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Restricted Appraisal Reports - Yes, No or Maybe? 
 
By Tim Andersen, MAI 
 
On the Dilemma of the Client Ordering an Appraisal Report, but the 
Appraiser Providing a Restricted Appraisal Report: The Confusion, the 
Ramifications, and a Way to Avoid the Dilemma 
The Dilemma Causes Confusion 
 
Editor's comments: In 2020-2021 USPAP, appraisers will now be able to provide 
Restricted Appraisal Reports in situations when there are intended users in 
addition to the client. You will be required to identify these additional intended 
users by name in the Restricted Appraisal Report. Identification by type will not be 
permitted. 
 The updated language in the 2020-2021 version of USPAP reads "the 
content of a Restricted Appraisal Report must be appropriate for the intended use 
of the appraisal, and at a minimum.... state the identity of any other intended 
user(s) by name. Comment:  A Restricted Appraisal Report may be provided when 
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the client is the only intended user; or, when additional intended users are 
identified by name" 
 Restricted reports have been around since FIREA. Remember the "gang of 
three": self contained, summary and restricted? Of course, to most clients they 
meant how much appraisals cost, based on length of report.  
 They were set up so commercial appraisers could get more business from 
lenders. Commercial loans in the late 1980s, particularly for proposed 
development, often had overly optimistic income forecasts by appraisers.   
 Only residential forms are summary reports. For residential non-lender 
appraisals, they have been used, for example, for portfolio analysis, updates of a 
previous appraisal, or when the users are already very familiar with the property. 
They have never been used for residential mortgage loans. Fannie does not use 
them.  
 I have never done a restricted appraisal report, but know other appraisers 
who have. I may start using them with the change in number of intended users.  
 I have included sample restricted reports at the end of this newsletter in PDF 
format. 
         
Introduction 
 Confusion may exist as to what constitutes a Restricted Appraisal Report 
and an Appraisal Report. To explain the differences between the two is the 
purpose of this monograph. Spoiler alert: it is not the name of the form that 
determines which of the two reporting options the client receives; it is the content of 
the report itself.  
 Residential appraisal clients simply expect to receive a 1004 form (or its 
condo equivalent) when the appraiser sends a report in. True, too, is the fact that 
these forms are what the appraiser assumes the client wants (absent any 
instructions to the contrary). However, the issue of what the client wants, what the 
appraiser promises, and what the client eventually receives, is the point of this 
monograph. 
 In the current version of USPAP (bibliographical citation by reference), we 
learn there are three real estate Appraisal Reporting formats: the Appraisal Report 
and the oral report. It is solely with the first two we concern ourselves here (since 
an oral report must have enough information in its attendant workfile to permit the 
appraiser to convert it into an Appraisal Report, should that be necessary [which it 
usually is not]). 
 Because there are two (2) appraisal reporting options, there must be a 
discernible difference to them otherwise, by default, there would need only to be 
one reporting option. According to the USPAP document itself, an Appraisal 
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Report "…must be consistent with the intended use of the appraisal and, at a 
minimum… summarize information sufficient to identify the real estate involved in 
the appraisal, including the physical, legal and economic property characteristics 
relevant to the assignment…" 
 Then in AO-38 USPAP states, "…[a]n Appraisal Report requires the 
appraiser to summarize the information analyzed and the reasoning that supports 
the analyses, opinions, and conclusions [in the report]" (emphasis added). AO-38 
then goes on to present a chart of the characteristics of these two (2) reporting 
options, and as an example of a summary of the description of a property's zoning.  
 Therefore, in an Appraisal Report, the appraiser summarizes the subject's 
salient characteristics, neighborhood conditions, highest and best use, and so 
forth (again, see the chart in AO-38). So, at this point, a definition of summarize 
(summary) is in order. One source defines summary as "a brief statement or 
account of the main points of something" (citation by reference). Another shows it 
to be "[to dispense] with needless details or formalities; brief" (citation by 
reference). Finally, a third defines it as "…a brief statement mentioning the main 
points of something; performed speedily and without ceremony" (citation by 
reference). So, if there is anything to synthesize from these, it could be an 
Appraisal Report features a summary of the unvarnished presentation of the 
salient facts leading to a credible value conclusion, but without the appraiser's 
dependence on unnecessary detail or minutiae.  
 On the other hand, therefore, a Restricted Appraisal Report should be 
sufficiently different from an Appraisal Report to merit the distinctive nomenclature. 
Note the word Restricted does not refer to whom the appraiser addresses the 
report (that is part of the appraiser's Scope of Work.  
 A Restricted Appraisal Report offers so few data and analyses that only the 
client and the specifically-named intended users, are allowed. Theoretically they 
are already so familiar with the property, the neighborhood, the local economic 
conditions, etc., that it does not need a lengthy description of these to read and 
understand it…  
 The language of SR2-2(b) calls for the appraiser to state (not to summarize) 
• The identity of the client 
• The intended use of the appraisal 
• Sufficient information to identify the subject real estate 
• The real property interest appraised 
• The type of value and its definition 
• The effective date of the appraisal 
• The scope of work to develop the appraisal 
• Appraisal methods and techniques to arrive at a value opinion 
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• If the appraiser omitted and approach (then explain why) 
• The subject's use as of the appraisal's effective data 
• The subject's highest and best use; and  
• Any hypothetical conditions or extraordinary assumptions the appraiser 
used to arrive at a value opinion (and their proper disclosure warning) 
 So, here there is a lot of stating going on, but no summarizing. This, 
therefore, is the essential difference between the two reporting options. In an 
Appraisal Report, the appraiser summarizes his/her analyses and interpretations 
of the data, from which any conclusions or opinions naturally flow. Nevertheless, a 
Restricted Appraisal Report merely states the conclusions/opinions and their 
supporting data, with no attempt to flesh them out or explain them (see the 
examples of summarize and state, below).   
Note also:  
"[A] Restricted Appraisal Report must clearly and conspicuously state a restriction 
that limits use of the report to the client and named intended user(s)" and "clearly 
and conspicuously warn that the report may not contain supporting rationale for all 
of the opinions and conclusions set forth in the report" ( see AO-38).  
 Then, in AO-38 USPAP gives two examples, one of a summary of zoning 
and one of a statement of zoning. To make sure there is no confusion, this 
monograph reproduces them both in their entirety. First, the summary of the 
zoning: 
 "The General Business B-4 zoning classification applies. Its purpose is to 
encourage local commercial development of banking facilities, retail stores, and 
service establishments along arterial streets on minimum lots of 10,000 sq. ft. with 
a width of 100 feet. Building coverage is limited to 50% of the lot, and building 
height is limited to two stories or 20 feet. John N. Forcer of the Anytown planning 
and zoning office indicates that the existing use and subject improvements 
conform" (AO-38). 
 Then, there is the example of the statement of the subject's zoning: 
"General Business, B-4; existing use and subject improvements conform". 
 This is a significant difference of 78 words for the summary and nine (9) for 
the statement, a decrease of 88%.  
 Now, after all of this, we can get into the important stuff, the purpose of this 
monograph.  
 
