal status, age, receipt uf public 
24S assistance Income, handicap, or ltll unsupported conclusion that homogeneity of such 
246 d1aractcrlstlcs Is necessary to maximize value; 

247 • must not engage in criminal eo11duct; 

248 • must not'willfully or knowingly violate the requirements ofthe RECORD KEEPING RULE; and 

249 • must 11ot perform an assignment in a grossly negligent manner. 

250 Comment: Development standards (l•l, 3-1, 6-1, 7-1 and 9-1) address the requirement that "an 
251 appraiser must not render appraisal services in a careless or negligent manner." The above 
252 requirement deals with an appraiser being grossly .negligent in perfom1ing an 11.Ssignment which 
253 would be a violation ofthe Conduct section ofthe ETillCS RULE. 
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ETHICS RULE 

254 [f known prior to acceptlng an a,sigmnent, and/or If discovered at aoy time during the assignment, 
2s; an ,ippraiser must disclose to the client, and it1 ench subsequent report certificntloo: 

256 • any current or prospective Interest in the subject property or parties involved; and 

2s1 • any services regarding the snbject property performed by tbe llppniser within the three 
258 year period immediately precedl!]g acceptirnce of the assignmclllt, as aa appraiser or In any 
2~9 other capacity. • 

260 Comment: Disclosing t~e fact that the appraiser hos previously appraised the property is permitted 
261 except in the case when an appraiser has agreed with the client to keep the mere ~urrence of a 
262 prior assignment confidential. If an appraiser has agreed with a client not to disclose that he or she 
26J has appraised a property, the appraiser must decline all subsequent assignments that fall within the 
264 three year period. 

26s In assignments in which there is no appraisal or appraisal review report, only the initial disclosure 
256 to the client is required. 

267 Management: 

268 An .a ppmiser.. must disclose that he or she p aid • fee or commission, or gave a thing or value in 
269 connection with the procurement ofan assignl)lent. 

210 Comment: The disclosure! must appear ln the certification and in any transmittal letter in which 
21 1 conclusions ere stated; however, disclosure of the amount paid is not requ\red. In groups or 
in organizations engaged in appraisal practice, intra-company payments to employees for business 
213 development do not require disclosure. 

274 An apprnlser must not accipt an assignment. or hive a compensation arrangement for an 
275 assignment, that is contingent on 1ny ofthe following: 

276 1. Che repottin1rora prede1trmined result(e.g., opinlon ofvalue); 

277 2. a direction i:a a~signment results thRt favors the cause of the client; 

278 3. theamount ofa nlue opinion;, 

279 4. the attaiomcot of a stipulated result (e.g., that the loan closes, 01· taxes nre reduced); or 

2so 5, the occurrence of a subsequeot event directly related to the appraiser's opioloos and specific 
281 to tile assignment's purpose.· 

282 An qppraiser must not adverj:ise for or solic.lt assignments In a manner that is false. misleading, or 
283 euggerated. • 

284. An nppralser inust uflix., or au1horlze the use of, his or her signature to certify recognition and 
2ss acceptance of bis or her USPAP responslbllltles In an appraisal or appr$al review assignment (see 
286 Standards Rules 2-3. 3-6, 6-9, 8-3, and 10-3). An appraiser may authorize the use of his or·her 
287 slgnottlfe only on nn asslgnment-by-nssignmcnt basis. 

288 An appraiser must not affix the signature of another 11ppraiser without his or ber cousent. 

289 Comment: An appraiser must exercise due c~re to prevent unauthorized use ofhis or hersignarure. 
290 An appraiser exercising such care is not responsible for unnuthorlzed·use ofhis or her signature. 

U-8 USPAP 2014-20\5 Edition 
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ETHICS RULE 

291 Confidentiality: 

292 AiJ appraiser must protect the coofideoti:ll nature of the appraiser-client relati.o11shlp. 

29l An· appraiser mus t act in good faith with regard to the legitimate Interests of the clieut 1n the un of 
294 confidentia I information and In the communication of assignment results. 

295 An appraiser must be aware or, and comply with, aU eootide11tiality and privacy laws and regulations 
:?96 applicable In am assignmentJ • • 

291 An appraiser must not disclose: (J) confidential Information; or (2) 11ssi1:nment results to anyone 
:Z98 otbe r tb.an: 

299 • the dieut; . 

300 • persons speclftcally 11uthorized by the client; 

JOI • state appraiser regulatory agencies; 

30; • third parties as may be authorized by due proc~s of law; or 

; 03 • a duly authorized professional peer review committu except wlten such disclosure to a 
304 committee would violate applicable law or regulation. 

30.l A member of a duly authorized professional peer review committee must not dilldose coofideotlal 
306 information prm:otcd to the committee. 

307 Cgmment: When all confidential elemenh of confideutlal information and assignment results are 
308 removed through redaction or t_be process of ~ggregatioo, client authorization Is not required for the 
309 disclosure ofthe remaining lnfonnation, as modified. 

1 Pursuant to the passage pf the Grwnm-Leach-Dliley Act in 1999, numerous agencies have adopted privacy 
regulations. Such regulation_s are focused on tlie protection of lnfonnation provided by consumers to those 
involved in financial activities "found to be closely ielated to banking or usual in connection with the 
transaction of banking." These activities have been deemed lo Include "appraising real or personal property." 
(Quotations ere from -the Federal Trade Commission, Privacy of Consumer Financial lnfonnation; Final Rule, 
16 CFR Part 313.) 
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SCOPE OF WORK RULE 

387 SCOPE OF.\VORK RULE1 

388 For each appraisnl a!)d appraisal review assignment, an appraiser must: 

389 l. identify the problem lo be solved; 

390 :z. determine and perform the scope or work necessary to develop credible assignment results; and 

391 3. disclosflll.e scope ofwork In the r~port. 

