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1.  All forms of technology that can be utilized in the appraisal  

     profession. 

2.  Possibly rethinking the entire appraisal process. 
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3. Taking an aged system with added strict admittance overlay regulated  

     by boards with personal bias to something that can meet the needs of  

     the clients. new appraisers. 
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What is your number one difficulty with traditional appraisals today? 

1.  Appraisers explaining adjustments including fully understanding seller concessions. 

2.  Lack of support/commentary for adjustments, and lack of support/analysis on how final opinion of value was 

arrived at. 

3.  Appraisers disappearing on open assignments and providing poor customer service. 

4.  Consistent application/interpretation of industry standards 

5.  Appraisers rushing through the process to meet unrealistic turn time expectations.  This only serves to create  

     errors/omissions and insufficient narrative analysis, which in turn results in additional delays for corrections and   

     revisions. 

6.  Turn time 

7.  appraiser availability 

8.  order placement  

9.  Timelines 

10. Appraiser shortage 

11. Turn times and lack of descriptive reconciliation in appraisal reports  

12.  Stupid lenders 

13.  Unsupported adjustments and incorrect or vague commentary (templates) regarding specific areas of the 

appraisal. i.e. no adjustments to large site differences, large adjustments for quality and condition. 

14.  Revisions requests 

15.  Appraisers only wanting to do non-complex assignments and lack of customer service. 

16.  Turn time and fees are far too extended. Traditional appraisals are not always the best appraisal product for 

the specific Intended use. It's overkill.  

17.  Turn times 

18.  Turn times 
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What tools or data that you do not have today would improve your procurement of traditional appraisals? 

1.  Greater number of qualified appraisers. 

2.  Being able to scrub the data for needed commentary, or commentary that raises a red flag and needs a closer 

look. 

3.  More efficient platform; more professional appraisal pool to select from 

4.  Access to national MLS data bases would help identify complex assignments prior to placing an order.  More 

transparent AQM lists. 

5.  Sharks with laser beams?....  Seriously, I don't think techy tools and big data impress the users of our services.  

To most lenders an appraisal/appraiser is simply a necessary impediment to them making the loan they hope to 

make.  

6.   N/A 

7.  More appraisers 

8.  Proactive communication from appraisers  

9.  NA 

10. Automatic access to all active appraisers 

11. Nationwide mls  

12. Better appraisers 

13. Data that is verified by appraisers. The MLS is a sales tool not designed for valuation analysis. Public records 

have very few fields of reliable data. 

14. The databases that FNMA, FHA use in the portal reviews 

15. Access to UCDP and CU findings 

16. 1) FHA to allow Licensed appraisers.  2) Ability to use non-traditional appraisals processes where there are no 

local appraisers with 50-100 miles 

17. Would prefer less traditional appraisals overall. There is more than enough data readily available today to 

complete an appraisal with very little input from the appraiser. What we need are more appraisers who are willing 

to modernize and greater acceptance of these products by GSEs and FHA.  

18. State regulators policing AMCs operating without a valid license 
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What required information would you eliminate from the traditional residential mortgage appraisal 

report? 

1.  Cost Approach and Income Approach. Have it as a separate document to be used when applicable. 

2.  Map reference, census, taxes, SP/GLA 

3.  Boiler plate or sections of the appraisal that are no relevant to the specific assignment 

4.  UAD.  Appraisers consistently provide incorrect UAD ratings, omit warranted adjustments because they don’t  

understand that comps with the same UAD rating can still be adjusted for variances.  Besides, at this point the UAD  

data pool that C.U. uses in it's algorithm is so tainted by erroneous data that it simply can't be reliable.  God help 

the  poor soles who accepted PIWs.... 

5.  Project Information for PUDs 

6.  The requirement for the appraiser to attest to an onsite inspection. 

7.  Flood info, census tract, comp photos,  

8.  1004MC, drive by requirements on Exterior only forms. 

9.  Fireplace 

10. Neighborhood info on page 1 

11. 1004mc report 

12. One value point.  

13. Loads of junk data on the front page of the appraisal 

14. Cost and GRM approaches.  Agencies do not allow majority weight to be given to them and depreciation is 

mathematical and appraisers adjust effective age.  Site values are weak data adding to the approach weakness.  

Also time value of money for Cost Approach to be reality with planning and building timelines.    

15. Remove adjustments and sketch requirement.   

16. Cost replacement section 
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What required information would you add to the traditional residential mortgage appraisal report 

that would make the report more credible? 