The Ramifications of Not Understanding the Dilemma 
 Earlier this monograph concluded that, all things being equal, the typical 
client sought the appraiser to report the appraisal on the 1004 form (or its condo 
equivalent). Another conclusion was the appraiser typically complied with this 
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request by sending the client (or its agent/AMC) a 1004 form with all of the 
"necessary" addenda, maps, photos, grids, etc.  
 Nevertheless, here is the problem: 
Even if the appraiser sends the report to the client on a 1004 form, thus implying an 
Appraisal Report, if the appraiser merely states the facts, conclusions, and so 
forth, but does not summarize them, as the difference in the two reporting options 
requires, the appraiser has provided to the client nothing more than what is, by 
definition, a Restricted Appraisal Report. 
 "How can this be!?" you rightly ask. "I reported the appraisal on a 1004 form. 
That makes it an Appraisal Report, not a Restricted Appraisal Report!" For good or 
ill, it is not the form that decides whether a report is an Appraisal Report or a 
Restricted Appraisal Report. Rather, the format of the data in the report is the 
qualifying factor. Standard 2, in a Comment, makes this clear:  
"Comment: STANDARD 2 addresses the content and level of information required 
in a report that communicates the results of a real property appraisal. STANDARD 
2 does not dictate the form, format, or style of real property appraisal reports. The 
substantive content of a report determines its compliance".  
 If the appraiser summarizes the data, information, conclusions, and so forth, 
then that summary qualifies the report as an Appraisal Report. On the other hand, 
if the appraiser merely states facts, data, and conclusions in the report, with no 
summary of their analyses or interpretation then, by definition, the appraiser 
prepared a Restricted Appraisal Report, the reporting vehicle notwithstanding.  
 Because USPAP requires the appraiser to be competent prior to agreeing to 
perform an assignment, it is incumbent on the appraiser to understand the 
difference between the two reporting options is not the form on which the appraiser 
publishes the appraisal. Rather, it is the difference in the length, breadth, and 
depth of the reporting of the analyses, etc. that distinguishes an Appraisal Report 
from a Restricted Appraisal Report. 
 So, at this point you rightly ask, "Who cares!? I use a 1004 form, like the 
client told me to!" In all candor, for the vast majority of the jobs most appraisers do, 
there will be no cause for worry. However, the vast majority of an appraiser's work 
product never finds its way to the state appraisal board, either. While that board 
can choose not to press charges against an appraiser, it cannot refuse to 
investigate a complaint against an appraiser if a complaint lands in the office. It is 
here the differences between the two reporting options will come into play. 
 If an appraiser were to submit such a confused appraisal report, the 
appraisal board would need to determine which of the two reporting option the 
appraiser promised the client (which is why the board also asks for the 
engagement letter). If the appraiser promised an Appraisal Report but, because of 
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paucity of summary and description, the state determined it was really a Restricted 
Appraisal Report, the state could bring (among other) charges of misleading the 
client. How is this misleading? The appraiser promised an Appraisal Report but 
provided a Restricted Appraisal Report. That's the ol' bait-and-switcheroo (even if 
that is not what the appraiser intended).  
 To sum the ramifications then, the name of the form (#1004) is not what 
determines the reporting vehicle the appraiser provides to the client. It is the 
length, breadth, and depth of the report's contents that determine if the client 
receives an Appraisal Report or a Restricted Appraisal Report. To mislead the 
client is a violation of the Ethics Rule (since to misrepresent something does not 
"…promote and preserve the public trust inherent in appraisal practice..."). 
 State appraisal boards consider an ethics violation very serious since the 
appraiser engages in such conduct voluntarily and knowingly. State boards tend to 
sanction more punitively appraisers who engage in such conduct than those 
appraisers who violate a mere standard of practice.  
 
What to Do to Avoid the Dilemma 
 This monograph has shown that understanding the difference between an 
Appraisal Report and a Restricted Appraisal Report is a dilemma for some 
appraisers. It has also shown that the ramifications of this dilemma could result in 
state sanctions, something the appraiser wants to avoid. Therefore, this 
monograph shall wrap up with a discussion of the ways to avoid this dilemma. 
 First, the appraiser must understand USPAP as two reporting options: the 
Appraisal Report and the Restricted Appraisal Report. Most residential appraisers 
have little to no experience with anything other than a 1004 form, or its 
condominium equivalent. This lack of familiarity is not a failing; it comes from the 
fact that most clients request the appraiser to summarize the appraisal on a 1004 
form. Nevertheless, there is no ethical or practical requirement that mandates the 
appraiser must use this reporting form (unless the client so directs). 
 Second is that the difference in the two reporting options does not lie in mere 
nomenclature. In other words, the mere use of the 1004 form, in and of itself, does 
not constitute an Appraisal Report. This is true despite what that reporting form 
contains, as well as what the client and appraiser may think. Just as it is the 
appraiser's responsibility to make sure the appraisal and report are USPAP 
compliant, it is the appraiser's responsibility to make sure that the use of a 1004 
form truly results in the communication of the appraisal in the Appraisal Report 
format. 
 Third, the appraiser must understand that what creates an Appraisal Report 
(or a Restricted Appraisal Report) is not the form itself the appraiser uses to 
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communicate the results of the appraisal to the client. That distinction lies in the 
length, breadth, and depth of the analyses and summaries within the report. If a 
report has extensive summaries, as well as the interpretation of what the 
summaries harvest from the market data, then that is an Appraisal Report. On the 
other hand, if the report lacks these analyses and summaries, it is a Restricted 
Appraisal Report. USPAP describes the difference between the two as the fact an 
Appraisal Report summarizes, while a Restricted Appraisal Report states (see 
example of zoning, supra). 
 Finally, both the client and the appraiser must be clear, at the instant of the 
conception of the appraiser-client relationship, which of the reporting formats the 
client wants, as well as why the client wants it that way.  
 As appraisers come to understand the two reporting formats as they 
currently exist in USPAP, appraisers also come to understand that the work 
necessary to form a credible value opinion does not vary based on the 
agreed-upon report communication vehicle. The reason for this is that the 
development of the value opinion falls under Standard 1, which is completely 
unique and separate from Standard 2. Therefore, a Restricted Appraisal Report 
has no less research and analyses than would an Appraisal Report. Again, the 
only difference between the two is that in an Appraisal Report the appraiser 
summarizes the results of her/his research and analyses. In the Restricted 
Appraisal Report, the appraiser merely states the results of that research and 
those analyses. The professional, competent appraiser understands the difference 
and demonstrates that knowledge in the reports s/he writes. 
 
About the author 
 Timothy Andersen is a Florida state certified general appraiser. In addition to 
his work helping appraisers defend themselves against charges of USPAP 
violation, teaching USPAP, and helping appraisers write USPAP compliant 
reports, he enjoys 
spending time riding his bike and doting on his grandchildren. 
Contact him at tim@theappraisersadvocate.com. 
Web site: 
www.theappraisersadvocate.com 
 
Where to get more information 
 Read the Restricted Report section of 2020-2021 USPAP.  
 I have attached sample reports from my recent USPAP class - 
residential and commercial reports.  
 Set up a template in word, if your forms software does not have the 

mailto:tim@theappraisersadvocate.com
http://www.theappraisersadvocate.com
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2020-2021 version.  
 They are avalable for download at  
   To viewa from the www.Appraisal Foundation.org, go to  
 Video: Resources, then Webinars, scroll down the page to "Alternatives to 
Evaluations: Using Restricted Appraisal Reports in Your Practice" 
This  is from the previous USPAP which required only one user, but useful 
information. 
 A good residential example: 
https://uspapinreallifeappraising.com/2019/01/20/restricted-reports-here-today-go
ne-jan-1-2020-why/ 
 Written January, 2019 when removing restricted reports was being 
considered, but a good example of how to use a restricted report on a house 
appraisal.  
 
====================================================== 
 
Why is USPAP copyrighted and  
Why must you buy it every 2 years? 
 Book review  “Dispatches from the Cosmic Cobra Breeding Farm”  
by Jeremy Bagott, MAI 
 
I last wrote about The Appraisal Foundation (TAF) in a 3-page  article in 
September, 1996 when they had a 9 person staff and $1.5 million annual budget. 
Now it has a 14 person staff with around $4.0 million annual budget with over $5 
million in reserves. A lot has happened since then.   
 This book has lots and lots of details and analysis. Plus, it is fun to read - 
extremely unusual for a boring topic especially since it is written by an appraiser. 
Appraisers are not known for very interesting writing styles.  
 I have been regularly reviewing appraisal books, mostly published by the 
Appraisal Institute, for many years. They are very "dry". Many are written like 
textbooks. This book (referred to as the book) had a very, very different writing 
style.  
 Over the years, I have only called authors a few times and had brief 
conversations when reviewing their books.  
 Since I review appraisal books I already know a lot about the topic and 
seldom read every page of the book. But, I read this book twice, once in digital 
format and then in print. I also had a long conversation with the author for this 
book. 
 I saw the book as illustrating sometimes boring topics with stories and 

http://www.Appraisal
https://uspapinreallifeappraising.com/2019/01/20/restricted-reports-here-today-go
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quotes, similar to what journalists often do. It is definitely investigative journalism. 
 I could have never written a book like this as it would take too much research 
and writing time. I will be including information from the book.  
 My article will be much more "just the facts" with no analysis and opinions. 
For example, how USPAP has increased in size over the years. For example, how 
many pages were in the first USPAP? What about TAF expanding into doing 
"evaluation" standards, etc.  
 Next month I will write an article, The Appraisal Foundation: what does it do 
with your money?, with a financial analysis of the Appraisal Foundation and more 
data plus my opinions, of course.  
 