392 An appraiser must properly identify the problem to be solved in order to dctcrlllme the appropriate 
393 scope of work. The appraiser must be prepared ·to demonstrate tbat the scope of work Is sufficic~t to 
394 produce credible assignment results. • 

395 Comment: Scope ofwork inchides, but is not limited to: 

396 the extent to which the property is identified; 
397 • the extent to which tangible property is lrupected; 
398 • the type and extent ofdata researched; and 
399 • the type and extent ofDnalyses applled to arrive at opinions or conclusions. 

400 Appraisers have broad tlexibility and significant responsibility in detennining the appropriate 
40·1 scope ofwork for an appraisal or appraisal review assignment. 

402 Credible ruisigrunent results require support by relevant evidence and logic. The credibility of 
403 assignment resu_l!s is always measured in the context ofthe intended use. 

404 "Problem Identification 

405 An appraiser must gather and analyze information about those assignment elements that are_necessary to 
406 properly identify the ·appraisal or appnt!5al review problem to be solved. 

407 Commenf: The assignment elements necessary for problem identification are addressed in the· 
40s applicable Struidards Rules (i.e., SR 1-2, SR 3-2, SR 6-2, SR 7-2 and SR 9-2). !n an appraisal 
409 assignment, for example, identification ofthe problem to be solved requires the appraiser to 
410 identify the following assignment elements: 

411 • client and any other intended users; 
412 • intended use ofthe appraiser's opinions and conclusions; 
413 • type and definition ofvalue; 
414 • eflective date ofthe appraiser's opinions and conclusions; 
415 • subject ofthe assignment and its relevant characteristics; and 
416 assignment conditions. 

417 This infonnation provides the appraiser with the basis for determining the fype 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 !s a judgment 
422 made by the 11.ppralser that requires competency -in that type ofassignment, 

' See Advisory Opinion 2&, Scope ofWork D,clsion, Pe,jon,rancs, and Disc/0111re end Advisory Opinion 29, 14,. Acceptable Scope of 
Work. 
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SCOPE OF WORK RULE 

42J Assignme11t conditions _include assumptions, extraordinary assumptions, hypothetical 
4:!4 conditions, laws and regulations, jurisdictional exceptions, zmd other conditions thnt affect the 
425 scope of work. Laws i11clude constitutions, legislative and court-made law, administrative 
426 rules, and ordinances. Regulations include rules or orders, having legal force, issued by an 
4 2 7 adminislrlltive agency. 

428 Scope or Work Acceptability' 

429 The seope of work must include tbe researeh and analyses that are necessary to devl:lop credible 
4J0 assignment results. 

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

4J2 • the expectations ofparties who are regularly intended users for similar assignments; and 

433 • what 11n appraiser's peers' actiom would be in perfonning the same or a similar 
434 assignment. 

4JS Detennining the scope of work is an ongoing process in an assignment. Information or 
436 conditions ,focovered during the course of an assignment might cause the appraiser to 
437 reconsider the scope ofwork. • • 

438 An appraiser must be prepared to support the decision to exclude any investigation, 
43·9 infonm1tion, method, or technique that would appear relevant to the client, another intended 
44-0 user, or the appraiser's peers. 

441 An appraiser must not allow assignlllent conditions to limit the scope ofwork to such a degree. that the 
44'.l assignment results are not credible in the contnt of the intended use, 

443 Comment: lfrelevunt informution is not available because ofassignment conditions that limit 
444 resear¢h oppol't\lnities (such as conditions that place limitations on inspection or information 
445 gathering), an appraiser must withdraw from the assignment unless the appraiser can: 

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

448 use an ex.tmordinary 11SsumptJon about Sl1ch infonnation, if credible assignment results 
44r; can still ~e developed. 

450 An appraiser must not allow the intended use of an assignment or 11 client's objectives to cause the 
451 assignment results to be bi11sed. 

·452 pisclosure·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 infonmtion includes disclosure of research and analyses 
457 • performed and might also include ~isc\osure ofreseerch and analyses not perfonned, 

• See Advisory Opinion 29, An Aooeprabl~ Scope ofWor/c, 
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STANDARD I 

477 STANDARD I: REAL PROPERTY APPRAISAL, DEVELOPMENT 

478 In dtveloping II real property appraisa~ an appraiser m ust Identify the problem to be solved, determine 
479 the scope otwork necessary to solve the problem, and correctly complete research and analyses necessary 
480 to produce a credible appraisal, 

481 Comment: STANDARD I is directed toward the substantive aspects of ~evcloping a credible 
482 appraisal of ren! property. The requirements set forth in STANDARD 1 follow the appraisal 
48J development process in the order of topics addressed and can be used by appraisers and the 
484 users of appraisal services as.« convenient checklist. 