1.  A complete four quarter, quarter by quarter analysis of sales within a market conditions report.  Listing 

information for each of the comparable sales at the top of the grid in similar fashion to the selling price entry. 

2.  More consideration of relevant analysis (statistical, cost and income) to support conclusions (particularly 

adjustments).   

3.  Include an Appraiser Assisted Value Model that shows the search parameters and results prior to appraiser 

deselecting inappropriate sales and selecting the comps.  That way, everyone gets to see what sales were 

considered, and can see why they were/were not selected.  And the AAAVM will show market trends, too....  

Maybe that'll cut down on lenders frivolously send Reconsideration of Value requests to the appraisers and 

wasting everyone's time...  

4.  Additional fields regarding condition. 

5.  None 

6.  Job rate, inflation rate, range of value, confidence score. 

7.  Video footage of subject (interior or exterior) 

8.  More condition levels  

9.  Comp weighting percentage in the grid 

10. None 

11. Require line items in the sales grid that allow more detail for the comparable condition and quality ratings.  i.e. 

kitchen and bath updates, specific material such as brick , vinyl or wood siding. 

12. 3 approaches to value. So many homes today rented on AIRBNB and VRBO. Its a whole new world. 

13. Comparison of neighborhood income to prices of homes.  If monthly payment it is over 30-40% DTI, is it 

sustainable or speculative.  Also should be used in determining neighborhoods. 

14. Require more listings and deeper narrative in reconciliation of value.  

15. Check boxes for "meets" whatever requirements. 
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Would you support an independent entity to be in control of the appraisal process to provide reporting 

requirements for residential mortgage assignments? Please elaborate on why yes or why no.   

1.   No Independent entities will have their own agenda whether initially or developed over time.  

2.   Yes This would allow for more consistent understanding of what is needed in an appraisal, and clearer  

expectations for the appraiser. 

3.   Yes If the entity were transparent, it would eliminate entities with specific interests controlling the process. 

4.   Yes There already are, but none are recognized completely as the authority; AI, FNMA, FHA, VA, etc. 

5.   No, I don't think it appropriate for one independent entity to be in control of the appraisal process. For all their 

flaws, the GSEs do create a "checks and balance" system to keep each other honest.  If we had only one entity 

doing that, would they admit it when we appraisers recognized their mistake and called them on it.  One entity is 

too much "Big Brother" for me... 

 

6.  No Because there is no 1 size fits all. 

7.  No checked no because i couldn't follow/understand the question. independent entity as in an amc? what 

reporting requirements? 

8.  No Not sure of the above question. How are they independent? Private or government? Only mortgage related 

appraisals? Federally related transactions?  

9.  Yes The GSE's are ultimate buyers of much of the volume, however they are primary/only driver of change. 

10. Yes Need uniform standards 

11. Yes It is a conflict of interest in the GSEs control the appraisal process...  They have an interest in the 

transaction closing  

12. No Because 

13. No I thought we already had this in the role of FNMA and FHA 

14. Yes The CRN! The GSEs have no business controlling the process for VA, FHA, USDA and private appraisals. 

15. No If the investors & Agencies do not have a say, they will not use the product.  Residential appraisals are to 

permit the lender to make an educated decision regarding the risk of a loan transaction.  Public trust comes from 

making sure we do a competent job, not forcing a product that appraiser feel is best to protect their jobs.  If an 

investor knows the risk of bifurcated appraisals and chooses to use them, appraisal boards and appraisers should 

not stand in the way. 

16. No  This should be up to the client and their intended use or risk tolerance 

17. Yes national / centralized consistency 

18. Yes   
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What do think is the biggest threat to the appraisal profession? 

1.  Lack of appraiser adoption of new ways to perform our business and utilization of protectionism arguments 

which will backfire and press the industry for complete replacement of the appraiser.  

2.  Appraisers are the greatest threat to the appraisal profession.  

3.  The appraisers who don't understand the big picture  of the appraisal industry,  what is needed in a report to 

develop  a credible report.  

  

4.  Many appraisers lack professionalism and understanding of how to run a business. 

5.  Big data and also appraisers themselves 

6.  Non-progressive ideology. Appraisers must move forward in how they complete their process or they will get 

left behind. 

7.  GSE reliance on big data and big data providers "tweaking" the mix to produce the results that the GSE's want 

so they get a bigger share of the business.  Data is a only a tool that, as of today, still can't reconcile itself.  To trust 

it explicitly is simple folly.     

8.  Third party inspections 

9.  The aging appraiser population and the resistance to change - specifically being open to new technology as a 

means of completing reports.      

10.  right now, turn times and escalating fees.  