Where did the book title come from? 
 I asked the author how he decided on the name for the book. To me, it was 
sorta anti-marketing (for appraisers) as it did not have the word "appraisal" or 
"appraiser" in it.  
 He said people who work in government know about Cobra Farms so it 
would appeal to them. But, I think mostly it was a very "literary" title.  
 His other similar book is "Guaconomics: Dipping a chip into America's 
besieged party bowl" with another unusual title.  
  
What is a Cobra Breeding Farm and the Cobra Effect? 
 From Wikepedia. Direct quote: The cobra effect occurs when an attempted 
solution to a problem makes the problem worse, as a type of unintended 
consequence. The term is used to illustrate the causes of incorrect stimulation in 
economy and politics. 
 The Indian Cobra. The term cobra effect originated in an anecdote, set at the 
time of British rule of colonial India. The British government was concerned about 
the number of venomous cobra snakes in Delhi. The government therefore offered 
a bounty for every dead cobra. Initially this was a successful strategy as large 
numbers of snakes were killed for the reward. Eventually, however, enterprising 
people began to breed cobras for the income.  
 When the government became aware of this, the reward program was 
scrapped, causing the cobra breeders to set the now-worthless snakes free. As a 
result, the wild cobra population further increased. 
 In this book, the Cobra Effect refers to what happened to appraisers after 
FIRREA.  
  
What the author says about the book (direct quote from rear book cover) 
 Hoisting the flag of waste and abuse, the author, a former newspaperman, 
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issues a clarion call. He takes the reader deep inside a tiny Washington, D.C., 
foundation that has managed to have its copyrighted code of conduct enshrined in 
federal and state law. All 50 states, even the U.S. territories of Guam and the 
Northern Mariana Islands, now enforce it.  
 The nonprofit has parlayed the arrangement into a lucrative publishing cartel 
with top officers and favored trustees jet-setting to Europe and Asia. Stateside, the 
group hosts officials of an obscure federal agency in winter playgrounds like 
Pasadena, Scottsdale and West Palm Beach.  
 The agency wet-nurses the nonprofit with guaranteed public grants topping 
$1 million some years. The author interweaves vivid scene-setting and thoughtful 
analysis with the surprising comments of stone-honest civil servants, 
double-talking careerists and anonymous fixers deep in the plumbing of state and 
federal government. On his journey, the author is jolted by an epiphany. 
 
What is in the book 
 The focus of the book is on why USPAP is copyrighted (and we have to pay 
for a copy every two years), what the Trustees, employees, etc. do and how state 
boards are affected.  
 A very interesting analysis of the whole issue, starting before FIRREA, when 
we all knew what we were supposed to do and did not need licensing or USPAP. 
 A primary focus of the book is "incorporation by reference" (discussed 
below) which non-profits that develop the standards, such as TAF, use it to provide 
a major source of income by publishing the copyrighted standards and selling 
them.  
 TAF is somewhat unusual as the standards have been changed every two 
years. Most standards, such as some ANSI standards, are not updated very often.  
 Another theme of the book is how the federal regulations affect appraisers.   
 The book has an extensive analysis of the income and expenses of TAF, 
including salaries, travel, etc. The author tried to get beyond the published 
documents, such as what is "travel" for, but was stonewalled, of course.  
 The author also focuses on David Bunton, in charge of TAF since it started 
(various titles over the years) with some interesting stories and comments.  
 Note that the very high annual compensation in 2017 was $760,00, which 
included a one time retirement payout, per Bunton. His base salary was around 
$250,000 in 2016 in the previous year . This was corrected near the end of the 
book by the author.  
 More information from TAF and Bagott on this issue at  
valuationnationblog.com 
 This book has plenty of details, comments, analysis, etc. on many topics. 
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For example, why does TAF train non-appraisers to be state appraiser 
investigators.   
   
Author's writing style - Literary Journalism 
 I read a few pages and it was totally different than any other appraisal 
related book I had every read. Lots and lots of descriptive adjectives. Was it a 
novel or a book about appraisal?  
 It had a very good detailed analysis of USPAP and the Appraisal Foundation 
with numerous quotes. The book went back and forth between "appraisal style" 
and "creative writing". It seemed very strange to me. How would I review it? 
 I have lunch every week with a local appraiser, John Rusting. A few weeks 
ago I brought the book and asked what he thought because I thought it was very 
strange.. He read the first page and said: "This book is great! The use of language 
and imagery draws you in. It is light and almost comedic…" He has a degree in 
English literature and compared the book to Charles Dickens and Hunter S. 
Thompson. I had taken bonehead English in college. I studied science, not the 
Great Books.  
 I called the author who said the writing style was "Literary Journalism" and 
referenced Joan Didion and Tom Wolfe.  I had read some of their books and did 
not realize he had the same writing style. Definitely not expected from an 
appraiser!! 
 Of course, I googled it. "Literary journalism is a form of nonfiction that 
combines factual reporting with some of the narrative techniques and stylistic 
strategies traditionally associated with fiction. Also called narrative journalism."  
 "The most common type of literary journalism, and arguably the most 
famous, is investigative features, but others include news features, profiles, 
backgrounders, human interest pieces, lifestyle features and even travel stories…" 
 His book would be classified as investigative as he does a lot of research 
into the Appraisal Foundation and USPAP, including many of quotes from 
interviews, reviewing and analyzing documents such as TAF'S IRS Form 990 for 
non-profits, including salaries, income and expenses, etc.  
  
A few writing direct excerpts from the book (quotes not included) 
 The first page starts with: "The voice was mangled by a shrill distortion. 
"Caw-Pee-Right-Ed…" 
 "Copyrighted?": The voice on the other end asked, followed by a piercing 
reverberation. 
 Yes, copyrighted and it is referenced in a federal law, I said.  
 Where are you calling from? Inside a sewer pipe? 
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 I'm in Cabazon…you know…in the desert near the giant dinosaur 
statues…yes…it's like a private code of conduct that's been embedded into federal 
law… by reference. The thing changes every two years and that's how the 
foundation makes its money… in publishing.  
 It wasn't yet noon; the desert was already a blast furnace - 111 degrees on 
the display of the rented Nissan Altima. The sun, nearly overhead, was a fiery 
honey-colored orb spewing toxic heat punctuated only by gusts of blast-furnace.. 
------------------- 
 "All in all, the Foundation's trustees are a smart set of "chic" and 
"cosmopolitan." But the eclectic stable of trustees underscores the mismatch 
between the Foundation's cosmpolities and the tens of thousands of common 
bipedal residential appraisers required to toe the line and underwrite the 
Foundations ever-changing regulatory regime and in its taste for café society and 
global travel.  
------------------------ 
Like the Whiz Kids in the Johnson White House running punch-cards through an 
IBM mainframe to try to "solve" the Vietnam War, Bunton's panels, with the 
blessing of the state and federal regulatory agencies, kept changing the rules in a 
decades-long-circle-squaring exercise, attempting to explain every sparrow's fall.  
---------------------------- 
(Writing about Bunton's appearance before a Recent House Subscommittee that I 
had watched live. It was tedious to watch, but Bagott made it a lot more 
interesting:) 
 "The carapace of silver hair is what you notice first… Yet somewhere in the face of 
this suprerno with the perfectly landscaped mustache, meaty jowls, and bearlike 
latissimi dorsi was an ever-so-slight cherubic glint". It was also very strange 
because the chair of the committee focused on how appraisers were causing black 
homes to be undervalued.”  
 The author did a great writeup of what happened with lots of details and 
descriptive adjectives.   
 
What is incorporation by reference? This is why we cannot get free copies 
of USPAP? 
 This issue is the major focus of the book. Non-profits, such as TAF, use this 
as a major source of income. The book has examples of other professions and 
trades that use this for income. Plus, lots of background information on how it 
started, who is fighting it, effect on small businesses, etc.  
 TAF publishes a public copy of USPAP on their web site. Use this link 
https://uspap.org/. it is not easy to use it, but USPAP is available to the public. It 

https://uspap.org/
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says at the top " You are currently viewing a digital magazine with design and 
functionality limitations." To use it, you must click through every page. No printing 
or searching options are available. You don't have to go to Washington D.C. to 
view a copy.   
 USPAP instructors are required to verify that every attendee has a printed or 
electronic version of the current USPAP during the class.  
 The Appraisal Foundation publishes the copyrighted USPAP by 
"incorporation by reference" (typically by mentioning it in the Federal Register). 
Many other organizations providing copyrighted standards don't allow any copying 
of the documents. The standards are required "to be available to the public" but 
this often means a trip to Washington, viewing the documents and often not 
allowed to make copies including taking a cell phone photo.  
 From Wikepedia. In American administrative law, incorporation by reference 
is a drafting tool that enables federal agencies to give legal effect to materials that 
are already published elsewhere. Section 552(a)(1) provides that if material 
published elsewhere is "reasonably available to the class of persons affected" and 
the Director of the Federal Register approves its incorporation by reference, that 
material will be "deemed published" in the Federal Register.  
 It is most controversially used to incorporate privately authored voluntary 
consensus standards into health and safety regulations without infringing the 
standards developers' copyright.  
 Lots more detailed legal info in Wikepedia using incorporation by reference. 
Scroll down to "In American administrative law" 
 
Effect on state appraisal regulations 
 Because USPAP changes every two years, many states have difficulty 
updating their regulations every two years for various reasons. The biggest 
difficulty is how long it takes to get state regulation changes done. Even large 
states like California and Texas have difficulties.  
 Anther issue: if the state regulations are not updated, does the state 
appraisal board have to use an old version of USPAP? 
 