485 Slanderds Rule 1- 1 

486 I n developlng_lll real property appraisal, AD appraiser must: 

487 (a} be aware of, anderstllnd, and correctly employ those recogai:z.ed methods and tecboiques that arc 
483 necessary to produce a credible appraisal; 

489 Comment: This Standards Rule recognizes that the principle ofchange ccntinues to affect the 
490 manner in which appraisers pcrfonn appraisal services. Changes and developments in the real 
49 I estate field hnve a substantial impact on the appraisal profession. Important changes in the 
492 cost and manner of constructing.and marketing commercial, industrial, and residential real 
493 estate as well as changes in the tegal framework in which real property rights and interests are 
494 created, conveyed, and mortgaged have resulted in corre§pondin·g changes in appraisal theory 
495 and practice. Social change has also had an effect on appraisal theory and practice. To keep 
496 abrcnsf of these changes and developments, the appraisal profession is constantly reviewing 
497 and revising appraisal methods and techniques and devising new methods and techniques 1O­

498 meel new circumstances. For this reason, it is not sufficient for appraisers to simply mointairi 
499 the skills and the knowledge they possess when they become appraisers. Each appraiser must 
500 continuously improve bis or her skills-to remain proficient in real property appraisal. 

. . 
SO I (b) not commit a substantial error of omission or commission that significantly affects an apprnisal; 
502 and 

503 Comment: An appraiser must use sufficient care to avoid errors that would significantly affect 
504 his or her opinions and conclusions. Diligence Is required to identify and analyze the factors, 
505 conditions, data, anµ other information that would have a significant eft~t on the credibility 
506 oftheassignment results. 

507 (c) not render appraisal services in a careless or negligent mnnner, sucb as by maldng a series of 
508 er!"ors thnt, although_individually might not significantly affect the re.suits.of an appraisal, In tht 
509 aggregate affects the crediblUty of those results. 

510 Comment: Perfection is impossible to attain, Md competence does not require perfection. 
5ll However, an appraiser must not render appraisal services in II careless or negligent manner. 
512 This Standar~ Rule requires an appraiser to use due diligence and due care. 

5[3 Standards R uic 1-2 

514 In developing a ri!lll property appraisal, an appraiser must: 
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STANDARDJ 

.515 

.516 

Sl7 
SJ8 

519 

5:2-0 

521 

522 

:523 

5:14 
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526 

527 

528 

S29 
:530 

53 1 

532 
533 

~34 

533 

536 
S37 

538 
539 
540 

(a) ideotlfy the client and other inteuded users;~ 

(b) identify the intended use of the appraiser's opinions a11d cooclusions;6 

Comment: An appraiser must not allow !he intended use of an assignment or a client's 
objectives to cause the assignment results to be biased.7 

(c) ldenlJfy the typt ao.d definition of value, and, If the. value opinion to be developed Is market 
value, ascertain whether the value ls to be the most probable price: 

(ij in terms ofcalih; or 

(ii) In terms off1m1ncial arrangements equivalent to cash; or 

_(iii) In other preeisely defined terms; and 

(iv) If the opinion orvalue is to be based on non-market financing or financinit with unusual 
conditions or Joceotives, the terms of auch rwancing must be clear!y identified and the 
appraiser's upinloo of their contributiom to or negative influence on value must be 
developed by an3lysis of relevant market data; 

Comment: When exposure time_ is a romponent of the definition for the -value 
opinion being developed, the sppraiser must also develop till opinion of reasonable 
e:<posure lime linked. to th_at value opinion. 8 

(d) identify the effective date ofthe appr11iser's opinions and conclusious;t 

(e) identify the characteristics of tb_e property that nre relevant tQ the type and definitioo of VRlue 
and i11tended use of the appraisal, 10lnctuding: 

(i) its location and physical, legal, and economic attributes; 

(ii) the real prope1-ty Interest to be valued; 

(ili) any personal property, trade fixtures, or intar,glble· items that are not real property but 
are Included In the appraisal; • 

(iv) any known eusemcnts, restric1loos, encumbrances, · leases, reservations, connanls, 
contracts, declarations; special assessments, onlin1.11ces, or otber items of a similar 
nature; and 

> Ste Slalemenl oo Appraisal Standanls No. I>, Tdcntificolton ofIntended U,r and Tnt,nd•d Users. 

G See Statemenc 011 Appraisal Standards No. 9, f<f•nt;f/colion oflntmdedUse 11ndlnttnded Usen. 

' · See Advisoiy Opinion 19, Chlflocej,tab/e ,lnignni•nt Condilioru in Real Propeny ApJN:otJa(A,signnients, 

• See Stal~menl on Appraisal St~clards No. 6, Rearonabl, Expos,,r~ Time in Real Proporty and Peno""J Prr,pmy Op(11f01n ofValue See 
also AdviSOt)' Opinion 7, Marketing Tlmt Opinions, 1111d Advisory Opinion 22, Scopa ofW'ork_ln Markel Value Appraisal Arn'gnmerus, 

RealProperty. 
1 See Statement on Appraisal S111mlards No. 3, lwtrrupective Value Opinions, 1111d Slatement on Appraisal Sland3Ills No. 4, Pro:p•cti?e 

Valu• Opinioris. 
10 See Advisolj' Oplnioo 2, lrupection ofSqbjec/ Property, ll!1d Advisolj' Opinion 23, ldenrifying the R~/ewsnt Choracterisllc, 'oftht SllhJ«t 

Propertyofa Rtt1T Propmy,lppraisal_.Arslgnment,• 
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STANDARD 1 

541 (v) whether the J ubjett propt'rty is a fractional Interest, physical segment, or partial 
542 holding; 

543 Comment on (j)-{v): The informa1ion used by an appraiser to identify the property 
544 ·characteris1ics musl.be from sources the appraiser reasonably believes are reliub!e. • 

545 An appraiser may use any combination of a property inspection and documents, such as a 
546 physical legal description, address, map reference, copy of a survey or map, property sketch, 
541 or photographs, 10 identify the relevant characteristics ofthe subjecl property. 

