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By Claudia Gaglione,
National Claims Counsel for
LIA

Editor’s comments: These examples
may seem a bit “extreme”, but it is
not unusual to have an attorney ask
about an appraisal. The appraiser
accepts the “order”. The attorney
sometimes does not contact the
appraisal for a long time. Then calls
when the court date is very soon.  

I learned, the hard way, to be be
very careful to keep track of these
requests. 

Attorneys pay very well. You can
give up your lender/AMC appraisals
and specialize in legal work. Few
residential appraisers will do them
because they don’t want to testify in
court. Don’t belive them when they
say “No testimony will be required.”

Read this article to avoid these
attorney problems. 

Appraisers continue to be con-
fused about whether or not they

have agreed to act as an expert wit-
ness in litigation situations. Over the
course of the past few months, we
have seen several such scenarios pre-
sented, all with somewhat similar
facts. Two of those situations will be
discussed below.

Example 1 
In the first case the appraiser had

appraised the subject property multi-
ple times over the years. The subject
was a single-family residence located
in Georgia. The appraiser prepared a
purchase loan appraisal in 2019 and a
refinance appraisal in 2020. Both of
those reports were done for the
AMC/lender.

Later in 2020, the husband/proper-
ty owner retained the insured to
appraise the property in connection
with a divorce proceeding. 

In 2021, the husband and his coun-
sel reached out to the appraiser in
connection with a property tax
appeal. The appraiser had acted as an
expert in several other tax appeals, so
he had the requisite experience. He
agreed that he would be willing to
take on this assignment, but neither
the appraiser, nor the attorney, took
any further steps to confirm the
assignment beyond one telephone
conversation.

In September of 2021, a package of
documents was delivered to the
appraiser. He learned the tax appeal
matter was scheduled to proceed to
trial in less than 60 days. He was
being asked to sign an enclosed
engagement agreement, to prepare an
opinion, and to get ready for trial. 

The appraiser was swamped with
other work commitments and had no
time to complete this assignment. He
called the tax appeal attorney and
said he could not sign the engage-
ment letter.  

The attorney said his client had no
time to retain another appraisal
expert and would be forced to sue the
appraiser for breach of contract
unless he followed through on his
agreement to act as his tax appeal
expert.

www.appraisaltoday.com

Editor’s Note on ANSI information:
The February issue had more infor-
mation on ANSI and many 
illustrations and excerpts from Hamp
Thomas’ Book . 
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Example 2
In another case, an appraiser in

Southern California appraised a
beachfront luxury condo in 2015 and
again in 2018. Both reports were
done for the property owner. 

The intended use for both reports
was stated to be simply "asset valua-
tion." In 2020, the appraiser was
retained to appraise the property for
the deceased owner's estate for estate
tax purposes.

In 2021, the appraiser was contact-
ed by counsel for one of the deceased
owner's sons/heirs. He said the 2
sons were squabbling about what to
do with the property and asked if she
might be willing to prepare an
appraisal and act as an expert, if
needed. His client wanted to sell the
condo but the other son wanted to
hold on to it.

He wasn't sure if the sons would
come to some agreement or if the
dispute would wind up in litigation.
The appraiser said she would be will-
ing to act as an expert - and that was
the last she heard from the attorney,
and the last she heard of the dispute...
until she was served with a subpoena.

The subpoena was served in con-
nection with a lawsuit pending
between the 2 brothers. The appraiser
was being asked to produce her
"workfile" including copies of all
appraisals she had prepared of the
subject property. She was also being
asked to appear for a deposition. 

This was the first time the apprais-
er learned that she had been named
as an expert witness for one of the
brothers. 

When she called the attorney
whom she had spoken to months ear-
lier, he seemed quite annoyed that
she was not ready to jump into her
role as expert since she acknowl-
edged that they had discussed it 
previously.

What did we learn from these 
examples?

What can be learned from these
examples is that an appraiser has to
realize that any conversation with an
attorney must be taken seriously,
especially if the conversation has to
do with whether or not the appraiser
is being asked to act as an expert.
The conversation cannot be treated as
casual chit chat. If an attorney calls to
discuss a case, it is an important call!

The appraiser should learn as much
as possible about the potential expert
witness assignment to make sure
he/she is competent. The appraiser
should always find out as much as
possible about the parties involved to
make sure there are no
conflicts/potential conflicts.

The appraiser should ask about the
status of the case in question to make
sure he or she has enough time to
commit to the assignment. Has a law-
suit been filed? Are there any upcom-
ing dates already scheduled?

Most importantly, the appraiser has
to determine at the end of the call, or
soon thereafter, if he or she has been
retained to act as an expert and that
retention or the lack thereof, should
be confirmed. The appraiser should
not rely upon the attorney to do this. 

A simple email on the part of the
appraiser can serve to clear up a great
deal of confusion down the road. The
appraiser should also ask for an
engagement letter, or agreement
sooner rather than later, to make sure
whatever terms being proposed
(hourly rate/flat fee/turnaround time,
etc.) are acceptable.

If the appraiser sends an email
thanking counsel for considering him
or her and wishing them luck in their
expert search, that attorney is going
to have a hard time explaining how
the appraiser wound up on the expert
witness list 6 months later. Sending a
confirming email avoids the misun-
derstanding that could arise when the
issue is just left hanging. The attor-
ney might think the discussion meant
there was an "agreement" whereas
the appraiser just thought it was a
discussion and nothing more.

The appraiser always has to be
alert to situations where they must
protect themselves and their own
interests and this is one such situa-
tion. Don't get caught in a trap where
you find yourself asking, "Who Said
I Agreed To Be An Expert???"

About the author
Claudia Gaglione is a partner at

Gaglione, Dolan & Kaplan, and the
National Claims Counsel for LIA's
Errors & Omissions program.