About the author (as written by Bagott on Amazon) 
 The author, a cog in a profession sputtering and wheezing after decades of 
chaotic regulation, tracks down the head of an obscure Washington, D.C., 
foundation. The nonprofit has managed to have its copyrighted code of standards 
enshrined in federal and state law. All 50 states, even the tiny U.S. territories of 
Guam and the Northern Mariana Islands, now enforce the nonprofit's standards 
and criteria. But on the journey, the author is jolted by an epiphany about 
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America's past and future.  
 He discovers a growing and uncharted reliance on a little-known practice 
called "incorporation by reference," which is quietly privatizing the law.  
 Jeremy Bagott is also author of "Guaconomics: Dipping a Chip into 
America's Besieged Party Bowl" and "The Compact Real Estate Appraiser (out of 
print)." 
 His columns have appeared in the Wall Street Journal, the Pittsburgh 
Post-Gazette, the Washington Post, the San Diego Union-Tribune, the National 
Review Online and the McClatchy newspapers in California's Central Valley. 
 
My interview with Bagott  
 Per linkedin (my favorite source of bio info), Jeremy Bagott is a current 
senior appraiser for a commercial appraisal company in California doing mostly 
right of way appraisals. Bagott started his appraisal business in 2001 and moved 
to staff commercial appraiser positions at other companies in 2013. 
 I questioned him about why a commercial appraiser was writing about 
residential issues. He said he started in residential and moved to commercial. He 
got his trainee license in 2005 (starting in residential), certified residential in 2008 
and certified general in 2008 per the California state regulator web site.  
 From 1979 to 1983, he was in the U.S. Marine Corps. He got a degree in 
foreign language in 1984 and lists 7 languages in his linkedin profile.  
 From 1994 to 1999 he was a copy editor for the Los Angeles Daily News, 
writing photo captions, headlines, "decks" and other elements. After that he 
worked for two years with several companies doing marketing writing. Seeing the 
future in journalism was not good, he switched to appraising. 
 As you can see, my writing style is much less creative than Bagott’s!! 
   
Book formatting 
 There are no chapter headings, so it was hard to read and remember where 
to find what I had read. I had both the digital and printed versions. When I read the 
printed book I had so many pages underlines and circles plus way too many pages 
with bookmarked corners I was lost when starting my review. I used the digital 
version to search for what I needed.  
 I read a lot of kindle books on my ipad, mostly science fiction which read like 
a novel. I seldom read a printed book. I don't go back and re-read sections. The 
printed book was much easier to read because of the detailed analysis.  
 
What can be done about USPAP changing every two years and costing appraisers 
money and time? 
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 USPAP has been around for over 20 years. In the early years, it was 
published every year, then went to two years. It is time to go to 3-5 years as there 
are not that many significant changes left. There have been 24 editions of USPAP. 
That's a lot.  
 The most significant issue is why is USPAP updated so frequently. And, why 
do we have to take a USPAP class every two years, even more expensive than 
purchasing the book.  
 Bagott suggested complaining to the Appraisal Subcommittee. All licensed 
appraisers give them $40 every year. Money and politics count. TAF, as a 
non-profit cannot legally do any political activities such as donations to a senator's 
campaign. Why would TAF voluntarily change USPAP to 3-5 years?  
 Bagott also includes the Appraisal Subcommittee (and its annual trips during 
the winter to check on the Virgin Island's supervision of its dozen or so licensed 
appraiser. I love the book's stories!! 
 
Where to get more information 
 IRS Form 990, required for non-profits are available through 2017 at 
causeiq.org, guidestar.com or google propublica nonprofit explorer. Income, 
expenses, salaries, etc. 
 To get TAF annual reports from 2013 to 2018, google appraisal foundation 
annual reports and scroll down the page. The reports have information on 
activities, financial reports and other information. IRS form 990 has more 
information, but are very long reports.   
 
Should you buy the book? 
 If you want to find out why we have to purchase USPAP every two years, 
what TAF does with your money, buy the book. If you want some entertaining 
stories, quotes and comments, etc. from appraisers, opponents of copyright 
restrictions, regulators, TAF trustees, David Bunton, etc. , buy the book.  
 If you subscribe to kindle unlimited it is free. Get it. The search feature is 
good for finding topics.  
 Whether to buy an electronic or printed copy depends on your reading 
preferences.  
 If you are interested in the background of what has been going on in federal 
appraisal regulation since FIRREA in 1989, buy the book. If you want to learn the 
"back story": who, when, what, why buy the book.  
 If you're not sure you want to buy the book and get an idea of what Bagott 
says (without the literary sections), listen to Voice of the Appraiser for Phil 
Crawford's interview of Bagott. Search for "Voice of Appraisal E240 A Crack in The 
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Foundation?" in google or youtube.   
 
Where to buy the book 
 It is available on Amazon. Just google Cosmic Cobra.  
 I have Kindle Unlimited so the price is free. Digital copy is $8.99 and printed 
paperback is $14.29.  
 
========================================================\ 
 
How much money did you make per hour  on your appraisals, after 
expenses, in 2019? 
 
March is a very good time to analyze your 2019 income and expenses as you have 
to do them for your taxes. You can also see how they compare with your 2018 
income and expenses.   
 We are paid for our opinions. We collect and analyze data and make 
decisions on value. 
 Why not apply the same skills to analyzing your appraisal business? Net 
income per appraisal for appraisers working for AMCs and lenders has declined. 
Many appraisers say they could make more working as a Walmart greeter. But, is 
this true for your business? 
 Finding out how much money you are making after expenses is the first 
critical step in the success of your business. 
 Do you know how much are you making per hour, after expenses? How can 
you change your business to increase profit? Which geographic areas, types of 
appraisals, and clients are your most profitable. 
 Many residential appraisers work solo, so I am mostly focusing on that in this 
article by looking at how much per hour you are making after expenses. Their net 
income is how much is left after expenses. I will have wordprocessing and 
spreadsheet templates available online so you set them up the way that fits your 
business. However, I also include information on larger businesses.   
 Appraising is not a very profitable business as compared with other types of 
businesses because of the very high labor costs. I have done several surveys of 
appraiser income and expense. The profit, after all expenses including appraiser 
labor (plus the owner's labor), is 5% or less. Labor is the major expense in any 
appraisal firm, similar to other service firms such as accountants, real estate sales, 
etc. 
 With reduced fees and AMC scope creep, residential appraiser net income 
(after expenses) is declining. In some markets there is considerable competition 
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for non-lender work and fees are also declining. 
 
Why focus on how much per hour? 
 Appraisers sell their time, just like attorneys. The more you make per hour, 
the higher your income.  
 Most residential appraisers sell appraisal form reports, which are 
standardized and can easily be analyzed. This article focuses on residential form 
reports, which are standardized. However, even if you do apartments on forms and 
small commercial properties, this analysis is relevant.  
 Whatever type of appraisal reports you do (narratives or forms), the same 
analytical techniques apply. 
 You can also see which clients are the most, and the least, profitable. 
 
How this analysis can help your business 
 Appraisers are analysts. We get the data, analyze it, and make conclusions. 
Unfortunately, we don't do much critical analysis of our business' profitability. Why 
not apply the same skills to your business? 
1. Which types of appraisals are your most profitable appraisals and which are the 
money losers. 
2. Which are your most profitable type of clients, and which are the worst? 
3. Are there any costs you can reduce? 
 