54$ When appraising proposed imprc,vemenl.l, an appraiser must examine and have available fur 
S49 
550 

future examination, plans, specifications, or other documentation sufficient to identify the 
extent and characterofthe proposed im(l(ovements.11 

551 Identification of the real property interest appraised can be based on a review of copies or 
SS2 summaries oftitle descriptions or other documents that set fonh any known encumbrances. 

553 An appraiser is not required to value the whole when the subje1.,'t of the appraisal is a 
554 fractional interest, a physical segment, ora partial hold.ing. 

5~5 (t) Identify any extraordinary assumptions necessary io 1be assignment; 

556 Comment:An extraordinary assumption may be u_scd in an assignment only if: 

5S1 it is required to properly develop credible opinions and conclusions; 
558 • the appraiser has a reasonab)e basis fur the extraordinary assumptio_n; 
559 use of the extraordinary assumption results in a credible analysis; and 
560 • the appraiser complies with the disclosure requirements set forth 
561 extraordinnry assumptions. 

562 (g) identify any hypothetical cooditloas necessary ~o the assignment; and 

5 63 Cgmment: A hypothetical condi_tion may b.e used In an assignment only if: 

in USPAP for 

5(,4 use of the hypothetical condition is cl early required for legal purposes, for purposes of 
565 reusonable analysis, or for purposes of comparison; 
566 • use ofthe hypothetical coodition results in a credible analysis; and 
567 • the appraiser complies with the disclosure requirements set forth in USPAP for 
568 hypothetical conditions. . 

569 (h) determlne the scope of work necessary to produce credible ~sslgnm ent results in accordance with 
570 the SCOPE OFWORI{ RULE.12 

571 Standards Rule 1-3 

s12 When necessary for credible assignment results In developing 11 market value opinion, en appraiser ·must: 

11 See Advisory Opinion 17, Appraisals of/Ital Property with Proposed//tlpruwm,nts. 
11 &e Advi1ory Opioion 28, Scope ofWork Decision. Porformunce, and Dlso/01ure, and Advisocy Opinion 29, An A,c,rp/able Scope of 

Wort • 
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STANDARD I 

573 (a) Identify and analyze the effect on use and value of exisliog lnod use regulations, reasonably 
574 probable modiflcntions of such fond use regulotioos,.ecooomic supply aod demand, the physical 
51S adaptnbtlity or Ille real estate, and market area trends; and 

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

578 {b) denlop an opjolon of tbe highest and best use ofthe r eal estate. 

579 Comment: An appraiser mu.<n analy2e the re!evw,t legal, physical, and economic factors to the 
.sso ei,.1ent necessary10 support the appraiser's highest ~d bestuse conclusion(s). 

ss1 Standards Rule 1-4 

ss2 In developing a real property appralsal, an appraiser must collect, verify, and analyze 11II information 
58J oecessary for credible assignment ~ults. 

584 (a) When a sales comparison npproach is necessary for credible asslgoment results, an appraiser 
585 must analyze sueh comparable sales data as are available to indicate a ~alue conclusion. 

. . 
580 (b) When a cost approach Is necessary for credible assignment results, an appraiser m1ut: 

587 (I) develop an· opinion ofsite valueby an appro_priate appraisal method or technique; 

, SR8 (Ii) analyze snch comparable cost data as are avalb1ble to estimate the _cost new of the 
539 Improvements (If any); and 

590 (Iii) analyze such comparable data as a re available to estimate th~ difference between the 
591 cost new and the present worth ofthe impr~vemerrts (accrued depredation). 

592 (c) When an income appro11.'cb Is oecessar-y for credible assignment results, ari appraiser 01ust: 

59.3 (l) 11nalyzc such comparable rental data ns are available and/or ihe potcntlul earnings 
594 capacity of the property to estimate the gross Income poten-tlal ofthe property; 

595 .(II) analyze such comparabJe operating e:i:pense data as are available to es_timate the 
596 operating expenses ofthe property; 

597 (iii) analyze such comparable data as arc a¥aileble to estimate rates of capitalization and/or 
593 rates ofdiseount; and 

S99 (Iv} base pr,ojectlons of fu.ture rent and/or income potential and expenses on reasonably clenr 
600 and approprlate evidence. 11 

• 

601 Comment: In develeping income and expense statements and cash flow projections, 
602 an appraiser must weigh historical infonnation and trends, current supply and 
603 demand factors effecting such trends, end anticipated events such as competition 
604 frpm developments u~der construction. • 

60.S (d) When developing nn opinion uf the value or a leased fee estate or a leasehold estate, an appraiser 

606 must analyze the effect on value, ifany, ofthe terms and conditions ofthe lense(s). 

" See Statement on Appiai~J Slandards No. 2_. Diicounud Cash F/01, Analyw. 
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610 

615 

620 

625 

630 

635 

640 

STANDARD l 

607 (e) .When analyzing (lie assemblage of the nrl,ous estates or componeBt parts of a property, an 
608 appraiser must ounlyze the effect on value, Ifany, or the assemblage. An appraiser must refrain 
609 from valuing the whole solely by adding together the individual values of the various estate:! or 

componeot parts. 