11. Themselves 

12. Barrier to entry 

13. Appraisal Waivers 

14. AMC’s 

15. Relaxed lending regulations. Appraisals should be required on all loans back by the GSEs regardless of the 

amount on the transaction. The appraisal process does not need to be a hindrance to the lending process.  Current 

technology, such as that made available by Valuation 

  

16. Technology, delivers more credible traditional appraisal reports in less than 1/2 the time than appraisers that 

do not use Valuation Technology.    Alternative valuation products should also be accepted by the GSEs. There are 

many types of these products however only those that are USPAP compliant should be considered. Delivery in UAD 

XML will continue support of the existing tools used by many of the users of these reports. 

17. Appraisers themselves.  Attempts to maximize income has resulted in poorly supported and unreliable analysis. 

18. Bad AMCs 

19. Not understanding the needs of the clients.  No adapting to needed change. 
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20. Inability to adapt and the market moving on without appraisers entirely or for the most part.  

21. auto valuations 

22. not enough new appraisers coming into the marketplace and a lot of older ones retiring. 
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Do you believe it would be helpful to explore introducing risk questions on a modern residential mortgage 

appraisal report?  If yes, what do you believe would be meaningful questions to ask of the appraiser? 

1.  No  

2.  No  

3.  Yes  

4.  Yes Are there any other meaningful characteristics specific to the subject property that would add a layer of 

risk to the collateral?  Analysis of the last known sale and what has transpired in the market since the last sale. 

5.  No Let the appraisers appraise.  It's the lender's job to assess the risk and determine what their appetite for it 

is. 

6.  No  

7.  Yes risk of the area's economy being impacted, natural disaster risks, future development of the area 

8.  No  

9.  Yes unknown 

10. No  

11. Yes Not sure on that 

12. No Level of experience  

13. No It is not the appraiser's job, not should it be, to assess lending risk. Unless it affects the opinion of market 

value. 

14. Yes Property conformity rating 1-5 with 5 being the highest risk  Rate the level of owner maintenance 1-5 (not 

just condition)   

15. Yes Market conditions, environmental risks, vulnerability to weather events, mudslides, fires, tornados, 

hurricanes, flooding. More focus on age, condition, renovations, illegal renovations( unpermitted) 

16. Yes Showing appreciation rates of the neighborhood over select periods  Specific questions regarding major 

employers and anticipated changes.  Use of pending sales - this is the market today, even if the transaction doesn't 

close as long as it can be verified and was consummated in good trust. 

17. Yes Deeper look at listings and supply realities as we move into foreclosure dominant market. But that can be 

done by a data pull as an addendum to the appraisal. Not needed to be done by appraiser necessarily.  

18. No n/a 

19. Yes   
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Appraisal Modernization - Other Answers: 

1. Updates of platform, software, property data, data/reporting sharing, improved efficiencies, etc. 

2. Appraisal Modernization means joining the 21st century and leveraging computers and algorithms to crunch 

more data calculatons than a human can do. It means leveraging automated tools to analyze trends in 

demographics, economics and real estate. The appraisal industry is doing itself a huge disservice if it boxes in this 

term with existing tools as noted in the checkbox. Open your minds and leverage the massive amount of data 

tools, form software, regression tools, and basic algorithms available. 

3.  Inclusion of AVMs 
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If you answered Yes to Question 6, what do you believe would be meaningful questions to 

ask of the appraiser?   

1. Are there abandoned properties on the block? Are there abandoned properties adjacent to the subject? Is 

the subject property missing a key amenity that is present in virtually every other property in the 

neighborhood? 

2. More insight into the specific economy's outlook... better and more detailed H&BU analysis (better 

structure may lead to  

better answers) 

3. Based on your observations and analysis of the subject property, do you have any concerns regarding the 

potential decrease in value due to location, the market or the property itself? 

4. Does the property pose a higher risk than the majority of similar properties in the local market? Why? 

(E.g., price range resistance, functional obsolescence, over-improvement, style/design, external 

obsolescence). 

5. - more detailed questions related to the neighborhood and properties near the subject that might provide 

indicators of whether the subject's use will persist or whether changing neighborhood use could adversely 

affect security for the loan; 

6. More emphasis on external issues- crime, boarded up homes, new shopping centers being built, vacant 

retail, environmental concerns, observation of standing water( sunny day flooding) 

7.  Introducing analytics data base to high end appraisals 

8. More questions on how the property fits into the surrounding properties from a size, age, quality and 

value perspective. And then how those properties fit into the larger overall market. Is this an older home 

in decent shape but all of the surrounding homes have been renovated/expanded? Or are we the nicest, 

largest home and most expensive that potentially adds risk to the loan if the borrower can't pay? 