What if you are not a solo appraiser? 
 The data collection and analysis in this article apply to any appraisal  
business. Very few appraisal businesses have owners that do not do appraisals or 
reviews. How much does the owner make per hour on appraisals and reviews? 
How much 
time is spent on management and marketing, plus training and advising 
appraisers? What about supervision of clerical staff? 
 Even finding out your overhead per appraisal can really help as a first 
analysis. 
 If you use independent contractors, do you have any additional expenses for 
them? How much fee split are you paying? How much money are you netting after 
all expenses, including your management and review time, on their appraisals? 
 If you have an office assistant or a trainee, how much does it cost you? How 
much time do they save per appraisal? You can use your data to find out. 
 
First analysis - the big picture - quick and easy to do 
 You can use the spreadsheet layout below, or download the spreadsheet file 
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from the Paid Subscriber web page. 
 To get a rough estimate of your profit, keep it simple by getting your 
accounting data and the number of appraisals you did in 2019. Do a rough 
estimate of the time per appraisal. If you do appraisals that vary widely from the 
typical time from this first analysis, you could exclude those appraisals, and do that 
analysis later. For example, litigation or commercial appraisals.  
1. Divide your 2019 income by the number of appraisals. For example you billed 
out $50,000 and did 145 appraisals, or $345 per appraisal gross income or $345 
per appraisal. 
2. Add up all your fixed and variable expenses (see below) and divide by 145 
appraisals. For example, $10,000 divided by 145 appraisals is $69 per appraisal 
(20%). 
3. Calculate your overall profit. $345 - $69 = $276 
4. Estimate how many hours per appraisal, on average. In this example, it is 8 
hours. 
5. $276 profit/8 hours = $34.50 per hour 
 
Where to get your expense data 
 Use your 2019 and 2018 accounting data. 
 I use Quickbooks, which makes it very easy. If you do manual accounting, 
get the data from your tax return and the data you used for the calculations. 
 
Fixed expenses - MLS, insurance, software, dues, ISP, etc. 
 These are critical expenses for appraisers. They are the same whether you 
bill out $1,000 per year or $100,000 per year. It is also called overhead. 
 Most fixed expenses are paid monthly, quarterly or annually. To keep it 
simple, I have set up spreadsheets with annual entries, calculated as monthly 
expenses. 
 Fixed expenses must be paid even if you don't do any appraisals, or very 
few, in a month. 
 Many fixed expenses are going up (software, MLS, office supplies, dues, 
etc.) 
 For education, you can allocate a certain amount per year. I have included 
these expenses on the spreadsheet: 
• E&O insurance 
• General Liab. Insur. 
• Education (CE) 
• Phone 
• Forms software (all services) 
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• MLS dues 
• Appraisal Assn. dues 
• Realtor assn. dues 
• Public records data 
- Internet services 
- Office rent 
- Clerical staff 
 I have left space for you to add your own categories on the spreadsheet. 
 
Fixed expense - replacement of computers, office equipment, and 
automobile 
 Allocating a certain annualized amount for replacement of computers, 
software, printers, etc. is also important. 
 For example, you buy a new computer every 4 years, with a typical cost of 
$2,000 or $500 per year. 
 
Variable expenses 
 Education can be done by actual cost or allocating one half to each year for 
each typical two year cycle, or a quarter for a four year cycle. 
 For auto expenses don't include personal use. 
 Variable expenses I have included 
on the spreadsheet are: 
• Fee split appraisers 
• Computer repair 
• Office supplies 
• Deliveries - UPS etc. 
• Dues and other expenses - Chamber of Commerce, etc. 
• Advertising 
• Gas 
• Parking and tolls 
• Insurance 
• Repairs 
 
Variable expenses - auto 
 If you do much driving, this can be a significant expense. There are two 
ways to handle these expenses, using a standard cost per mile of $0.58 for 2020 or 
using actual expenses. 
 Actual is much more accurate, but takes more time. In the cost spreadsheet, 
I used: 
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• Gas 
• Parking 
• Insurance 
• Repairs 
 
Home office expenses 
 This can be included, or not. If you rent your home, it should be included as 
it is a defined percent of your rent, plus utilities. If you own your home, you can 
deduct the expenses as a pro-rata share of mortgage, taxes, etc. You may, or may 
not, include it as a deduction on your taxes. However, there is recapture of 
depreciation if you sell your home. 
 
Fee split appraisers 
 What fee split do you pay? What additional support and services do you 
supply that increase your costs? How much time do you spend reviewing and 
correcting their reports? Do you add them to your company E&O policy (always a 
good idea). 
 The analysis for employee appraisers is similar, unless they are trainees 
paid on an hourly basis. Your costs for employees will be higher than for fee split 
appraisers. 
 How much profit, per appraisal, do they provide? 
 
Business management time 
 How much time do you spend on going to the office supplies store or 
ordering supplies online, filing, fixing software problems, bookkeeping, collecting 
past due billings etc.?  
 Make up a simple form to use each day, with time of the day and time spent 
on each activity for a week or two, including non-appraisal activities. 
 Everyone is different. Make up your own form. 
 You may be surprised, or not, on how much time you spend on nonappraisal 
production business activities. Could you use a clerical assistant to do this, paid at 
a lower rate 
than you make? 
 Which hourly rate to use is tricky. You can use the rate after fixed and 
variable expenses that you get from your analysis. Or, you can use another rate, 
such as the hourly per hour rate for employee clerical help, including social 
security, etc. 
 Some ideas are: 
• Accounts receivable and payable 
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• Ordering office supplies, etc. 
• Fixing computer/software problems 
• Planning and budgeting 
• Personnel issues 
 
Marketing time 
 This is also a business management time. Put this time in your sample week 
record. Or, make up a monthly record. 
 What about marketing? This is also a management cost. Hopefully, you are 
spending some time on this. 
 Some of the activities are: 
• Networking at meetings - appraiser and real estate associations 
• Blog postings 
• Applying to lenders and AMCs plus follow up, 
• Sending out bids 
• Contacting non-lenders such as attorneys 
 
Second analysis - how much time do you spend on an appraisal? 
 I recommend taking samples of different clients and/or types of appraisals, 
for example 6 appraisals. You can use one of my templates, or make up your own. 
This is similar to doing a time management technique of making a list of how much 
time you spend on every task.  
 
How to categorize your appraisal activities 
 On the page below, I have a sample time sheet to fill out for each appraisal. 
You can keep them in the paper appraisal file folder or keep them on your desk. 
Then pull the sheet for the appraisal you are working on. If you are all electronic, 
with no paper, I recommend using pieces of paper instead of setting up something 
online, until you decide what you want. This way you can see at a glance which 
appraisals take longer. And, which clients' appraisals take less time. 
 The standard time management technique is to have a piece of paper for 
every day and write down everything you do. But, for appraisers, appraisal time is 
the most important. Also, you are trying to get data on which clients and types of 
appraisal require the most time. 
 Most important time - driving and writeup times for an appraisal 
- Driving time - this can be a very large amount of time 
• Time to writeup an appraisal. If you answer your phone while writing up an 
appraisal, you will probably find that it takes longer. Make a note if you answer your 
phone to quantify it. • Time to respond to revision requests. The more hassles you 



  

Page 22  March 2020 Appraisal Today 

 

 

have, the closer the client is to being removed from your Approved Client List 
 Client communication - which of your clients requires the most 
communication? 
• Accepting the order and agreeing on fee 
• Status update 
• Revision discussions 
 
Research time 
 MLS and public records are probably a fairly standard time for most of your 
appraisals. 
 But, be sure to list those that take more time, such as requiring a trip to city 
hall. 
 Don't forget making phone calls to agents or planning departments. 
 
Email and phone time 
 Emailing is tough to keep track of. You can just make a note of 5 minutes or 
whatever it takes. 
 Phones are easier as they tend to take longer. 
 You can log how many phone calls or emails you respond to and how long it 
takes. 
 Don't forget to log how much time you spend keeping your inbox under 
control, reorganizing emails, etc.  
 
What about types of appraisals? 
 They can be classified by: 
• Number of units: 1,2,3,4 or SFR and 2-4 units.  
• Urban, suburban, rural (driving and research/writeup time issues) 
• Detached vs. condo/PUD (sometimes there is  difficulty to get data from the home 
owners association) 
• Conforming homes vs. weirdos (research and writeup time) 
• Type of client: AMC, direct lender, attorney, etc. 
 For the initial analysis, I recommend not including non-form appraisals, such 
as commercial narratives as they can vary widely. However, if you mostly do small 
commercial properties and apartments (form or narrative) it can be worthwhile. 
 