611 Comment; Although the value ofthe whole may be equal to the sum of the separate estates or 
6(2 parts, it also may be greater than or less than the sum ofsuch estates or parts. Therefore, the 
613 value of the whole must be tesn:d by reference to appropriate dala ond supported by 1111 

614 appropriate analysis ofsuch data. 

A similar procedure must be followed when the vn!ue oflhe whole has been established and 
6 16 the appraiser seeks to value a part. The value ofany such part must be tested by reference to 
617 appropriate data and supported by an appropriate analysis ofsuch data. 

6 18 (f) When analyzing anticipated public or . private improvements, locattd on or off the .site, an 
619 appr.iiser must analyze tbe effect on value, Ifany, ofsucl1 anlicipntcd Improvements to the extent 

they are rcnected in mnrtet actions. 

621 (g) Wbeo personal property, trade ib:tures, or lntnnglble items are _1.ncludcd In the appraisal, the 
621 appraiser must analyze tbe effect on value ofsuch non-real property Items. 

623 Comment: When the scope of work includc:s an appraisal of personal property, trade fixtures 
624 or intangible items, competency in personal property appraisal (see STANDARD 7) or 

business appraisal (see STANDARD 9) is required. 

626 Stancl;mls Rule 1-5 

6'.!7 When the value opinion to he developed is rnarket value, an appraiser must; if such information ls 
628 av allable to the appraiser in the normal course of h~1siness: u 

629 (a) 11ualyze all agreements of sale, options, and listings of the subject property current as of the 
effective date of the appraisal; arid • 

631 (b) analyze all s11lu of the subject property that occurred within the three (3) yeim prior to the 
632 iffective date oftbe appraisal.15 

633 Comment: See the Comments to Standards Rules 2-2(a)(viii) and 2-2(b)(viii) for 
6J4 corresponding reporting requirements relating to the availability and relevance ofinfonnation. 

Standards Rule 1-6 

636 In developing a real property appr°ftisal, an appraiser must: 

637 (a) reconcile the quality and quantity of data available and analyzed within the approaches used; 
638 and 

639 (b) reconcile the applicability and relevance of the approaehes, methods •~d techniques used to 
arrive at the value concluslon(s). 

" See Advi50ry Opinion24, NorR1al Course qf8113inu,. 

u See Advisory Opinion 1, S<l/u History. 
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STANDARD2 

641 STANDARD 2: REAL PROPERTY APPRA.lSAL, REPORTING 

642 In reporting lhe results of a real property appraisal, a11 appraiser must communlcate each analysis, 
643 opinion, a nd coucluslou in a manner lhatis not misleading. 

644 Comment: STANDARD 2 addresses the content and level of infonnation required in II report 
that communicoles the results ofa real property appraisal. 

646 STANDARD 2 does not dictate the form, format, or style of real property appraisal reporu. 
647 The fonn, format, and style of a report are functions of the needs of intended users and 
648 appraisers. The substantive content ofa report delennines its-compliance. 

649 Standards Rule 2-1 

• Each _written or oral real property appraisal report must: 

651 (a) clearly and accurately set forth the appraisal lo a ntanner that will not be misleading; 

652 (b) contain sufficient infonnation to ennble the intended users of the appraisal to understand the 
653 report properly; and 

654 (c) clearly and accurately disclose all assumptions, ex:tl'aordinary assumptions, hypothetical 
conditions; and limiting conditions used In the nsi!lgnment. 

656 Standards Ruic 2-2 

657 Each written renl property appraisal report must be prepared under one of the following options and 
658 promJneofly state which option is used: Appraisal Report or Rest ricted Appraisal Report.16 • • 

659 Comment: When the intended users include parties other than the client, an Appraisal Report 
must ~e provided. When the intended users do not include parties other than the client, a 

661 Restricted Appraisal Report may be provided. 

662 The essential difference between these two options is in the content and level of information 
663 provided. The appropriate reporting' option and the level of information necessary in the 
664 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 
666 communicated upon completion of an assignment. An appraiser may use any other label in 
667 addition to, but- not in place of, the label .set forth in this Standard for the type of report 
~ p~~i • 

669 The report content and level of Information requirements set forth in this Standard are 
minimums for each type of report. An appraiser must supplement II repprl form, when 

67 l necessary, to ensure that any intended user of lhe appraisal is not misled and that the report 
672 complies with the applicable content requirements set forth in this Standards Rule. 

673 A party receiving a copy of an Appraisal Report or Restricted Appraisal Report in order to 
674 satisfy disclosure requirem\:nts does not become en intended user of the appraisal unless the 

appraiser identifies such party as an intended user as part ofthe assignment. 

" Sec Advisory Opinion 11, Con1e111 ofllte Appraua/ Rep0/1 OptiOlll ofSlarodards Rufe, 1-2, 8-2, and 10-2 und Advisory Opinion 12, u,. 
of!he Appraisal Reporl Opt/om o/S1a'ndards Rule& 2-2, 8-2. and 10-2, 
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676 (a) The content of an Appraisal Report 111ust be consistent with the i11tcnded use or the appraisAI 
677 aod, at II minimum: 

678 (i) state the identity ofthe client aod any intended users, by name or type; 11 

679 Comment: An appraiser must use care when identifying the client to ensure a clear 
680 understanding and to avoid vio[atlons of the Co,1fjdentiality section of the ETHICS 
68! RULE. In those rare instances when the client wishes to remain anonymous, an 
68.2 appraiser must still document the identity ofthe client in the workfile but may omit 
683 the client's identity in the report. • 

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

686 (ii) state the intended use ortbe appraisal;!' 