She graduated from the University
of Southern California Law Center in
1982 and specializes in the defense of
professional malpractice claims.

Since 1987, Claudia and her col-
leagues have supervised over 8,500
claims and lawsuits filed against real
estate appraisers, and other real estate
professionals, across the country.

By virtue of this experience,
Claudia can discuss the types of
errors that are avoidable and how real
estate professionals can take steps to
make themselves more defensible in
the event they are the subject of a
claim, and making her the authority
on appraiser litigation and defense.
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Editor’s Note: The February issue
had many images and text excerpts
from this book.

I strongly recommend purchasing
this book. When I write articles on
ANSI, this is the best resource. Other
information sources include Fannie
Fact Sheet, ANSI Standards docu-
ment, Fannie guidelines, etc. Putting
together the scattered information
was time consuming.    

This book has most of the informa-
tion in one place. Be sure to purchase
the 2021 version. $29.95 paperback.
PDF is not available. .

Also, be sure to purchase the ANSI
document for $25 at 
www.homeinnovation.com. Go to
Store in the upper right of the home
page. 

The book in PDF format is not
available so you can't search and the
book does not have an index.
Information is somewhat scattered in
the longer sections. When reading the
book, I used sticky notes and folded
over corners of pages. I also had a
list of the pages I wanted to re-read. 

For this review, I list what is in the
10 sections so you can search for the
information you want. This will also
help you decide if you wish to pur-
chase the book. 

The author has been teaching
home measurement to real estate
agents and brokers for many years,
so includes some references for
agents. He was a broker before he
became an appraiser. 

This 125-page book has lots of
information, including many illustra-
tions, sketches, disclosures, etc.

The $25 ANSI document is copy-
righted, and written permission was
required to include only very limited
excerpts and one sample sketch.

I took all the available classes
available except in person. Classes
are good, but this book is well writ-
ten and organized with excellent
graphics. I preferred the classes from
Appraiser Elearning as Hamp
Thomas wrote them and teaches
them. He is definitely The Expert on
ANSI, we well as a very good
instructor             . 

How to purchase the book
To purchase the book on Amazon,

search for "Hamp Thomas book
ANSI 2021". Paperback $29.95 and
Hardback $39.95. 

What's in the book 
(Table of Contents)
1. Foreword and Introduction Page 5
2. Top Ten Terms Page 10
3. Measurement Basics Page 11
4. ANSI 2021 Update - The Seven   

Changes Page 14
5. Definitions and Descriptions  

Page 19
6. Pictures, Comparisons & MLS 

Page 46
7. ANSI Disclosure Examples 

Page 47
8. Illustrations Page 54 (Sketches - 

Page 55
9. Square Footage Summary Form 

Page 112
10. Statement of Square Footage    

Disclosure Form Page 121

1. Page 5 has an introduction to
what is ANSI, the history and who is
in charge of the standard (National
Home Builders Association) and
what is a standard.  

2. Top 10 Terms Page 10
You need to know what these terms
mean. Here are the most important
ones. Be sure to read the other defini-
tions.

- Above Grade - Entirely above
grade. It is defined as space on any
level of a dwelling, which has living
area and no earth adjacent to any
exterior wall. Any space which is
ground level and up is considered as
above grade. (1st, 2nd, 3rd levels,
etc.).

- Below Grade - Defined as space
on any level, which has living area
(finished, partially finished, unfin-
ished, garage, etc.), is accessible by
interior stairs, and has earth adjacent
to any exterior wall. If earth is adja-
cent to any portion of any wall, the
entire level is considered as below
grade {or lower level).

Per ANSI: No statement of a
dwelling's finished living area should
be reported without the distinct sepa-
ration of above and below grade
areas.

-  Finished Space - All space con-
sidered as finished square footage
should be derived using exterior mea-
surements. The enclosed area of a
house that is intended for human
occupancy; and further defined as
space that is suitable for year-round
occupancy, heated and cooled by a
central, permanently installed system 

(Editor's note: depending on geo-
graphic regions in 2021 Update); and
embodies walls, floors, and ceilings
which are similar to the rest of the
house.

Review: Measuring Square Footage with ANSI 2021: Home
Measurement Textbook By Hamp Thomas Jan. 9, 2022



6. Pictures, Comparisons and MLS
Page 46 

Discussion of MLS issues and
exterior siding differences.

7. ANSI Disclosure Examples Page
47. 

Read this. It significantly
expands the limited information in
the 16-page ANSI document.

Too many appraisers include simple
disclosure statements similar to the
following: "Dwelling measurements
created by onsite calculations and
based on the ANSI Measurement
Standard." 

This really means they have NOT
read the ANSI standards and do not
know the rules of disclosure required
by ANSI. ANSI is very clear about
the rules of disclosure. 

Illustrations: Correct and incorrect
examples: (Page 50)

"Measurements for heated, finished
space are based on exterior dimen-
sions on all levels and follow the
ANSI guidelines." This was copied
from a recent appraisal report and is
typical statement in disclosing ANSI. 

It is NOT a complete disclosure per
ANSI requirements.

Example from ANSI Standard:
"An example of a Statement of
Finished Square Footage of a
detached single-family house with
basement follows:"

"A 28.2 x 42.5 ft. two-story
detached single-family house with
2,201 above-grade finished square
feet and 807 below-grade finished
square feet, plus 96 above-grade
unfinished square feet in a utility
room and 392 below-grade unfinished
square feet in a basement. The first
level has a 100 sqft two-story
space. In addition, the property
includes a 240 sqft enclosed porch
and a two-car garage."
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GLA or Gross Living Area is
defined as finished space that is
"above grade" only. Gross Living
Area or GLA is NOT per the ANSI
standard, but the term used by
FNMA in the mandatory URAR
appraisal form.

