
 

 

 

 

 

 

October 15, 2015 

 

 

 

Wayne Miller 

Chair 

Appraiser Qualifications Board 

The Appraisal Foundation 

1155 15th Street NW, Suite 1111 

Washington, DC  20005 

 

Dear Chair Miller: 

 

On behalf of the 21,000 Designated members, Candidates and Affiliates of the Appraisal Institute, thank 

you for the opportunity to comment on the AQB’s concept paper on alternative tracks to experience 

requirements. As you know, the Appraisal Institute has widespread concerns with the existing appraisal 

regulatory structure. The qualification criteria are part of a larger set of a concerns related to the general 

attractiveness of the profession that we believe deserve holistic review. Many of these issues speak more 

to programs under the purview of The Appraisal Foundation’s Board of Trustees, but since the AQB 

coordinates its activities with the Appraisal Standards Board and the Appraisal Practices Board, we will 

outline some of our concerns here, before commenting on the concept paper itself.  

 

General Concerns 

First, the Appraisal Institute (AI) believes that The Appraisal Foundation (TAF) should discontinue its 

pursuit of trying to codify – directly or indirectly – appraisal methodology or appraisal methods and 

techniques. Promoting a rules-based approach to appraisal practice, which TAF has done since at least 

2009, only serves to decrease opportunities for innovation, while increasing liability both on appraisal 

service providers and users of appraisal services.  

 

We note that a work group of the International Valuation Standards Council (IVSC) recently conducted an 

internal review of its operations and governance, and received a recommendation to wind down the 

IVSC’s Professional Board1, a comparable entity to TAF’s Appraisal Practices Board (APB). We believe 

that TAF should do the same with its APB, especially in light of the fact that some state appraiser 

regulatory agencies may be attempting to utilize APB work products for enforcement purposes.  

 

Second, TAF, through the AQB, should move away from continuous updates to appraisal standards and 

appraiser qualifications criteria. Currently, USPAP is updated every two years, mostly because TAF 

apparently desires a steady revenue source. Every time USPAP is published, appraisers are compelled 

into purchasing copies of the latest edition and also to take mandatory USPAP education, both of which 

add on to other regulatory requirements for appraisers. By some estimates, it’s arguable that only five 

meaningful changes have been made to USPAP since the 2008-2009 cycle. This means that starting with 

the 2008-2009 edition of USPAP through the current 2014-2015 edition, appraisers have been required to 

take 28 hours of USPAP updates (I.e., 4 cycles x 7 hours = 28 hours)1. Likewise, we understand that 

                                                           
1 See Harrington, C. and Knitter, R. “Rethinking Qualifying and Continuing Education for Appraisers.” 
https://www.appraisalinstitute.org/assets/1/29/AI_Connect_2015_Retinking_QE_and_CE.pdf  

https://www.appraisalinstitute.org/assets/1/29/AI_Connect_2015_Retinking_QE_and_CE.pdf
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some TAF leaders have been discussing the possibility of formalizing AQB activities to a two-year 

schedule. We urge the exact opposite approach – TAF should update USPAP and the minimum 

appraiser qualifications criteria on a stabilized basis only where there is evidence of sufficient need. This 

would be wholly consistent with guidelines established for standards-setting organizations2.  

 

The AQB should revisit other onerous requirements, including requirements for background checks on 

appraisers, which the AQB questionably proposed in the 2015 criteria update. While the proposal was 

ultimately watered down, that did not stop many states from enacting background check requirements for 

all appraisers, even those who have practiced successfully for decades. Lastly, the AQB should go back 

to the drawing board relative to requirements for Supervisory Appraisers.  It is our view that these 

requirements are not very meaningful and serve as an additional impediment to entry to new 

professionals.  

 

Status of the Appraisal Profession 

From our perspective, there clearly is a need to lessen regulatory burdens on existing appraisers, and 

generally, to position real estate appraisal as an attractive career to pursue in the long-term. We note that 

TAF recently was queried on these issues by members of the U.S. Senate and TAF’s response fell short 

on several levels. TAF stated the following:  

 

“While it is true that there has been a decline in the number of state-credentialed appraisers over 

the last several years, it is important to recognize that the appraiser population closely tracks the 

volume of mortgage originations and can fluctuate accordingly. Therefore, although there has 

been a decline since the mortgage origination peak in 2007, the following chart provided by the 

Appraisal Subcommittee reflects an overall increase of about 10,000 appraiser credentials over 

the last 20 years:” 

 

This response mistakenly refers to the number of credentials issued by states and fails to assess the 

number of individual credential-holders. In other words, the figures cited by TAF double-count individuals 

who hold licenses in more than one state. This is important because the percentage of appraisers who 

hold more than once license actually has increased in recent years, from 16 percent of the appraiser 

population in 2006, to nearly 20 percent in 20153.  

 

Further, there does not appear to be a direct correlation between the decline in the population of 

appraisers and the volume of mortgage originations, as TAF contended in its Senate correspondence. 

For instance, according to the Mortgage Bankers Association, mortgage loan origination activity actually 

has been increasing in recent years, while the residential appraiser population has declined dramatically.   

 

                                                           
2 See options for Continuous, Periodic, and Stabilized American National Standards available at 
http://publicaa.ansi.org/sites/apdl/Documents/Standards%20Activities/American%20National%20Standards/Proc
edures,%20Guides,%20and%20Forms/2015_ANSI_Essential_Requirements.pdf 
3 From the U.S. Appraiser Population Estimates – 2006-2015, June 30, 2015, Appraisal Institute.  

http://publicaa.ansi.org/sites/apdl/Documents/Standards%20Activities/American%20National%20Standards/Procedures,%20Guides,%20and%20Forms/2015_ANSI_Essential_Requirements.pdf
http://publicaa.ansi.org/sites/apdl/Documents/Standards%20Activities/American%20National%20Standards/Procedures,%20Guides,%20and%20Forms/2015_ANSI_Essential_Requirements.pdf
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Moreover, TAF elaborated on the situation in some upper-Midwestern states, implying that there has 

been an increase in the appraiser population, by stating the following:  

 

“Further, the South Dakota Appraiser Certification Program reports the number of appraisers in 

your home state has actually increased since 2007. A sampling of the number of active 

credentials since 2002 shows an increase of over 40%.” 