687 (iii) suQimarize Information sufflcleut t!} Identify the real estate involved in the appraisal, 
688 including the physical, legal, and economic pl'operty characteristics relevant to the 
689 assignment;1

' 

690 Comment: The real estate involved in the appraisal can be specified, for example, by 
69\ a legal description, address, map reference, copy of a Slll'Vey or map, property sketch, 
692 and/or photographs or the like. The summarized lnfonnation can include a property 
693 sketch and photographs in addition to wrinen comments about the l.egal, physical, 
694 and economic attributes of the real estate relevant to the type end definition ofvalue 
695 and intended use of the appraisal. • 

696 (iv) state the re~I property Inter.est appraised; 

697 Comment: The statement of the real property rights being appraised must be 

698 substantiated, ·as needed, by copies· or sumrnai:les of title descriptions or other 

699 documents that set forth any known encumbranOes. 

700 (v) state the type and deflnltloo of value and cite the source of tl1c definition; 

701 Gomment: Stating the definition of value also requires m1y comments needed to 
702 clearly indicate to the intended user3 how the definition is being applied. 

703 When reporting an opinion .ofmarket value, state whether the opinion ofvalue is: 

704 in tenns of cash or offinai\clng terms equivalent to cash, or 

70S • ~ased on non-market financing or financingwith unusual conditio~ or 
706 incentives. 

707 When an opinion of market value ls not 1n tenns 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. 

11See Slattmenton Apprainl Standard5 No. 9, fd•ntijlct,1l,m oflnt,lltledUu andlnt, nded I.but. 
11 See Slalemcnt on Appniisat Standards No. 9, lden1ificallonoflnte,rdedUn andh,t1nt2d Usu,. 

,.5.., Advisory Opinion 2, /,upec/1011 efSubjtct I'rop,rty, 1111d Advisocy Opini,m 23, ldlmtifying the /lt/,rvall/ Characreri11 le, ofthe Suhject 

Prop,rr:y ofa Fial Property tlpprqi,a! A.,:t1nm,mt. • 
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710 When an opinion of reasonabl~ ·exposure time has been developl!d in compliance 
711 with Standards Rule I •2(c), the opinion must be stated in the report.10 

712 (vi) state the effective date of the appraisal and the date of the repor1;11 

713 Comment: The effective date of the appraisal establishes the context for the value 
714 opinion, while the dnte of the report Indicates whether the perspective or' the 
715 appraiser on the market and property 83 of the effective date of the appraisal was 
716 prospective, current, or retrospective. 

717 (vii) sun101arize the scope otwork used to develop the appraisa!;22 

718 Cumment: Because intended users' reliance on an appraisal may be Bffected by the 
719 scope ofwork, the report must enable them to be properly informed and not misled. 
720 Sufficient information includes disclosure of resC11Jch and analyses performed· and 
721 might also include disclosure ofresearch and ~nalyses not performed. 

722 When any portion of 1he work involves significant real property appraisal assistance, 
723 the appraiser must s~mmarize lhe extent of that 8"lstance. The name(s) of those 
724 providing the significant real property appnisal assistance must be stated ln the 
725 certification, in acC'ordance with Stan~nrds Rule 2-3.23 

' 

726 {viii) summarize 'the Information analyzed, the appraisal methods and techniques employed, 
727 and the reasoning that supports the analyses, opinions, and coocluslons; exclusion of the 
72B sales comparison nppron!,:h, cost appro?ch, or income approach must be explalne~; 

729 Comment: Ao Appraisal Report m ust include sufficient infonnation to indicate that 
730 the appraiser complied witl) the requirements of STANDARD I. The amouni of 
73l detail required will vary with the significance of the information to the appraisal. 

73'.? The appraiser must provide sufficient information to enable the client and intended 
733 users to under.illlnd the rationale· for the opinions and conclusions, including 
734 reconcllintion ofthe da1a·ond approaches, in accord.anee with Standards Ru!e 1-6. 

· 735 When reporting an opinion of ml\rket value, a summary of the results of analyzing 
7)6 the subject sal'es, agreements of sale, options. and. listings in accordance with 
737 Standards Rule l•5 is required.2

' If such information is unobtainable, a statement on 
7J8 the efforts undertaken by the appraiser to obtain the infortilation is required. lfsuch 

' 739 information is irrelevant, a statement acknowledging the existence ofthe- information 
740 and citing Its lack ofrelevance is required. 