-. Unfinished Space - Includes any
"partially finished" or "unfinished"
areas which are NOT included in the
main living area/space, the finished
category or "GLA" calculations, i.e.
storage areas, workshops, unfinished
framed rooms in and/or above a
garage (or other areas), which may
have wall framing in place, but does
not have flooring, walls, or a finished
ceiling installed.

3. Measurement Basics Page 11
Some good tips on rounding (Page

13) 
Here are two: 

- Five-tenths of a foot or less is
rounded down, and over five-tenths
is rounded up. (Technically, 0.499 or
less is rounded down, and 0.5 or up
is rounded up). Round (up or down)
to the nearest tenth of an inch.
- Six inches or less is rounded down.
(Technically, 0.599 or less is rounded
down, and .6 or above is rounded up.
Round (up or down) to the nearest
inch. [i.e., 4 feet and .46 tenths = 4.5
(four feet and 5 tenths of an inch); or
4 feet and .78 inches = 4 feet and 8
inches] 

Editor’s Note: not in ANSI. From
Hamp book. 

4. The ANSI Update - Two of the
Seven Changes - Page 14

Change #2: Stairs to Nowhere
ANSI 2013 - "Finished stairs suit-

able for year-round use ascending to
an unfinished upper area are included
in the square footage calculation."

ANSI 2021 - "Finished stairs suit-
able for year-round use ascending to
an unfinished upper area are included
in the square footage calculation (of
the floor from which they descend)."

Example: You have a staircase
leading from a second level to a third
level. The third level is an unfinished
attic, but the staircase is finished. You
do NOT take that staircase out of the
second level and it is also included
within the finished living area for the
third level.

Change #5 Finished area and
finished square footage are two
separate things.

ANSI 2021: Finished area: an
enclosed area in a house that is suit-
able for year-round use based upon
its geographic region, embodying
walls, floors, and ceilings that are
similar to the rest of the house.

ANSI 2021: The finished square
footage in detached single-family
houses is the sum of finished areas
on each level measured at floor level
to the exterior finished surface of the
outside walls.

This is mainly a house-keeping
issue, but it does help to clarify these
terms and focus on the main report-
ing term with the standard, "finished
square footage." 

Make sure you understand the term
ANSI uses is finished square footage
and the term GLA is a Fannie Mae
term.

5. Definitions and Descriptions Page
19

Unfortunately, there is no Table of
Contents for this long section.
Choose what you need. 

Generic definitions are not from
ANSI but are related to ANSI, such
as condominiums and tandem
garages. 

Includes illustrations on stairs, bay
windows, dormers, wall construction,
circular stairs, finished areas, and
other topics. 
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8. Illustrations Page 54
Unfortunately, there is no Table of

Contents for this long section.
Choose what you need.

This section has many illustra-
tions, including sketches, measure-
ments, calculations, etc. Many exam-
ples, including finished office, bay
windows, porches, detached unfin-
ished, stairs, two story with finished
basement, dormers, ADUs, sloping
ceilings, attached garages, etc. 

9. Square Footage Summary Form
Page 112

Note: I have not seen this any-
where else, but it is a good idea to
use it. Or make up your own form.
ANSI does not say how this required
information should be presented. 

The first part is a description of
the categories. Sample Summary
Forms start on Page 116. This is eas-
ier to read than the Declarations dis-
cussed above that are in paragraph
form.

10. Statement of Square Footage -
Disclosure Form Page 121

This form is an example of a form
done for real estate agents. Make up
your own, if you want. It includes
references to other measurement
standards such as HMS, AMS, Local
Standard, or Other, which few
appraisers use. Maybe I will call
mine Ann O'Rourke Standard if I
decide not to use the full ANSI stan-
dard for my non-lender appraisals.  

About the author
The author, Hamp Thomas, started

writing about ANSI in 2006 and has
taught many classes to appraisers and
real estate agents. He developed and
has taught ANSI for appraisers
through Appraiser Elearning since
2014.

Hamp's "mission," for over 20
years, has been trying to get home
measurement standards for appraisers
and real estate agents. He wants to get
accurate and reproducible home
square footage for appraisers and real
estate agents. He was a real estate
broker for 10 years before starting to
appraise.

Hamp teaches and writes for both
appraisers and real estate agents and
is a certified residential appraiser and
a licensed real estate broker. 

D. Hampton Thomas is a leading
expert on residential square footage
and its influence on the home valua-
tion process. Instructor, Appraiser,
Realtor, and author. Offering new
insights into real estate and appraisal
issues, studying the power of size or
square footage for over ten years. 

He is the author of over a dozen
books, two dozen videos, eight con-
tinuing education courses, and numer-
ous nationally published articles and
blogs. When it comes to the world of
residential square footage and home
values, no one knows more.

His primary website is 
www.housemeasures.com which has
information on his book and classes. 

He recently updated his book,
"Measuring Square Footage with
ANSI® 2021, paperback available on
Amazon for $29.95. 

Hamp developed his own measure-
ment standards a few years ago
American Measurement Standard:
Residential Square Footage, 83 pages,
published in 2014. It is much longer
than ANSI and does not include
including stairs on both floors among
other differences. 

He teaches ANSI classes through
www.appraiserelearning.com 

His Home Measuring Specialist
program is offered through
www.appraiserelearning. For apprais-
ers it requires taking three CE classes
and passing an exam. Many people
have taken it to become certified and
offer their measurement services. 