9. What, if any, current factor(s) are adversely impacting residential property values in the subject’s market 

area? 

10. I answered no because the question did not specify what type of risk questions should be asked. 

Appraisers should avoid scope creep by answering risk questions related to credit vs the real estate. CRN 

has frequently over-stepped into lending and that is an issue. The leaders of CRN are not qualified to 

opine on credit risk even if they used to work in lending. 
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What is your number one challenge with traditional residential mortgage appraisals today? 

1.  The quality of work product and lack of professionalism found in a portion of appraisers. 

2.  Analysis, unsupported adjustments, illogical comp selection/reconciliation, complete lack of USPAP 

compliant/insightful  H&BU  analysis 

3.  Retrieval time due to a lack of residential appraisers. 

4.  Not enough fields or Q/A boxes that could help support market analysis or subject description. Reviewing 

copious addenda commentary is challenging, time consuming and leads to greater variation between vendors. 

Additional UAD  fields related to sales comparison commentary & reconciliation could enhance uniformity. 

5.  Appraisers don't understand guidelines, don't interpret guidelines correctly, do not have support for, or 

supportable adjustments, and do not know how to interpret market trends. 

6.  Reports lack the necessary analysis and support for the selection of comps and the final opinion of value.  

Appraisers have worried more about canned comments in their reports than supporting their opinions.   

7.  Clear communication of factors that have led the appraiser to the given conclusion; being "locked into" the 

form and checkboxes. 

8.  Turn times 

9.  Poor analysis and reporting, even when the conclusions are defensible.  

10. Fannie Mae and Freddie Mac should not control the appraisal process. 

11. Getting good appraisals on unique, rural, and complex proeprties 

12  Getting them back on time and correcting minor errors. 

13. Takes too long to get and appraisers only know how to fill out the Fannie/Freddie forms.  They don't have the  

 underlying  knowledge base to seem to know when there is a potential eligibility or added risk that the property 

brings.  Just run through  the property and check the boxes.  And refuse to do any assignment that is not the norm        

(or worse case, don't recognize the issue).  A close tie is most appraisers inability to do anything that goes against        

Fannie/Freddie or FHA perceived guidelines. 

14. Capacity 

15. Insufficient analysis of the market data and property value trends. 

16. Appraisers treat their lending clients as if their client is the enemy.  Lack of professionalism and basic  

marketing skills is an Issue.   

17. Lack of appraisers to take on current volume. In short, we need more appraisers in the industry. 

18. Documenting support for adjustments 
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What tools or data that you do not have today that would improve your confidence in the use 

of traditional residential mortgage appraisals? 

1.  Nationwide MLS 

2.  UCDP often has record of previous reports/values, and sometimes alerts to them, but if we weren't the client, 

we have no clue what that value was 

3.  (none) 

4.  Better access to local MLS data bases on a national level 

5.  tools are pretty good as far as our institution goes 

6.  Access to "big data" for sources of data verification, data analysis  & regression which is accessible to appraisers 

and lenders alike. 

7.  The "tool" I'm missing is my company's recognition that providing education to underwriters and other non-

appraisers in decision-making capacities with regards to appraisals could easily enhance quality and reduce review 

time. Even in a progressive company, appraisal review training is unwanted and the philosophy that "if the 

appraisal says it, it must be right" persists.  

8.  We need access to UCDP. And there needs to be a reconciliation process to question/ modify/correct erroneous 

data. 

9.  Access to a robust database of property info, prior sale prices and the report data to identify the outliers and/or 

understand where the property fits into the neighborhood. Would also strongly argue that there should be a 

national database or repository of valuations for  members to access. Could be limited to view only, but it doesn't 

help for Fannie/Freddie to tell us they have prior reports on the property with data discrepancies but we can't see 

what those are. 

10. Ability to quickly verify comparable sales data and validate adjustments made to comparable sales.  

11. I believe the CRN should stop fighting its clients.  CRN is waaaaay behind the times and needs to join the 21st 

century.  Learn about software programs and regression algorithms so you can compete effectively and keep up 

with industry changes.  CRN has an outdated view of the world in general.  I believe CRN is holding the industry 

back with its fight against waivers, its fight against tools and its fight against AVMS.  Its really sad because all of 

these tools can be leveraged by appraisers to improve the quality of the industry as a whole.  With regard to 

waivers, start taking some risk classes so you understand the risk because clearly the leaders in CRN do not 

understand it. 