 

According to the Appraisal Institute’s June 30, 2015, analysis of the ASC National Registry, 

130 North Dakota-licensed/certified appraisers are nonresidents (43.5 percent of total licenses/ 

certifications in ND). South Dakota data is similar: 155 licensed/certified appraisers are nonresidents 

(44 percent of total SD licenses/ certifications in SD).  

 

On a national level, 19.3 percent of all appraisers hold licenses/certifications in more than one (their 

“home”) state.  So, both SD and ND proportions of nonresidents are significantly greater than the national 

average.  

 

Commercial Versus Residential 

There are clear differences between the residential and the general/commercial sectors in appraisal, with 

the general/commercial sector staying relatively stable in recent years, while the residential sector has 

seen dramatic reductions. Most general/commercial appraisers affiliate with the Appraisal Institute. This is 
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a good thing and is noteworthy given the wide disparity within the residential appraisal population, which 

is largely unaffiliated and where most of the problems/complaints about appraisals in litigation and 

regulatory circles have centered. TAF and the AI need to promote involvement with professional appraisal 

organizations as much as possible, particularly in the residential sector.  

 

The AI does not believe that certification and licensing of residential appraisers has resulted in increased 

quality of residential appraisals. In fact, a strong argument can be made that certification and licensing 

actually has “dumbed down” residential appraisal, and that this, along with other factors, has resulted in 

the further commoditization of the appraisal process. Residential appraisers have reported widespread 

decreases in fees by as much as 40 percent in recent years.  

 

To many practicing appraisers, the prospect of mass entry of even lesser qualified appraisers actually 

may have an inverse effect of making it less attractive to practice and ultimately lead to another exodus 

from the profession. To this point, the AI believes that the AQB should tread carefully in this area. We 

recommend that the AQB study the make-up of existing certification and license-holders and whether 

they gained current classifications under the post-2008 criteria or the lesser requirements that existed 

prior to 2008. We suspect that a high percentage of residential appraisers earned their classification prior 

to the 2008 criteria increase, which would mean that more marginally qualified appraisers remain in the 

market. Research suggests that disciplinary actions are disproportionately taken against appraisers who 

are unaffiliated with professional organizations like the Appraisal Institute.  Further, we believe that the 

profession should be focusing its energy on improving the quality or competency of existing appraisers 

than necessarily increasing the quantity or producing even lower-quality appraisers.   

 

The AI does find the decline in prospective entrants into the appraisal profession troubling. First-time test-

takers for the state certification examination have fallen to historic lows, indicating that few are expressing 

an interest in pursuing licensing or certification to be a professional appraiser. From our perspective, this 

speaks more to the larger issues referenced above that should be addressed through a comprehensive 

modernization of the appraisal regulatory structure.  

 

Experience Alternatives 

Specific to the Concept Paper, exploration of alternatives to the current experience requirements have 

been discussed for many years. In fact, the AI recently hosted a conference where this issue was 

discussed and some constructive suggestions were presented4.  

 

One matter that must remain a priority for the AQB is its role of establishing minimum requirements for 

certification and licensing of real estate appraisers. The AQB’s role is to establish a baseline, not to make 

all appraisers competent to complete any type of valuation assignment. The Interagency Appraisal and 

Evaluation Guidelines make this point, emphasizing that licensing or certification do not constitute the 

competency of the appraiser.  

 

With appraisal, individuals may come from a wide range of backgrounds. These experiences may offer 

new and unique perspectives that, if applied through a rigorous education process, allow an individual to 

take constructive steps into the profession. Such education for experience alternatives should incorporate 

practical applications and simulated case studies.  

 
As presenters at the recent AI meeting pointed out, the current practicum allowance is not at all practical. 
Specifically, the problem is connected to the experience credits granted that are based on actual 
classroom hours of instruction and hours of documented research and analysis awarded, based on the 
AQB’s practicum course-approval process. For example, practicum coursework would require 1,500 
classroom hours to meet 50% of the experience requirement for a certified general license. Some 

                                                           
4 https://www.appraisalinstitute.org/assets/1/29/AI_Connect_2015_Retinking_QE_and_CE.pdf  

https://www.appraisalinstitute.org/assets/1/29/AI_Connect_2015_Retinking_QE_and_CE.pdf
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Master’s degree programs require 30 semester credit hours, which is equivalent to about 900 classroom 
hours and 225 hours of documented projects outside the classroom. The practicum alternative requires 
more education than a Master’s degree and yet only meets 50% of the experience requirement.  
 
However, if the practicum allowance was broadened or expanded, it may provide a productive pathway 
for those seeking to enter the profession. The recommendation that some experience hours could or 
should be credited for hours spent in the classroom has merit in our eyes, especially if the AQB also 
expands the range of qualifying types of experience acceptable under the minimum criteria.  
 
Beyond this, we believe that the AQB should focus its resources on reducing regulatory burdens on 
appraisers, both existing appraisers and those looking to enter the profession. We look forward to working 
with the AQB to this end.  
 
Thank you for providing us with this opportunity to comment the AQB’s alternative experience concept 
paper.  Please feel free to contact us with any questions. 
 
Sincerely, 
 
 
Appraisal Institute 
 