741 (ix.) state the use of the real estate existing as of the date of value nnd the use of the nal 
742 estate reflected in the appraisal; 

,.See Statement on App,aisal S11ndardsNo. 6, Rea,onablt Exp,u.,,.Time /11 Rea/ Proprrl)i andP«r1D11al Propeft)' Opln/om oJVa/ur.. See 
also Advisory Opinion 7, Marketing Time Opinion,, and Advisory Opinion 22, SCOJN ofWork in Market Volue Appraisal Ai,igmi,~IJ, 

Real Property. 
11 See Statement on Appraisal Standards No. 3, R•tro•pectlve Value Op/11/ons, ind Statement on Appraisal Standards No.~. P;wpcctive 

Yalu, Opiniam. 
n See Advi.\Or)I Opinion 28, S,·ope ofWork Decision, P1,fon11ance, and D/sc/o,Mre, and Advisory Opinion 29, An 

Accoptable Scof)<I ofWork. 
., SeeAdvisory Opinion 31, Ass/g,,11i,fl/s InvolvingMore lhQ11 One .Appraiser. 

u s~e Advisory Opinion t, Sal~• Hi11lory. • 

USPAP 2014-2015 Edition U-23 
©The Appraisal Foundation 

https://report.10


STANDARD2 

743 (x) when an opinion orhighest and best use was developed by the appraiser, summarize the 
744 support and rationale for that opinion; 

745 (xi) dearly and conspicuously: 

746 state all extraordinary assumptions and hypothetical conditions; and 

747 • ,tate that their use might hnve affected the assignnleot results; and 

748 (xii) include a signed certification In accordance with Standards Rnle 2-3. 

749 (bJ The content of a Resfr(cted Appralsal Report must be co11~lstent with the intended use or the 
750 approilial and, at a minimum: 

751 (i) state tl1e identity of the client, by name or type;".and state a prominent use ri:striction 
752 tbnt limits use of the report to the cileot and wan1s that the rationale for bow the 
75.3 appraiser arrived at the opinions and. conclusions set forth In the report may not be 
7S4 undentood properly without additional inrormallon iu the appraiser's workflle; 

155 Comment: An appraiser must use: care when identifying the client -to ensure a clear 
756 understanding and to avoid violations of I.he Confidentiality section of the ETIJl CS 
151 RULE. ln those rare instances when the client wishes to remain anonymous, an 
758 appraiser must still document the identity of the client in the workflle but may omit 
759 the client's identity in the report. • 

760 The Res1ricted Appraisal Report is for client use only. Before entering into an 
761 agreement, the appraiser should establish with the client the situations where this 
76.2 type of reporl is to be used and should ensure tbat t~e client understands the 
763 restricted utility ofthe Restricted Appraisal Report. 

764 (ii) state the intended use of tbe appraisal;i6 

165 Comment: The Intended use of the appraisal must be consistent with the limitation 
766 • on use of the Restricted Appraisal Report option in this Standards Rule (i.e., client 
767 use only). • • 

768 (iii) state information sufficient to Identity the real estate Involved In the appraisal; 27 

769 Comment: The real estate involved in the appraisal can be specified, for example, by 
770 a legal description, address, map reference, copy of a survey or map, property sketch, 

771 and/or photographs or the lil<e. 

772 (iv) state the real property lntere,t appraised; 

773 (v) state the type ofvalue a nd cite the source of Its definition;18 

~• Se,i Slnlemont en AppT11isal St1111dards No. 9 ( ldanlljicaticm oflnt,m:/11/ Us, am! lnlond•tJ Uson 
"Se.: Statemeo't on Appraisal Siandaros No. 9. Jdentljicatian oflntendtd Uu alld lnt•ndtd. u~,ra. 
71 See Advisoiy Opinlon 2, lnspeclion ofSubject Property. 
21 See SIBtemcnt on Appraisal Standards No. 6, Reasonable ~r;.,ure Time in ha!Property andl'er1011ul Properry 

Opi11io1u of.Vain¥. See ,lso~d•isory Opinion 7, MarMling Time Opimoiu, and Advlsoiy Opinion 22, Scop6 of 

Wo1·k In MorMI V/Jlue Appraisal AJslgnments, RealProperty. 

USPAP 2014-2015 Edition 
©The Appraisal Foundation 

U-24 



STANDARD2 

774 Comment: When sn opinion of reasonable exposure time has been developetl in 
ns compliance with Standards Rule 1-2(c}, the opinion must be s~ted in the report. 

(vi) state lhe elTectivt date ofthe appraisal aod the date oftbe report;19 

777 Comment: The effective date of the appraisal establishes the context for the value 
77g opinion, while the date of the report indicates whether the perspective of the 
779 appraiser OTI the market and property as ~f the effective date of the appraisal was 
780 prospective, current, or retrospective. 

781 (vii) state the scope of work used to develop the appralsa1;30 

78'.! Comment: Because the client's reliance on an appraisal may be affected by the scope 
783 of work, the ~eport must enable them to be properly informed and not rnis)ed. 
7&4 Sufficient infonnotion includes disclosure o_f res_earch and analyses performed and 
785 ~ ight also include disclosure ofresearch and analyses not performed. 

786 When nny portion ofthe work involves significant rent property appraisal assistance, 
187 the appraiser must state the extent ofthat assistl!nce. The·name(s) ofthose providing 
788 
789 

the significant real propeny appraisal assistance must be stated in the certification, in 
1accordance with Standards Rule 2-3. l 

790 (viii) slate the appraisal methods and techniques employed, state the value oplnloo(s) and 
791 concluslon(s) reached, and reference the worldile; exclusion of the sales compatison 
792 approach, cost approach, or income. approach must be explained; 

79) Comment: An appraiser must maintain a specific, coherent workfile in support of a 
794 Restricted Appraisal Report. The contents of the workfile must include sufficient 
793 information to indicate that the appraiser complied with the requirements of 
796 STANDARD 1 and for the appraiser to pro4uce an Appraisal Report. 