Consider offering this service,
which is an excellent opportunity for
trainees to make some money. When
business slows down, it is a diversifi-
cation opportunity for appraisers.    
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Editor's clarification: Hamp has
promoted the establishment of a
mandatory national measurement
standard since 2003, believing all
real estate professionals must use the
same "language" to create and com-
municate residential square footage. 

Until there is a universal agreement
on this issue, and all Realtors® are
required to be responsible for report-
ing an accurate square footage total
in MLS, all property valuations are at
risk (CMA's appraisals, AVM's, etc.).
Home buyers and sellers are at the
mercy of who determines the size
(and value) of their home. 

In a price-per-square-foot world,
one-half of this all powerful formula
is created by a hodge-podge of meth-
ods across the country. 

The real estate industry must find a
way to join the rest of the standard-
ized world.

This is a gift to appraisers 
I've been begging for this to hap-

pen for almost two decades, so those
who know me or have read much of
my work know that I am ecstatic
with this news. 

It doesn't automatically solve
square footage problems and may
even make things worse for a little
while. But, if we take this seriously
and look at it professionally, we have
been offered a Christmas Gift on a
silver platter. 

It's up to us if we choose to open
the package and enjoy the gift or
stick it back in the box and complain
it doesn't fit. I never imagined Fannie
Mae would be the one with the fore-
sight and courage to take this step. 

I always imagined the Appraisal
Standards Board or Appraisal
Foundation leading the way. But, I'll
take it from any source and celebrate

By Hamp Thomas

We've all heard the news by
now, and it has created conver-

sations across the country. My phone
and email have been burning up with
comments and questions about the
start of a mandatory standard. 

I encourage you to embrace this
history-making change. Use this as
an opportunity to get the accurate
square footage details we all need. 

The square footage details in
Public Records were never designed
or intended to be the "source" of
square footage data for the real estate
industry. 

We can make square footage infor-
mation better and more consistent as
an industry, thus creating better qual-
ity comparisons or "apples to
apples," as so many people keep say-
ing. This adopting of ANSI gives us
the chance to start the long-overdue
conversations. 

Appraisers are the square footage
experts and it's up to us to set the
example and show them how to do
this and why it matters. It matters to
every person who buys or sells a
house. 

Fannie Mae opened this door for
appraisers and it's up to us to show
we can make this work. 

We must find a way to help real
estate agents have each home in
MLS measured according to ANSI®.
They have enough responsibilities
already on their plate, and without
help, this can never happen in MLS
systems. 

All residential real estate profes-
sionals must use the same "language"
for square footage

this giant leap forward in our profes-
sionalism and consumer protection. 

Our industry has needed this step a
long time, and with all the press on
appraisals lately, this comes at a good
time when we need to establish some
trust in our ranks. This helps us catch
up with the rest of the standardized
world. 

A chance to change our image. 
Too many lenders seem to think

appraisers are form-filling robots.
They believe a software program can
basically take our place at a fraction
of the costs, and they can make more
profits from the appraisal part of the
process. Appraisals have been seen as
an industry to take control of, espe-
cially in the last five years.   

It's been a race to lower our fees
and replace us with "big data," new
measuring applications, and form-
filling robots that bring us down to
getting paid a few dollars for our sig-
nature. That "signature" is hard to
earn and keep, and it comes with a
great deal of responsibility. 

I believe that true quality apprais-
ers will always be of great value to
their clients, and there will always be
clients who truly want to know the
fair value of their collateral. 

Appraisers will never be complete-
ly replaced as long as the human ele-
ment is involved in the buying and
selling of real estate. The real estate
information system is filled with
data. 

That data has to be sorted and ana-
lyzed by someone who understands
the business and local market. It's not
like selling windows or doors or
hamburgers, where inventory is easy
to track and understand. A huge
range of influences can impact prop-
erty values, and only a local profes-
sional can understand the nuances. 

ANSI and Appraisers, Real Estate Agents 
and MLS - what it means
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We are all getting a better under-
standing of the times when the risk is
minimal and that appraisals are not
needed for every mortgage loan.
However, the majority of purchases,
especially in a volatile marketplace,
need to be properly analyzed to
ensure the value is solid. 

At the end of the day, appraisers
gather real property data and then
analyze and evaluate that data, pro-
viding that analysis so lenders can
make wise lending decisions. The
purpose of an appraisal has not
changed and will likely never
change. 

Realtors' job has been to measure
and report sq. ft. in the MLS. 
Realtors®, since 1908 provided
square footage details because they
knew in the early 1900s that public
records were designed for tax pur-
poses and were not very accurate. In
some areas, tax assessors don't go
inside the house and can't verify any
openings, making a finished square
footage count impossible. 

Sometimes we seem to think tax
assessors are the people in charge of
the so-called "official record" for
square footage. 

The fact is this is the Realtors®
job, always has been, always will be. 

Standardization is needed
Is ANSI® the absolute answer? I

don't know. But it's way better than
the one we have now. It's time to step
up and bring the real estate industry
into the age of standardization. 

A national or international mea-
surement standard measures every
component of a single-family house. 
But, once they are all joined together
for most people's single-largest life-
time investment, all bets are off, and
there is no mandatory standard. It's
time to join with the rest of the world
and offer consumers the protection
they deserve. 

Without a national mandated mea-
surement standard, buyers can pur-
chase the same house in three states,
and they all are reported with differ-
ent sizes. That is a far cry from con-
sumer protection.

www.housingtechnologies@gmail.com
www.facebook.com/HousingTechnologies

At the top of the Facebook page is
a Video review of the changes to the
ANSI square footage 2021.

Reprinted with permission. 

Editor's comments
Hamp Thomas teaches ANSI to

real estate agents. Appraisers get
comps' sq.ft. from the MLS. Accuracy
is important.  

Many real estate boards across
the country have required that agents
use ANSI measurement standards. 