What about clients? 
 Not all AMCs or direct lenders are the same. You will be making a record of 
how much time appraisals take for your different clients. 
Client types include: 



  

Page 23  March 2020 Appraisal Today 

 

 

• AMCs 
• Direct lenders 
• Relocation companies 
• Attorney - estate 
• Attorney - divorce 
• Private individuals/real estate agents for  private sale, listing prices, etc. 
 
Are there any options for rural appraisers? 
 Before AMCs, it was easy to get higher fees, but it is much harder now. 
Driving and research takes a long time. They don't "fit" well on the UAD or AMC 
"requirements", based on conforming tract homes. If you work in an 
urban/suburban area, you can choose the easier appraisals. This is not an option 
for rural appraisers. 
 Dustin Harris, the Appraisal Coach, is making money in a mostly rural state, 
Idaho. Here is his advice: "I routinely get more for rural services than for urban 
settings. Yes, driving can be a real hassle, but if you pile up a number of 
inspections in a certain area, and they pay a little more for the rural setting 
($50-$100 more for each), it all evens out (it may even be a bit better)." 
 "I have coached appraisers working in urban areas to expand into the rural 
markets if they want to increase their bottom-line. They are usually hesitant (for the 
reasons you cite above), but I think are glad they did it when they make the jump." 
 "As with so many things, perceptions do not often match reality. 
Furthermore, the WAY you do business MUST be different in the rural areas. If 
appraisers continue to jump at everything that is offered to them, at the fee and due 
date offered to them, they will lose their shirts in the rural markets. They will 
constantly be on the road and quickly burn up their profit margins. To be a 
successful rural appraiser, you have to be much more circumspect about how and 
what you accept."  
 "You must be more aggressive in setting the terms. Many appraisers work 
on a fear-based mentality because they are afraid if they do not accept every order 
offered to them, someone else will. That may be partially true in the more 
populated areas, but it is not typically true in the rural ones." 
 
How to use your data 
 In our example above with $50,000 gross billings and 145 appraisals per 
year, I used $69 (20%) per appraisal for fixed and variable expenses. For a $345 
appraisal, you have a profit of $276 (80%). Of course, your expenses could be 
higher or lower. 
 If you spend 8 hours on an appraisal, you make $34.50. If you spend 7 hours 
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by cutting down on your driving time by accepting appraisals closer to your office, 
you make $276/6 = $39.50 per hour. If you spend 6 hours, you make $46 per hour. 
 What is more important, you will find out which clients and appraisals take 
the most time. Dump the expensive clients and types of appraisals. 
 
What if your hourly rate, after expenses, is too low? 
 There are only two factors in business: income and expenses. To increase 
profits, increase income and decrease expenses. 
 There's not much that appraisers can do about fixed expenses. The largest 
variable expense is auto, which can be reduced by driving less. Some other 
expenses can be reduced also, such as insurance, forms software services, 
Internet services, and data, but not much usually. 
 In the example above, if you decrease your time per appraisal from 8 hours 
to 7 hours, you make $5 more per hour or 145 appraisals x 7 hours x $5 per hour = 
$5,075 per year of profit. 
 Try to get clients and appraisals that take less time. Or, try to get higher fees. 
Or, work a lot of hours, which is what most low fee appraisers are doing. 
 Another option is a second business, such as real estate sales or property 
management. 
 
Isn't all this time-keeping too much of a hassle? 
 As compared with the cost analysis above, time tracking takes much more 
commitment. It is not as easy as the cost analysis above. 
 But, time keeping is the key to finding out how much you make per hour and 
which clients and assignments pay you the most (and least) per hour. 
 However, the cost analysis is better than nothing. You may be surprised at 
your fixed costs, the most important costs in a business where volume goes up and 
down. 
 
What will you learn after doing this data collection, research and analysis? 
 You will find out how much profit you are making per hour, your overhead 
costs. 
 You can make much better decisions about what your fixed and variable 
costs are so you can decide which costs you may want to cut, and which 
appraisals and clients are the least profitable. 
 By doing a sample tracking of your non-appraisal production time, you may 
decide to outsource some of your activities, such as by hiring an assistant. I have 
always had an office assistant since I started my business in 1986. When you see 
how much (or little) time you spend on marketing, you can decide to change it. 
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 Most important, you will find out how much you really make per hour, after 
expenses. Even if it is low now, I'm pretty sure you can make it much higher than a 
WalMart greeter! 
 
Where to get more information 
 Articles I have writing in these newsletters. Most are available on the paid 
subscriber home page.  
•  Should you stay or should you go? That is the question… 
•  Practical tips you can use today for getting more appraisals done and make 
money 
•  Planning for 2020 - Set up a budget for your income and expenses 
•  Most appraisers focus on completing appraisals, not the business side of 
their companies, and make less money 
•  Who's on your Approved Client List and why? Don't work for low fees with 
lots of hassles! Client Rating Grid.  
•  "Retirement" for fee appraisers: when, why, and lots of options 
•  Lots of ways to cut costs, and increase profits and cash flow 
•  How to use less gasoline and save money today! 
•  Disability - your greatest risk 
•  How to collect all your billings. Don't work for free!!! 
 I have sample time sheets after this article and excel spreadsheets.  
 Time sheets in Word and Excel spreadsheets will be there also. 
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MBA Loan Volume Application Index – 1/16 to 2/20 
 

200.0

400.0

600.0

800.0

1000.0

1200.0

1400.0

1600.0

1800.0

1
/1

6

3
/1

6

5
/1

6

7
/1

6

9
/1

6

1
1

/1
6

1
/1

7

3
/1

7

5
/1

7

7
/1

7

9
/1

7

1
1

/1
7

1
/1

8

3
/1

8

5
/1

8

7
/1

8

9
/1

8

1
1

/1
8

1
/1

9

3
/1

9

5
/1

9

7
/1

9

9
/1

9

1
1

/1
9

1
/2

0

Market Index                          100 in 1990               

 
 
 
Appraisal Today 
ISSN 1066–3900 
Appraisal Today is published 12 times per year by  
Real Estate Communication Resources.  
Subscription rate: $99 per year, $169 - 2 years 
 
Publisher 
Ann O'Rourke, MAI, SRA 
ann@appraisaltoday.com  
 
Subscriber Services 

mailto:ann@appraisaltoday.com


  

Page 27  March 2020 Appraisal Today 

 

 

Theresa Lua 
M,T,W 7AM to noon 
Friday 7AM to 9 AM (Pacific time) 
info@appraisaltoday.com  (24 x 7) 
 

Editorial and Subscription Offices 

2033 Clement Ave., Suite 105 

Alameda, CA 94501                                           

Phone: 1-800-839-0227 

Fax:  1–800–839–0014 

Email: info@appraisaltoday.com  

www.appraisaltoday.com  

Appraisal Today is sold with the understanding that the publisher, editors, and others 

associated with the publication are not engaged in rendering accounting, legal, or other 

professional services. It does not attempt to offer specific solutions to individual problems. 

Questions about specific issues should be referred to the appropriate professional for 

analysis.  

©2020   by Real Estate Communication Resources. All rights reserved. The contents of 

this publication may not be reproduced either whole or in part without consent. 

 

mailto:info@appraisaltoday.com
mailto:info@appraisaltoday.com
http://www.appraisaltoday.com


 
Appraisal Time Sheet 

 
Date ____________________ Client 
_____________________________________________________________ 
 
Property address 
__________________________________________________________________________ 
 
Type of appraisal - sfr, condo, 2-4 units___________ 
 
Distance from office ____________ Difficulty of appraisal _____________ 
 
Time before accepting assignment (research and communication) _______________________  
 
Fee negotiation time ________________ __________________________ 
 
Assignment prep 
Set up file - MLS, google maps, aerial, zoning, etc. __________ 
Read (and understand) client requirements __________ 
 
Research - MLS, phone calls to agents, HOA, zoning, client requirements, etc. Does client require 
special research? 
 
___________________________ _________________________ 
 
___________________________ _________________________ 
 
Driving time - to subject, taking comp photos, and selecting comps (if you do it in the field, like I do), 
etc. 
 
__________________________________________________________________ 
 
 
Writing up appraisal 
 
How many comps? ___________ How many listings?_______ 
 
How long to complete basic report? __________________ 
 
How long to complete boilerplate and explanations? __________ 
 
 
Updates - how often, what is updated, and method (phone, email, web site, etc.) 
 
