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Appraisers solve valuation problems. The real dilemma is understanding which problem they are being 
asked to solve. Lenders must define what they want from an appraisal report. Do they truly want to 
know the property value? Or, are AVM’s the way of the future where you can keep searching until you 
find the one with the value that works best for your situation. The values of most AVM’s are unreliable, 
but they provide a written “source” that can confirm a value. The old saying “the buck stops here” needs 
to be directed towards the lending industry. Until the system that uses appraisal services defines what 
they want and need from the appraisal industry, the industry cannot move forward. The only way to fix 
this problem is to start where the problem begins; where the flow of money in controlled. We have 
moved from one end of the spectrum to the complete opposite, as lending restrictions have now 
overcorrected and many well qualified people still do not qualify for a home loan. The lending 
guidelines, whether to lax or to rigid, have little to do with the appraisal industry.   
 
► There are far too many stories like the one below. 
 

Getting Out. Why I’m Leaving Residential Appraisal.  
 
By appraiser Mike Reid.  
 
I used to love appraising. Long before there was any appraiser regulation, my clients came to me for 
valuation opinions because of my years of experience in real estate and their recognition of my accurate 
and reliable reports. Then came the HVCC. Now my clients of 24 years are not allowed to contact me. 
They have to order appraisals through a third party appraisal management company (AMC) which takes 
up to 60 percent of my fee for their trouble. I have signed up with about a half dozen AMCs. One went 
out of business owing me over $7,000. Three asked for all my exhibits (resume, license, E&O policy, 
application forms, etc.) and I’ve never heard from them again. One expected me to complete a URAR 
full appraisal report for $90. My most recent AMC has not sent me an assignment in months due to their 
lack of volume.  
I recently testified before my state legislature in support of a bill to regulate AMCs. My first suggestion 
was to support the repeal HVCC at the federal level. Secondly to ensure that a certified appraiser is on 
staff at the AMC to do review work, and third to require the AMC to have a surety bond of $500,000 to 
$1 million so payment to appraisers is assured if the AMC defaults. Others recommended that AMCs 
become regulated by the State Appraiser Licensing Board.  
 
I have 24 years of appraising experience, am licensed in two states as a General Certified Real Estate 
Appraiser, have been HUD approved for the whole 24 years, without any complaints and have 
completed hundreds of hours of special education. What good has that done for me now? 
  
What is driving this patchwork quilt of ineffective appraiser regulation? Have you heard of “The Golden 
Rule?” He who has the gold makes the rules! The greed of lenders is the source of the problem and 
always has been. They are the ones with the money to lend. They are the ones that establish the lending 
guidelines that have to be followed by everyone else in the lending chain. They are the ones with the 
“pipeline” to keep full and flowing. When they run out of borrowers with 20 percent down they reduce 
the requirements to encourage borrowers with 10 percent down. Keep that pipeline full. When they run 
out of borrowers with 10 percent down they reduce the requirements again to encourage borrowers with 
five percent down, then zero down, then “no doc loans.” Keep that pipeline full.  
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Stories like this have covered blogs across the nation. The same story; a long history of providing 
excellent service and quality, all for naught. This was just one appraiser, one story. In the big picture, 
maybe not a huge impact. Multiply this story across the county, the state, and the country, and the 
trickledown effects of the HVCC will reach far and wide. With all these changes, have we solved our 
real estate lending problem? Or, have we just exchanged one problem for another. The real estate 
industry needs some positive news for a change. Agents, lenders, and appraisers need to work in 
conjunction with each other. All with a common goal; to help consumers “to and through” the home-
buying process. Consumers expect and deserve to know they paid a fair price for their home, and a 
skilled appraiser is the best option to achieve credible valuation results. Many consumers don’t trust 
lenders or appraisers these days. In many cases they are turning to the internet for solutions, which may 
only extend the crisis. There is no substitute for a local appraiser or a local lender. Somehow, we have to 
move past all the negatives and only one industry has the power to make that happen. It is NOT the real 
estate or appraisal industry.  
 
 
In the last century, no other single investment has provided a better return than real estate. We will 
eventually discover that this will continue to be true. The real estate, appraisal, and lending industries 
must find a way to work through this situation and promote a united front. Until consumers see a new 
confidence in the real estate and mortgage industries, the overall market will continue to decline. It will 
not gain any momentum until we have reasonable lending guidelines again. So, all this talk about “fair” 
and “customary” fees and the sunset of the HVCC is a step in the right direction. But, what did the 
HVCC do that has changed everything? AMC’s are evidently here to stay and continue to impact 
appraisers and consumers. Consumers hear about appraisers wanting to be paid more and complaining 
about the HVCC and AMC’s, and they are bombarded with negative information about agents, 
appraisers, and the total real estate market. The entire industry is so far out of kilter, it will take a 
miracle to bring it back. It is interesting to see that the nation’s largest lender’s profits don’t seem to be 
affected by all the turmoil. In fact, profits are up. Everyone loses except for the ones who started the 
problem in the beginning. No one ever said life was fair and the Golden Rule continues to be alive and 
well in America.       
 
 
It’s time to raise interest rates to a realistic level and start making loans again. The real estate valuation 
issue will resolve itself and at the end of the next decade, we will look back to see that property values 
have remained steady on the national average. There will of course be exceptions where overbuilding 
went array and jobs were lost, but all in all real estate still provides a logical, reliable investment. For 
most families, buying real estate is still the best investment for the future.   
 
 
Does anybody want a 4% loan? Ask all the people with adjustable rates who thought their rates would 
go down as the national interest rates dropped, only to discover their rates rose anyway. 5-6% loans 
would keep many people from facing foreclosure. But, the same people who offered the low and no doc 
loans just a few short years ago, now have decided they know best and the loan restrictions have 
climbed to unrealistic levels. These low interest rates look wonderful, but if no one can get a loan with 
these wonderful rates, what good are they doing? Maybe the lenders think this reflects an effort on their 
part to stimulate the housing market. However, 75%+ of all clients can’t get a loan.  
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