At least four states require that
agents use ANSI for measuring
homes: KY, AL, AR, and NC. There
are at least three more, but I don't
have their names.

California Association of Realtors
has said that agents should not mea-
sure homes due to liability.  

Some states are "non-disclosure"
and do not have square footage in
public records. If agents don't mea-
sure, everyone will guess. Or hire
appraisers to measure. 

Other states do not allow the
assessor to enter the home. 

My MLS defaults to public records
for sq. ft. Occasionally I see
"appraiser" or "measurement" as the
source. "Proposition 13" passed in
1979 in California. The only time
there was a reappraisal was if there
were substantial improvements with
permits. Over time, the sq. ft. became
less reliable. 

I learned which neighborhoods
had accurate data and which didn't.
The records were reasonably okay in
my city, except in the "Gold Coast,"
with many large classic homes
owned by wealthier people. They
were often not accurate, typically too

low. Political pressure to reduce
assessment?

When I appraised for an assessor's
office in a rural Northern California
county, our records were not public
and were only available to the prop-
erty owner.  

When I started my appraisal busi-
ness in 1986, my county did not
release public records information. I
had to "guesstimate" the sq.ft on
comps. Only counties over a specific
population limit were legally required
to release it. I forget what the limit
was, but I think it was around a popu-
lation of 1,000,000. 

After a few years, an MAI was
elected assessor, and the data was
released to the public. But, small
rural counties did not release their
information as many residents
believed it was confidential.

It's all about the data
I first wrote about ANSI in 1994,

when "EDI" was a big topic. Fannie
and others tried to set up national
data standards. I attended some of the
meetings and was on some email dis-
cussions and notices. Some data col-
lectors in very small counties used to
go to the assessor's homes to get what
they could to be added to national
databases.

In Southern California, there were
rumors of a compiled database of
records in a large county that was not
required to make data public because
it was under the population limit. 

GSE UAD data was a significant
improvement, but the data has never
been public.

This article is a copy of Hamp’s
December 2021 newsletter. Reprinted
with permission. 



This depends on how much you
know now, including the 7

changes for 2021. 
Where do you fit in the discussion

below? Do you do it correctly now? 
Have you ever read the 16-page

ANSI Z765-2021, which was
approved in May, 2021.

What is the best way for you to
learn ANSI?

Online - any time anywhere, but
must take exams. LiveStream - ask
questions and see videos of attendees.
In person - ask questions, chat with
other attendees during lunch and
breaks. 

Prefer reading? Buy Hamp
Thomas' book. See the review in this
newsletter.  

Have you ever used ANSI? How
much do you really know about
ANSI. Do you use all or part of the
ANSI standard? 

You can take a 45 minute update
on the changes, take a 4 hour
livestream or live class, a 7 hour
online class or read Hamp's book. 

What about state appraisal boards
and MLSs?

Only one state appraisal board,
Kentucky, requires ANSI. A few oth-
ers recommend it. Around the coun-
try, some MLSs require that agents
use ANSI. Appraisers in those areas
also use ANSI. They are all using the
same standard!

Starting April 1, all appraisals for
loans being sold to Fannie must use
ANSI. I assume that Freddie will
require this as well. 

USPAP does not discuss measure-
ment methods. However, if it is a
client requirement, you need to use
ANSI.

What about the new measurement
apps using smart phones?

Maybe the days of measuring with
laser devices, fiberglass/metal tape,
etc., will go away. 

In my area, many real estate
agents use these apps to produce
information on their listings. The
apps create interior floor plans and
are much better looking than
appraisal sketches or floor plans
using appraisal software. 

I am forecasting that MLSs will
use the square footage from these
apps. 

According to Fannie, two of the
apps have agreed to use ANSI
Standards: Cubicasa and Inside
Maps. Cubicasa requires a minimum
of iPhone 12 Pro. 

You can get 2-3 free tests to see
what they are like from Cubicasa.
Prices are around $25 each. They
take some practice to use. Some
appraisers say they are suitable for
homes that are tricky to measure. I
have not tested them yet. 

There is some price resistance
from appraisers. I charge a minimum
of $750 for home appraisals. I am
looking forward to not having rose
bushes, dog poo, plants packed close
to all sides of the house, etc., inter-
fering with measuring. $25 each is
worth the price for me.  

Very wide variation in how much
appraisers really know about
correctly using ANSI 

It depends on how you were
trained (if you started appraising in
1996 or later). After licensing, most
appraisers were trained by other
appraisers, who may or may not have
correctly trained them. Many were
trained to put in "Measurements
using ANSI," but they did not know
what it meant. 

If you were a lender staff 
appraiser, your supervisor may have
trained you in ANSI, if the lender
required it. 

I have never used it and never
heard much about it where I work
(San Francisco Bay Area). I started
my fee appraisal business in 1986.
ANSI was approved in 1996. 

In contrast, the MLS requires
ANSI in Seattle and all appraisers
there use ANSI. 

Unfortunately, many appraisers I
spoke with said they used ANSI, but
they did not have a copy of the 2021
ANSI, did not know about the
changes, and often put above and
below grade finished square footage
into the GLA line on the Fannie
forms. Some had disclosures
(required by ANSI). Others measured
to the nearest half-foot. 

I have spoken with appraisers who
have been using ANSI since 1996.
They were usually taught to use
ANSI by the person who trained
them. 

One appraiser worked for
Washington Mutual, which had their
own measurement standards before
ANSI. Maybe other lenders had them
also. The appraiser started using
ANSI when he was a fee appraiser. 
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What do you want/need to know about ANSI?
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From an experienced instructor
who has been teaching ANSI for
many years: 

“Based on my experience teaching
over 500 appraisers most “claim”
they already know ANSI and adhere
to it.  This is obviously not true and
it is discovered halfway through
class that very few even understand
ANSI.”  