.797 When reporting an opinion of market value, a summary of the results of analyzing 
798 the subject sales, agreements of sale, options, and listings iu ~ccordance with 

799 Standards Rule. 1-S ls required. If such information is unobtainable, a statement on 

soo the efforts undertaken by the appraiser to obtuin the information is required. If such 

801 information is irrelevant, a statement acknowledging the existence ofthe information 
802 and citing its lack ofrelevance is required. 

80J (ix} state the we of the real estate existing as of the date of value and .the-use of the real 
804 estate reflected in the appraisal; 

805 (x.) wben 11n ~pinion of highest and b~t use was developed by the appraiser, state that 
806 opinion; 

807 (xi} clearly and tonspk~ously: 

808 • state a II extraordinary a.ssum'ptions an~ hypothetical conditions; and 

"See Slilement on Appraisal· Standards No. ) , Retroipective Valu• Opinio,is, and SIBIC!llffil onAppraise! 

Standards No. 4, P,wpec/iw, Yalu, Opin/011.<. 

,o See Advi!OJY Opinion:; 28, &opo ofWork Declsio11, Performance, tlndDitclosore, and Advisory Opinion 29, 
.An.Aectptable 5,;ofN ofWork. 

>o See Advi:,ory Opinion 31, A11/gnnre~1s /100M~g Mun tha11 On• Appral,er. 
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809 • state that their use Plight have affected the assignment rtsults; and 

810 (xii) Include asigned cemlica tion io acc.,rdnuce with Standards Rule 2-3 

8! I Standards Rule 2-3 

8l2 Each written real property appraisal report must tf)otaln a signed certification that is simllar in co11tent 
813 to the following fonn: 

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

s u the shttements of fact contained ill this report are true and corred, 
816 the reported srnnlyscs, opinions, and conclusions are limited only by the reported 
517 assumptions and llmlting conditions and are my personal, impartial, and unbiased 
818 professional analyses, opinions, a nd conclusions. 
819 I have no (or the specified) present or prospective interest· In the property that is the 
820 subject of tbis report aud no (or th.e specified) personal in.terest with respect to th~ 
s2t parties Involved. • 
832 1 have perform.ed no ( or the specified) services, os an appral.!er or in any 0th.er capacity, 
823 regarding the property that Is the subject or this report wltbin the three-year period 
S24 lmmedlntely preceding acceptance of this a.ssignmeot. 
825 I have no bias wltb re,pect to the property that is the subject of t~ls report or to the 
826 portles involved with this assignment. 
827 my engagement iµ this a.,sigumeot was uot contingent upon developing or reportjng 
628 .predetermined rtsutts. 
829 my compensation for completing · this assignment is not contingent upon the 
830 development or reporting of a predetermined value or direction in nluc that favors 
831 the cause of the client, the amount of {be value opinion, the attainment or n stipulated 
832 result, or the occu rrence of• subsequent event dlreetly relBted to th.e Intended use of 
UJ this appraisa_L . • 
834 my analyses, opinions, and . conclusions were developed, .and this report has been 
835 prepnred, In conformity with the ·u11ijor111 Standards ofProfessionalAppraisal Practice. 
8J6 l have (or have oot) made a personal Inspection of the p1·operty tl1at Is the subject of 
837 this report. (If more than one person signs this certificntion, the certification must 
838 clcnrly specify which individuals did.and which lndivlduols did not make a personal 
83'9 ln.spectlon or theappraised propcrty.)32 

. 

840 no one provided significant real properly appraisal assistance to the person signing 
B41 this certification. (If there are exceptions, the name of each Individual providing 
842 significant real property appraisal assistance mus~ be stnted.) 

g43 Comment: A signed certification is an integral part of the appraisal report. An appraiser who 
844 signs any part of the appraisal report, including a letter of trnnsml11al, must also sign this 
845 certification. 

846 In an assignment that includes only assignment results developed by the real property 
g47 appraiser(s), any nppraiser(s) who signs a certification accepts full responsibility for 111! 
B4S elements of the certification, for the assignment results, and for the contents of the appraisal 
849 report In an assignment that includes personal property, business or intangible assei 
sso assignment results not developed by the real property apprniser{s), any real property 
gs I appraiser{s) who signs a certification accepts full responsibility for the real property elements 

l! See Advisor; Opinion 2, h11prc/lon ofSuhjscl Prop,my. 
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852 of the certification, for the real property assignment results, and for the real property contents 
85J ofche appraisal report. 

854 When a signing appraiser(s} has relieil on work. done by appraisers and others who do not sign 
853 the certification, the signing appraiser is responsible for tlle decision to rely on their work. 
856 The signing appraiser(s) is required to have a reasonnb!e buis for believing that those 
857 individuals performing the work are e-0mpetent. The signing 11ppraiser(s) olso must h.ave no 
858 reason to doubt th.at the work ofthose individuals is credible. 

839 The names of individuals providing significant real property appraisal assistance who do not 
860 • sign a certification must be stated in the certification. II is not required that the description of 
861 their assisrance be contained in the certification, but disclosure of their assistance is required 
861 in accordance with Stnndords Rule 2-2(a)(vii) or 2·2(b)(vii) as applicable.13 

863 Sf?9clards Rule 2-4 

864 To the extent that It is both possible and appropriate, an oral real property appr11lsal report must address 
865 the 9l!bstantlve matten set forth in Standards Rule 2-2(a). 

866 Comment: See tbe RECORD KEEPTNO RULE for corresponding requirements. 

» See Advisory Opinion 31, /IJ1ig"mllm l lrVofving More thair One Appr<lil6r, 
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