12. Better agreement with Realtors on what is GLA - they tend to include finished area below grade when 

appraisers can't. 
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What information currently required would you eliminate from the residential mortgage 

appraisal report? 

1.  Estimated remaining economic life.  1004MC 

2.  n/a 

3.  (none) 

4.  Flood zone determination as most lenders use a proprietary service for this determination & the appraisal fields 

can create unnecessary revision requests. 

5.  Income approach, cost approach, and PUD/project information. 

6.  1004MC addendum - appraisers do not know how to fill out; 

7.  For form 1073 (Individual Condominium Unit Appraisal Report) question pertaining to the appraiser's analysis of 

the Condominium project budget.  

8.  Map reference numbers.  

9.  A bunch of useless information such as window type, census tract, flood map, legal description. much of this 

information should be auto-filled. 

10. nothing 

11. Too hard to answer, but the "one size fits all" approach doesn't work for every property or market. 

12. Map Reference field, Census Tract field, Design (Style) adjustment line on Sales Grid (very rarely see 

adjustments for this). 

13. This question highlights CRNs lack of understanding regarding risk.  The appraisal reports should be dynamic so 

that the CLIENT can add or remove items based on the CLIENTS intended use and risk acceptance.  The appraiser 

should also be able to augment the forms to ensure ethical and technical standards are followed.  CRN can benefit 

from remembering they are serving a CLIENT and they are not the sole driver of the scope of work. 

14.  Unsure. 

15.  The top two lines of page 2 of the URAR 
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Would you be in favor of an independent entity to be the custodian of the appraisal process 

to provide reporting requirements for residential mortgage assignments?  Please elaborate 

why yes or why no? 

1.  No  I don't know enough about it. 

2.  No  what's good enough or sufficient for some, may not be for all clients, investors, and/or situations, so I don't 

like the idea of an entity having overreaching power in that regard 

3.  No  I think the AMCs are by and large, the current custodians of the appraisal process.  I do not think adding 

another layer of administration will improve any processes. 

4.  Yes  Greater uniformity like the UAD initiative has enhanced the delivery of a consistent type of report 

throughout various markets. It also allowed the use of much improved automated review and more reliable data 

bases which in turn better serves appraisers and the lending community. 

5.  Yes  If they could bring standardization to the table and have powers to enforce when requirements were not 

followed. 

6.  Yes  The industry has fallen apart - regulations should be across the board and not state by state where there 

are so many fluctuations.  Appraisers should all be trained the same way as any other licensed professional and be 

able to start their career upon graduation and licensing.  There has to be a way to start filling in the gaps as all of 

the appraisers retire – the industry cannot continue as is  

7.  No   I actually have mixed feelings, and want more information on what is meant by "an independent entity to 

be the custodian....". Does this mean replace the GSE's with an entity to oversee residential mortgage 

assignments? I believe there would need to be more involvement from both residential appraisers and reviewers.  

8.  No   That would have us further removed from the biggest pain point which is turn times. 

9.  Yes   Difficult topic - it would have to be administered efficiently so that a lender's pipeline flow is not adversely 

affected. But it would reduce influence on appraisers to hit targets and omit potentially adverse information in the 

reports. There would need to be a feedback mechanism, either with the custodian or an independent function, to 

review complaints regarding the appraiser and appraisal - an arbitrator to review the complaints before they are 

escalated to the state level. 

10. Yes Obvious conflict of interest for GSEs to control the process. They have a long history of bad behavior. 

11. Yes   

12. No  we need separate groups to keep each other in check not just one monopoly. 

13. Yes  Fannie and Freddie become the defacto standard for the industry and FHA/VA and the others follow along.  

An overarching independent entity that is a regulator or industry oversight entity should be driving the valuation 

form report(s) content (not just appraisals).  And then the GSEs/government folks can request specific 

formats/reports for their use only that address their individual wants/needs.  But one standard general 

format/look for all of the residential forms to be used for all purposes (not just first mortgage originations). 

14. No  Possible disconnect between the 'independent entity' and the investor community. 
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15. No  Reporting requirements are determined by the appraisal  assignment and Scope of Work. 

16. No  It depends on who the custodian was.  If CRN is attempting to get in the door for this then absolutely NOT.   

17. No   

18. No  Lenders should be in charge of managing their own client-specific requirements for an assignment. 

Appraisers already have standards to meet in reporting and development. Need less top-down thinking and more 

common sense throughout the whole process. 

19. No Sounds like more bureaucracy 

 