”I cannot speak for Fannie Mae,
but they already have rules around
above- and below-grade space in the
Selling Guide (and appraisers refuse
to follow the guidance) and this is
just a formal adoption to ensure
adherence.” 

How much hassle is ANSI?
The hassles will be nothing com-

pared to UAD. ANSI only affects a
few lines on the form. 

I keep hearing appraisers saying it
will be a lot more time, but I don't
anticipate this myself. I will measure
to the tenth of a foot and will use the
5 ft. requirement for sloped ceilings.

If you work for AMCs and most
lenders, you will be required to use
ANSI on Fannie forms. There will
probably be many issues with under-
writers, reviewers (human and com-
puter software), etc. Borrowers who
see their appraisals will be confused. 

The issue will be where on the
form you put above and below grade
finished square footage that are oth-
erwise ANSI conforming. Plus, for
example, non-ANSI conforming
areas of the house that are below 7
ft. ceiling height. If the market con-
siders them the same as the ANSI-
conforming above-grade square
footage this can be a problem.  

We should have always been dis-
closing how we measured. I did not.
Big Mistake. 

The lack of a widely adopted stan-
dard for home measurement is a sig-
nificant problem for appraisers and
real estate agents. Very high liability
- among the top two reasons for
appraiser lawsuits. 

Have lenders been complaining
about appraisers using ANSI?

Appraises are worried about a lot
of hassles from lenders and AMCs. 

None of the appraisers I spoke
with, who have been using ANSI
correctly for a long time, said a
lender ever asked a question. 

What if you don't do any lender
work?

I have not done any since 2005
and don't use Fannie forms. But, I
have started measuring using ANSI
(tenth of a foot) and include a
detailed disclosure of how I mea-
sured. I am not sure if I will use their
method of determining below grade
and other requirements.

If you are testifying in court or
have a complaint against you at the
state board, you will be asked how
you measured the house. It MUST be
in your appraisal report. 

You will need to discuss, in detail,
how you measured. We all should
have been doing this for decades. 

USPAP does not require it, but
your peers will be doing it.  

Fannie will be checking you
Fannie has data from millions of

appraisals in their computers. They
will be able to check if you are doing
ANSI the way they want it to be done
on their forms. I have heard they will
start "enforcing" it in 6 months. 

Note: How you do your appraisal
report is a Fannie requirement, not an
ANSI requirement.
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Available classes as of late
February 2022. 

There is definitely a shortage of
available classes. 

I have taken all the ANSI classes 
available except the in-person ANSI
Road Show class. 

Some course providers are updating
their 2013 classes (The last time
ANSI was updated.) Others have
developed new classes.  

Most classes now are live stream as
they are easier to get approved. 

But, getting approvals from each
state is taking a lot of time for live
and online classes. Hopefully, some
will be approved soon. 

There is only one 7 hour class
approved online now and one
approved 4 hour live in-person class
(Appraiser Elearning Road Show). 

ANSI was updated in May, 2021,
but few course providers updated
their 2013 classes and obtained
approval for online or live classes
until recently. 

What's the best class for you?
How many hours in a class do you

need for ANSI?
4 hours is enough time to cover

ANSI. The only online class is 7
hours. The 4 hour classes are filling
up fast. Taking the 7 hour class will
work if you need an online class. It is
an update of the 2013 class and
includes the 7 changes since 2013. 

Appraiser Elearning classes and
webinars-how to get info 

Go to www.appraiserelearning.com 
and click on the appropriate link at
the top of the page.

They have been teaching ANSI for
many years. 

Livestream classes
I took both of these classes a week

apart. It was the first time I have ever
done this, but it worked out well for
this article. 

Appraiser Elearning Livestream
Measuring with ANSI & the 2021

ANSI Update. 4 hour CE $99.95
March and April. 

I took the class on January 27 and
highly recommend it. 

Hamp Thomas (aka Mr. ANSI) is
an excellent instructor and course
developer. Hamp has been writing
and teaching about ANSI for close to
20 years and has developed two alter-
nate Standards. 

The class went smoothly with
some interaction with about 123
attendees. Class participation was by
questions in the chatbox which the
instructor answered. Some appraisers
spoke up, similar to a live class. 

There are 354 pages of slides
(PDF) you will receive the next day,
so you don't have to get a hand cramp
trying to write it all down!! Hamp has
been teaching this for many years and
has lots of illustrations.   

Bryan Reynolds is also an instruc-
tor in this class. He too  has taught
ANSI for many years. 

The first hour is introductory and
discusses why a measurement stan-
dard is needed for appraisers, agents,
and the MLS. 

McKissock Livestream
Measuring 1-4 Unit Residential

Properties-with ANSI Z765 Standard.
$84.99 4 hours CE. March and April
sessions are available. I took this
class on February 7. The online ver-
sion is waiting for state approval.

Per the course developer: About 3
hours is dedicated to ANSI. There is a
one hour introductory section includ-
ing measurement "best practices,"
which can be applied to the ANSI part

of the course.  
The class title is not very descrip-

tive of what is covered and only
included a few minutes of 2-4 units. I
don't think the 7 changes for 2021
were discussed and I could not find
any references in the slides. 

Presentation materials were 54 text
slides, with copies available to atten-
dees after the class. The slides were
mostly text with some photos and
other illustrations.

Class participation was by ques-
tions in the chatbox which the instruc-
tor answered. Periodic "poll" ques-
tions were asked, and attendees
responded in the chatbox. About 51
attendees.