___________________________ _________________________ ___________________________  
 
Review - questions, consider new comps, etc. 
What is the question about? How much time - research, writing, communication. Try to keep good 
records on this as it may be your prime criteria for rating a client.  
 
____________________________________________________________________________________ 
 
____________________________________________________________________________________ 



INCOME AND EXPENSE STATEMENT YEAR____ DATE COMPETED____ 
 
GROSS INCOME   Annual   Per month  
     __________  __________    
FIXED EXPENSES (must be paid whatever the appraisal volume)    
Education (CE)    __________  __________     
E&O insurance    __________  __________     
General Liab. Insur.   __________  __________    
Phone     __________  __________ 
Forms software (all services)  __________  __________    
MLS dues    __________  __________  
Appraisal Assn. dues   __________  __________   
Realtor assn. dues   __________  __________   
Public records data   __________  __________   
Internet services    __________  __________ 
Office rent - home or separate office __________  __________    
Clerical staff    __________  __________  
_______________________  __________  __________ 
_______________________  __________  __________ 
_______________________  __________  __________ 
_______________________  __________  __________  
_______________________  __________  __________   
      
TOTAL FIXED EXPENSES  Annual    Per month  
Auto expenses - less personal %      
Gas     __________  __________ 
Parking     __________  __________     
Insurance    __________  __________    
Repairs     __________  __________     
_______________________  __________  __________    
Education    __________  __________    
Computer repair    __________  __________     
Office supplies    __________  __________     
Deliveries - UPS etc.   __________  __________    
Dues-Chamber of commerce, etc . __________  __________     
Fee split appraisers   __________  __________    
Advertising    __________  __________    
_______________________  __________  __________ 
_______________________  __________  __________ 
_______________________  __________  __________    
_______________________  __________  __________    
 
Equip purch - allocated/year  Annual  Per month  
     __________  __________    
            
TOTAL VARIABLE EXPENSES __________  __________    
          
TOTAL ALL EXPENSES  __________  ________ 
 
 
PROFIT    __________  ________ 
  



SAMPLE INCOME AND EXPENSE ANALYSIS FOR APPRAISAL 
BUSINESS 

NOTE: EXCEL FILE ON the Paid Subscriber Web Page  

Year (or part of year) 
 Date prepared 

 HOW TO USE THIS SPREADSHEET 

(NOTE: Sample numbers below. Put in your own numbers and add or change categories) 

Number of months-FILL IN FIRST 12 
You can use any number of 
months 

Total $ for period $80,000 
Total $ for the months you 
selected 

GROSS INCOME 
TOTAL 
$ 

$ PER MONTH - DO NOT FILL IN - 
CALCULATED 

$50,000 $4,167 

  Fixed expenses (must be paid whatever the appraisal volume) 

Education (CE) $1,000 $83 

E&O insurance $2,000 $167 

General Liab. Insur. $450 $38 

Phone $1,500 $125 

Forms software (all services) $1,500 $125 

MLS dues $1,000 $83 

Appraisal Assn. dues $500 $42 

Realtor assn. dues $600 $50 

Public records data $1,400 $117 

Internet services $1,000 $83 

Office rent - home or separate office $2,400 $200 

Clerical staff $10,000 $833 

$0 

$0 

$0 

$0 

$0 

TOTAL FIXED $23,350 $1,946 

   
VARIABLE EXPENSES 

TOTAL 
$ 

$ PER MONTH - DO NOT FILL IN - 
CALCULATED 

Auto expenses - less personal % 
 Gas $2,000 $167 

Parking $100 $8 

Insurance $800 $67 

Repairs $1,100 $92 

 
$0 

Equipment purchase - allocate per year $2,917 $243 

Education $1,650 $138 
Equipment purchases - transferred to 
variable expenses 



Computer repair $700 $58 Type Cost 
# 
Years 

Per 
year  

Office supplies $500 $42 Auto $25,000 10 $2,500 

Deliveries - UPS etc. $100 $8 Computer $1,000 4 $250 

Dues-Chamber of commerce, etc. $375 $31 Printer $500 3 $167 

Fee split appraisers $0 $0 
    Advertising $800 $67 
    $0 Total $26,500 

 
$2,917 

$0 
 $0 
 $0 
 

 TOTAL VARIABLE EXPENSES $11,042 $920 

 TOTAL EXPENSES $34,392 $2,866 

  PROFIT $15,608 $1,301 

PERCENT OF GROSS 31.2% 
 

   

 
 
 
 
 

 
 



SAMPLE
Use of this report is limited to the client(s) and other named intended users because it may not contain supporting rationale for all of the 
opinions and conclusions that are set forth.

Subject Address: 456 Central Boulevard, Anytown, New Hampshire, 11111
Property Type: 100,000 square foot, 5-story owner-occupied offi  ce building on 15± acres
Client: Jones Widget, Inc., 123 Main Street, Washington, DC, 99999
Intended Use: Internal Asset Management. No other uses of this appraisal are intended by the appraiser. 
Intended User: Jones Widget, Inc., and Adams Accounting, LLC. No other users of this report are intended by the appraiser.                                                                                                                    
Property Rights: Fee Simple
Type of Value: Market Value

Defi nition of Market Value: Although the appraisal communicated in this report was not prepared for a fi nancial institution, the defi nition of 
market value specifi ed in regulations published pursuant to Title XI of the Financial Institutions Reform, Recovery, and Enforcement Act of 
1989 (FIRREA) has been used in this assignment.

Conditions of Appraisal: The appraisal was performed as is; no extraordinary assumptions or hypothetical conditions were used. 

Sale & Listing History: There is no current agreement of sale, listing, or option regarding the subject property. There have been no sales or 
other transfers of the subject property within three years prior to the eff ective date of this appraisal.

Scope of Work: Subject description was obtained from interior and exterior inspection, building plans, municipal records, and discussions 
with the property owner.

As detailed below, all three approaches to value were developed: Cost; Sales Comparison; and Income Capitalization. Comparable sales 
data, for both improved and unimproved properties, was taken from the local MLS, CoStar, and company records. Sales were confi rmed 
via public records and discussions with parties to the transactions. Construction costs were obtained from Marshall-Swift Valuation online 
service, SwiftEstimator. Market rent, expenses, and investment rates were forecast based upon data provided by area professionals, 
including investors, real estate agents, and building managers. 

OPINIONS AND CONCLUSIONS

Highest and Best Use: The existing use is the highest and best use.

Exposure Time: The appraiser’s opinion of reasonable exposure time for the subject property is 3 to 6 months.          

Eff ective Date: December 15, 2020 

Result of Approaches to Value:
Cost Approach  $35,000,000 
Sales Comparison  $34,000,000
Income Approach  $31,500,000 

Reconciliation: Due to the diffi  culty associated with developing a credible estimate of accrued depreciation, the cost approach is employed 
only as a test of reasonableness.  

The market is driven primarily by owner occupants, although the high caliber of the tenant mix draws some investor interest. Therefore, the 
income approach has been developed, but given minimal weight.

NON-RESIDENTIAL 
RESTRICTED APPRAISAL REPORT
This sample non-residential Restricted Appraisal Report complies with the 2020-21 edition of USPAP Standards Rule 2-2(b).



SAMPLE

Because the strongest demand for the subject is by owner users, most weight was placed on the sales comparison approach. A sufficient 
number of comparable sales were available in the subject neighborhood to develop a credible indication of value by the sales comparison 
approach. This value is also supported by the other two approaches to value.

The supporting documentation for the analyses and the development of the approaches to value is retained in the appraiser’s workfile.

Opinion of Market Value:         $34,000,000

ASSUMPTIONS AND LIMITING CONDITIONS
This assignment was conducted, and the report presented, subject to the following assumptions and limiting conditions. The use and 
acceptance of this report indicates that the client accepts these assumptions and limiting conditions.

{Assumptions and limiting conditions will vary by appraiser and by assignment.}        
         

CERTIFICATION
I certify that, to the best of my knowledge and belief:
- The statements of fact contained in this report are true and correct.
- The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are my 

personal, impartial, and unbiased professional analyses, opinions, and conclusions.
- I have no present or prospective interest in the property that is the subject of this report and no personal interest with respect to the 

parties involved.
- I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the 

three-year period immediately preceding the agreement to perform this assignment.
- I have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment.
- My engagement in this assignment was not contingent upon developing or reporting predetermined results.
- My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value 

or direction in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated result, or the 
occurrence of a subsequent event directly related to the intended use of this appraisal.