To sign up:
Go to www.McKissock.com
1. Click on Appraisal, then CE
Livestream
2. Click on State, then Continue
3. Search the list (control-F keys) and
search for ANSI

In person classes
Appraiser Elearning - live, in
person ANSI Road Show 

Live, in person, ANSI Road Show 
4 hour $199.95 Traveling to different
states for live, in person 4-hour CE
class. Lunch included. 

Afternoon is for Q and A with
instructors and others who zoom in.
Go to www.AppraiserElearning.com
and look for ANSI in the list across
the top of the page.

Note: A 7 hour updated live class
has been taught in Arizona and
California by John Dingeman through
local appraisal groups. I don't know if
many more will be taught. 

Review of available ANSI classes and webinars
Editor’s note: Online and live in-
person classes are waiting for
approvals. New classes may be
added. More webinars are expect-
ed. For the latest news go to
www.appraisaltoday.com/ANSI
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Webinar Policy Update – Desktops
and ANSI Square Footage
Calculation Feb 21, 2022

Watch this 90 minute 
webinar!

Lyle Radke started the webinar
with an overview. The appraiser 
panelists provided some tough ques-
tions on both ANSI and the new
Desktops. 

This session provided an overview
of the key elements of upcoming
changes to desktop appraisal assign-
ments and new square footage mea-
surement requirements.

This was the first time I learned
much about the new Desktops with
interior floor plans. Looks like they
will have a slow adoption with
lenders, which did not like the Covid
desktops. 

When the loan app is processed by
DU, lenders may have these as an
option. Limited to single family
homes, owner occupied, principal 
residence, 90% or more LTV. 

It was not clear who orders the
interior floor plans using apps. Since
they are sales, I assume many will be
ordered by real estate agents. Good
discussion about Extraordinary
Assmptions on the floor plans. 

Panelists:
- Lyle Radke, Senior Director,
Collateral Policy, Fannie Mae
- Allen Gardiner, MAI, SRA, Owner,
Gardiner-Ray Real Estate Appraisal
and Consulting
- Dawn Molitor-Gennrich, SRA, AI-
RRS, President, Molitor-Gennrich
Consulting
- Mark Verrett, SRA, Chief
Innovation Officer, Accurity
Consolidated

The webinar is recorded and avail-
able  on the Appraisal Institute's
youtube channel 
www.youtube.com/c/AINational/videos 

2021 ANSI changes. The first part is
introductory and discusses related
topics that are non-ANSI specific. 

The required exams are well done
with no "tricky" questions and help
you remember key points. 

Be sure to select the "multimedia"
version.  

To sign up, google the class name.

Appraiser Elearning
Update video class (No CE)

The ANSI® 2021 Update with
Hamp Thomas 45 minute video of the
2021 changes $49.95. Good class if
you already use ANSI (and know
what is in the 2021 ANSI document).
Included for free if you take the 7-
hour class above. Google the exact
title. 
==========================

Webinars
The Appraisal Report Webinar -
Fannie Mae Answers Your
Questions About ANSI 

One hour and 10 minutes. Lyle
Radke Senior Director of Collateral
Policy at Fannie Mae, on February
28. To watch, go to
www.youtube.com and search for
Appraiser Elearning. Recorded so you
can watch it. Worth viewing.

To watch, copy and paste the full
title and Google it.

The Appraisal Report Webinar -
Fannie Mae and ANSI
December 21, 2021 

One hour and 23 minutes. I
watched this a week after receiving
the Fannie ANSI announcement on
December 15. My first reaction was
ANSI was not a good idea. I had
never used ANSI. 

After listening to this webinar, I
completely changed to using ANSI
measurement. Bryan Reynolds, Hamp
Thomas, and John Dingeman were
the speakers. All have taught ANSI
classes.    To watch, copy and paste
the entire title into google

Online Classes
Appraisal Institute (new 2-21-22)
Very good class!!

Measure It Right! – Using the ANSI
Z765-2021 Standard for Residential
Properties 4 hours online $80 AI
members Non-members $95

This class focuses on the details in
the ANSI Standards document. You
must have a copy ($25) of the ANSI
Standards from 
www.homeinnovation.com

Topics:
Recognize the purpose behind the

creation of the Z765-2021
Measurement Standard.

Identify and apply key components
of the Z765-2021 Standard.

Apply measurement techniques and
analyze measurement results through
real world examples.

Identify causes that may lead to
measurement errors.

Compare and contrast the Z765-
2021 Standard protocol with other
measuring methods.

Byron Miller, one of the course
authors, was on the Consensus com-
mittee for the 2021 ANSI standards.
The other author, Craig Harrington,
has many years of course develop-
ment. 

The course material was compre-
hensive with some illustrations but
only one video. 

The material is very detailed. Many
short exams are required with some
“tricky” questions. 

On the plus side, this is the first
class I have taken with  a section of
good tips on avoiding measurement
errors. This was in the 2013 version
of the class also.

To register, google the full class
name. 

Appraiser Elearning 7 hours Online
CE $119

ANSI, Home Measurements, & the
Power of Price-Per-Square
Foot_Z765-2021

The class includes information on
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By Ryan Lundquist

Here are some things to consider:

The Short Version:

- A lack of permits causes uncertain-
ty in real estate
- Buyers usually expect a price dis-
count
- Appraisers need to think through
many issues when there aren't per-
mits.
- Many appraisers are likely to use
the original footprint when choosing
comps (instead of blindly lumping in
the extra space).
- This is a complicated issue.

MBA Loan Volume Application Index – 1/16 to 2/22
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The Longer Version:

1) Uncertainty: 
Whenever a home has a substantial

non-permitted addition, it's like infus-
ing the property with uncertainty.
What I mean is every time a person
does a refinance or sells, the lack of
permits might not be seen the same
way by buyers, lenders, real estate
agents, and appraisers. 

So just because it sold without any
problems in the past doesn't mean it
will sell without hiccups in the future.
In short, people who buy homes like
this need to understand they're signing
up for a future of uncertain escrows.

2) Expectation of a discount: 
My sense is most buyers are going

to expect a price discount when there
are no permits. I know, thanks Captain
Obvious. Granted, in some areas, a
lack of permits might be normal, but
in other places or price ranges, a lack
of permits can be a huge deal. 

If a house was increased from 1,300
sq. ft. to 2,300 sq. ft. without permits,
that's a 77% change in size. I'd say

that's no small matter for mar-
ketability, so buyers aren't likely to
be okay with paying full price. On
top of this, some lenders might not
want to touch the property. 

Anyway, I'd expect to see buyers
wanting a discount. Still, technical-
ly I'm open to seeing otherwise
because my job is to be objective
rather than impose a rule that says,
"Buyers will always pay less in this
situation."

3) Nuts and bolts: 
Appraisers must ask whether an

addition is legal based on zoning. 
If it's flat-out illegal, the appraiser

isn't going to be recognizing value
(or shouldn't be). Keep in mind
sometimes lenders instruct apprais-
ers not to show value for non-per-
mitted space. 

At the same time, many lenders
ask appraisers to simply support the
value if the appraiser is assigning
value to non-permitted features. 

Lenders might say, "We're cool if

How do we value a house with a HUGE 
non-permitted addition?
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you give value to this, but support
the value with comps or data." 

4) Assuming it's no big deal: 
An appraiser could assume the

market would pay the same amount
for a 2,300 sq. ft. house compared to
a 1,300 sq. ft. house with a 1,000 sq.
ft. addition, but that's a gigantic
assumption. 

In my mind, it would be a huge lia-
bility for an appraiser to blindly
assume the market would have no
problem and just appraise it like this
was no big deal. 

There is simply too much uncer-
tainty, so appraisers aren't likely to
walk out on a limb of liability like
this without compelling data. 

In many cases, buyers will ignore
smaller-ticket items that aren't per-
mitted, but a 1,000 sq. ft. addition is
a massive issue that cannot be
ignored.

5) A starting place: 
In an ideal world, it would be best

to find comps that also have large
non-permitted additions. That would
be incredible, but fat chance of that
happening. 

So an appraiser has to decide
which course to take. Should the
appraiser choose 1,300 sq. ft. comps
or 2,300 sq. ft. comps? 

There isn't just one answer here,
but I would personally be extremely
hesitant to use 2,300 sq. ft. homes
unless there was a really good reason
to do so. 

When an addition is so large like
this, there are too many unknown
factors about the quality of work and
whether things were done right, so
I'd more likely use 1,300 sq. ft.
comps and then treat the non-permit-
ted area separately. 

In other words, I'd get a really
clear sense of what the house would
be worth at 1,300 sq. ft. and then fig-
ure out the value of the addition and
adjust for that in my report if needed. 

Yet I would be asking what 2,300

sq. ft. homes are selling for too, and I
would probably view that price level
as the very top of what a property
like this could be worth.

6) Previous sales: 
One thing I would look for is if

this property sold on the open market
in the past. 

If it sold more recently a few times
at 2,300 sq. ft. and the market
seemed to recognize this space as
square footage (despite a lack of per-
mits), that might be data for me to
consider. In that case, I might be
more tempted to choose 2,300 sq. ft.
comps while making some very
heavy disclaimers about there being
no permits. 

But if I only have one previous
sale from 2005 when lending stan-
dards were loose and lots of proper-
ties sold at inflated levels, I'd proba-
bly give very little or no weight to
that prior sale. 

The truth is we might look up pre-
vious sales and see the opposite too.
Maybe a property is huge on paper,
but that doesn't mean buyers paid a
huge price. Thus we might see proof
in previous sales that buyers didn't
consider this house on the same level
as other 2,300 sq. ft. homes. 

No matter how the market respond-
ed in the past, it doesn't mean the
market would look at the property the
same today. Moreover, what if fraud
or incompetence was involved in the
prior sales? Thus prior sales can be
valuable, but at the end of the day I
have to still make a judgment call.

7) Multiple offers: 
If this property was listed on the

open market and there were ten
offers when buyers were informed
about a lack of permits, that might
mean something. 

Offers aren't sales, but it's still data
to consider. Yet if a property has been
really attractive to buyers but it keeps
falling out of escrow because of a
substantial non-permitted addition,

that's also telling. 
Just because something is appeal-

ing and getting offers doesn't neces-
sarily mean value is there. If buyers
are struggling to close, that's proba-
bly more telling than initial offers.

8) It's a puzzle: 
Properties like this are like a 

puzzle. 
I have to look at many factors and

assemble the pieces together. So I'll
give strong weight to 1,300 sq. ft.
comps. I'll maybe use some 2,300 sq.
ft. comps and adjust down if neces-
sary. Then do my best to find some
other comps with permit issues. 

Additionally, if I get a sense of
what it would cost to permit the area,
that's at least worth considering, and
it might help me come up with some
sort of adjustment down. 

My knee-jerk reaction is to think
buyers, at the least, would deduct the
cost to get it permitted (and realisti-
cally probably more). 

Lastly, I'd interview lots of agents
and talk with appraiser colleagues,
too. This would help me sharpen my
focus, give ideas for how to approach
the property, or maybe even shed
light on comps.

It's not the appraiser's fault: I know
it's frustrating not to give a quick
solution for valuing a property like
this, but there isn't one. Let's remem-
ber the uncertainty in valuing only
exists because someone didn't get
permits.
Editor’s Note: this is a reprint , with
permission, of Ryan’s February 5,
2019 blog post. 