- My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of 
Professional Appraisal Practice.

- I have made a personal inspection of the property that is the subject of this report.
- No one provided significant real property appraisal assistance to the person signing this certification.

{Appraiser may insert additional certifications as needed, such as those required by a professional association}

Xxxxxxxx Y. Zzzzzz                                                           January 5, 2021                                 
Appraiser’s Signature                                                       Date of Report/Certification
 

© 2019 Appraisal Foundation
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This sample is not intended to be used as a template for appraisal assignments. This 
is intended as an example. Please see Standards Rule 2-2(b) for guidance. Some 
highlights are presented below:

1) This sample of a Restricted Appraisal Report on an office building following 
Standards Rule 2-2(b) does not address all possible alternatives that may need to 
be addressed in a report.

2) The supporting documentation for the appraiser’s research and analysis that is 
retained in the workfile in an assignment with a Restricted Appraisal Report will be the 
same as, or perhaps greater than, the documentation retained for an Appraisal Report.  

3) Restricted Appraisal Reports are specifically restricted to the client(s) and other 
named intended users as required by Standards Rule 2-2(b)(i) and (ii).

4) In a Restricted Appraisal Report most of the content must be stated; however, 
according to the Comment to Standards Rule 2-2(b)(x), “Stating the scope of work 
includes disclosure of research and analyses performed and might also include 

disclosure of research and analyses not performed.” Guidance from Advisory 
Opinion 36 states that an appraiser is obligated to identify additional intended 
users by name only in a Restricted Appraisal Report.

5) One topic where it is necessary to more than just state information in a Restricted 
Appraisal Report is addressed in Standards Rule 2-2(b)(xii), which states the 
content of the report must: “...provide sufficient information to indicate that the 
appraiser complied with the requirements of STANDARD 1 by: ...(iii) summarizing 
the results of analyzing the subject sales, agreements of sale, options, and listings 
in accordance with Standards Rule 1-5...”

6) It is also important for the appraiser to provide sufficient information in the report 
by “stating the appraisal methods and techniques employed” as required by 
Standards Rule 2-2(b)(xii)(i), and by “stating the reason for excluding the sales 
comparison, cost or income approach(es) if any have not been developed” as 
required by Standards Rule 2-2(b)(xii)(ii).



SAMPLE
Use of this report is limited to the client(s) and other named intended users because it may not contain supporting rationale for all of the 
opinions and conclusions that are set forth.

Subject Address: 123 Maple Street, Anytown, NH 03999
Legal Description: See Washington County Registry of Deeds – Book 1111, Page 222
Property Type: A 1.1 acre parcel with a 2,255 square foot, 1-story owner-occupied single-unit residence
Clients: John Doe and Jane Doe, 123 Maple Street, Anytown, NH, 03999
Intended Use: To assist the client(s) in determining an equitable division of assets in a dissolution of marriage. No other uses of the 
 assignment results are intended by the appraiser.                         
Intended Users: John Doe, Jane Doe, and Richard Roe, Esq. No other users of this report are intended by the appraiser.                                                                                                               
Property Rights: Fee Simple                                                                                                             
Type of Value: Market Value

Source of Value Defi nition: Although the appraisal communicated in this report was not prepared for a fi nancial institution, the defi nition of 
market value specifi ed in regulations published pursuant to Title XI of the Financial Institutions Reform, Recovery, and Enforcement Act of 
1989 (FIRREA) has been used in this assignment.

Scope of Work: Onsite interior and exterior inspection of the subject and review of tax assessor’s records and a prior MLS listing of the 
subject property. The appraiser measured the exterior of the dwelling.  

The sales comparison and cost approaches were developed. Properties such as the subject are seldom rented and there is no reliable data 
to develop an income approach. The income approach is not necessary for credible assignment results.

Comparable sales data was taken from local MLS and confi rmed via public records and discussions with listing agents. The lack of sales of 
properties similar to the subject within the subject neighborhood made it necessary to use sales from surrounding areas.

The cost approach was developed using the Marshall and Swift Residential Cost Handbook.  

Conditions of Appraisal: The appraisal was performed with no extraordinary assumptions or hypothetical conditions.

Sale and Listing History: There is no current agreement of sale, listing, or option regarding the subject property. There have been no sales 
or other transfers of the subject property within three years prior to the eff ective date of this appraisal.

OPINIONS AND CONCLUSIONS

Highest and Best Use: Continued use as-is. The existing use as a single-unit residence contributes to the value of the site. Conversion to 
any other use would not be legal.                    

Exposure Time: The appraiser’s opinion of reasonable exposure time for the subject property is approximately 120 days.           

Result of Approaches to Value: Sales Comparison Approach: $282,000; Cost Approach: $279,000 (rounded)                                                                                          

Eff ective Date: November 20, 2020      

Opinion of Market Value: The sales comparison approach is the best indicator of value for single-unit residential properties in this market. 
The cost approach supports the value indicated by the sales comparison approach. Therefore, the appraiser’s opinion of market value is:

$282,000

RESIDENTIAL 
RESTRICTED APPRAISAL REPORT
This sample residential Restricted Appraisal Report complies with the 2020-21 edition of USPAP Standards Rule 2-2(b).



SAMPLE

ASSUMPTIONS AND LIMITING CONDITIONS
This assignment was conducted, and the report presented, subject to the following assumptions and limiting conditions. The use and 
acceptance of this report indicates that the client accepts these assumptions and limiting conditions.

{Assumptions and limiting conditions will vary by appraiser and by assignment.}           
         

CERTIFICATION
I certify that, to the best of my knowledge and belief:
- The statements of fact contained in this report are true and correct.
- The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are my 

personal, impartial, and unbiased professional analyses, opinions, and conclusions.
- I have no present or prospective interest in the property that is the subject of this report and no personal interest with respect to the 

parties involved.
- I have not performed any services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within 

the three-year period immediately preceding the agreement to perform this assignment.
- I have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment.
- My engagement in this assignment was not contingent upon developing or reporting predetermined results.
- My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value 

or direction in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated result, or the 
occurrence of a subsequent event directly related to the intended use of this appraisal.

- My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of 
Professional Appraisal Practice.

- I have made a personal inspection of the property that is the subject of this report.
- No one provided significant real property appraisal assistance to the person signing this certification.

{Appraiser may insert additional certifications as needed, such as those required by a professional association}

Xxxxxxxx Y. Zzzzzz                                                          December 2, 2020                                
Appraiser’s Signature                                                       Date of Report/Certification
 

© 2019 Appraisal Foundation
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This sample is not intended to be used as a template for appraisal assignments. This 
is intended as an example. Please see Standards Rule 2-2(b) for guidance. Some 
highlights are presented below:

1) This sample of a Restricted Appraisal Report on a single unit residence following 
Standards Rule 2-2(b) does not address all possible alternatives that may need to 
be addressed in a report.

2) The supporting documentation for the appraiser’s research and analysis that is 
retained in the workfile in an assignment with a Restricted Appraisal Report will be the 
same as, or perhaps greater than, the documentation retained for an Appraisal Report.  

3) Restricted Appraisal Reports are specifically restricted to the client(s) and other 
named intended users as required by Standards Rule 2-2(b)(i) and (ii).

4) In a Restricted Appraisal Report most of the content must be stated; however, 
according to the Comment to Standards Rule 2-2(b)(x), “Stating the scope of work 

includes disclosure of research and analyses performed and might also include 
disclosure of research and analyses not performed.” Guidance from Advisory 
Opinion 36 states that an appraiser is obligated to identify additional intended 
users by name only in a Restricted Appraisal Report.

5) One topic where it is necessary to more than just state information in a Restricted 
Appraisal Report is addressed in Standards Rule 2-2(b)(xii), which states the 
content of the report must: “...provide sufficient information to indicate that the 
appraiser complied with the requirements of STANDARD 1 by: ...(iii) summarizing 
the results of analyzing the subject sales, agreements of sale, options, and listings 
in accordance with Standards Rule 1-5…”

6) It is also important for the appraiser to provide sufficient information in the report 
by “stating the appraisal methods and techniques employed” as required by 
Standards Rule 2-2(b)(xii)(i), and by “stating the reason for excluding the sales 
comparison, cost or income approach(es) if any have not been developed” as 
required by Standards Rule 2-2(b)(xii)(ii).
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