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Appraisal Today newsletter 30th Anniversary 

Changes over the past 30 years 
What a wild ride it has been! 
What's coming in the future? 

 
For this 30th anniversary issue, I focus on the past, mostly the 90s, as compared to 
today. Topics include computers, appraisal forms, Internet, lenders, EDI and 
appraisal data. Also, a few forecasts from the past. See how accurate they were. 
 I had special anniversary editions in June 2012 for the 20th and June 2017 
for the 25th anniversary.  
 The most significant change, for all of us, is the Internet with smart device 
access anytime, anywhere.    
 Next month's newsletter will include two "classic" articles from the very 
distant past: "Appraising over 3,000 years ago" and "Appraising - from the Middle 
Ages to now". I ran out of space this month.  
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Significant changes in 80s and 90s 
•   Computers - 1981: first IBM PC, 1993: first digital cameras, 1996: Windows 
replaces DOS 
•   Internet - 1993: first usable web browser (Mosaic), 1995: some appraiser live 
chats on AOL and Compuserve and limited use of Internet 
•  Mortgage Lenders - 1989: FIREEA and appraiser licensing, 2009: HVCC and 
AMCs took over 
•  Appraisal forms - Early 1980s: first forms software, 1987: First URAR 
•  EDI to UAD - 1994: EDI maybe, 2011: UAD 
 
Significant changes for residential lender appraisers 
 Changes were driven by what Fannie and Freddie want and market crashes 
in 1989 and 2008. 
 Although the S&L Crisis in the late 1980s was caused by S&Ls making bad 
commercial appraisal loans, especially for development, residential appraisals 
were affected.  
 Licensing resulted in lenders looking for certified appraisers. Sometimes 
licensing was the primary, and only, criteria for appraiser selection, especially for 
AMCs.  
 After 2008, AMCs took over ordering appraisals. One licensed appraiser 
was the same as the other. Appraisers competed on fees. Prior to 2008, mass 
emailings of appraisal requests to appraisers did not occur.  
 FIRREA mandated appraiser licensing in 8/89. Licensing started in the early 
1990s. State appraisal regulators enforced requirements, including USPAP.  
 CU and UAD changed residential lender appraisal reporting significantly. 
With UAD, finally more standardized appraisal data was available for the GSEs, 
which was their goal. The new master "form" coming in 2024 will have a lot more 
UAD fields.    

The GSEs found that some adjustments were not accurate, particularly 
GLA. The GSEs focused on this. Also some GLAs were not accurate, comparing 
the GLA of appraisers who appraised the same house. Support for adjustments 
was required by the GSEs. This is still a problem as often there is no data for an 
adjustment. Or, appraisers still don't know how to do adjustments. Savvy 
appraisers don't make many adjustments.  
 
FHA changes 
• 12/94 Fee appraiser panel open to all licensed and certified appraisers with 
training. Previously you had to apply. In some areas there were limited openings. 
• 1/96 Fee panel eliminated.  
• 1/99 Passing exam required. 
• 2005 VC form eliminated. 
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• 2/08 Exam eliminated.  
 
Few changes for non-lender appraisals, both residential and commercial 
 They have not changed much since 1980s, except for USPAP required 
changes.  
 My non-lender residential appraisals have not changed, except that I quit 
making dollar adjustments about 7 years ago..  
  
Changes for commercial appraisers 
  On the business side, in the 1990s, commercial lenders started using 
appraisal ordering software, where appraisers competed on bids. Lender appraisal 
fees have been relatively low since then. Unfortunately, some appraisals were 
assigned to the lowest bidder. Of course, the borrowers preferred lower fees. 
 
What about the future? 
 Present and Past Appraisal Forecasts article at the end of this newsletter. 
Other forecasts in the article are from and 2000.   
 At the end of most of the articles are forecasts and/or what does this mean 
for you for the topics.  
 
My appraisal newsletters  
 When I researched newsletters I was advised to tell people how to make 
money. They also told me to have an opinion, to distinguish my newsletter from 
others. I had an MBA, so felt confident about writing about business topics. 
 In the early 1980s I wrote a newsletter for the Santana 22 Sailing 
Association (racing sailboats) for several years. I developed a "chatty" writing 
style, with humor, personal anecdotes, racing results, etc. I learned not to rely on 
anyone else for content. I took "bonehead" English in college after I failed the 
English entrance exam (preferred science and math classes). Never thought I 
would be earning my living writing appraisal reports and newsletters.  
 1986, started my appraisal business, doing residential and commercial 
appraisals. Later hired two trainees, an experienced appraiser and two support 
persons.  
 1988, started writing a monthly column for my local SREA chapter, focusing 
on marketing. Also wrote a column on real estate for the local newpaper for several 
years, but did not like writing for consumers.  
 1992, after about a year of research on newsletters, my first issue of this 
newsletter was in June, 1992. I did a large postal mailing a few months before 
starting and got 250 subscribers at $195 per year.  
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 I wrote about business topics, as I had an MBA. Used an outside company 
to handle subscription management. After three years, started doing it myself and 
hired an employee. I have always had a full or part time administrative employee.   
 Changes over time: 
• June, 1994. Started weekly email newsletter for hot topics. Once a month 
newsletter was not frequent enough. Had 5 subscribers. Now up to over 17,000. 
Went way up after I started my website in 1998 and appraisers could signup online. 
Previously had to have people write names and email addresses on a signup 
sheet when I was speaking and teaching seminars. 
• October, 1996. Sent the first email update to monthly newsletter subscribers 
about Fannie news to 600 subscribers. 
• June, 1998. Name changed to Appraisal Today, shorter and much easier to 
remember.  
• January, 1999. Annual subscription price dropped to $99 
• 2001-2006. Annual Appraisal Today national conference held in South San 
Francisco. 
• 2008. Went to 100% PDF monthly newsletters. My printing and 
mailing costs were eliminated. I spoke with other newsletter publishers, but they all 
did postal mailings. I was not limited to a 12-page newsletter length and I could 
keep my newsletter affordable.  I also started offering monthly and quarterly 
subscription payments.   
 As you can see below, topics for appraisers have not changed a lot since 
June 1992 
 June, 1992 Appraisal Today issue (partial contents) 
• Marketing - Put it in Writing 
• Time Management - Overcoming Procrastination 
• The Appraiser's Computer System by Mary Dum 
• News Bytes: RTC, New URAR, De-Minimus and other appraisal  
topics.  
 August, 1992 Appraisal Today issue (partial contents) 
• Using Quickbooks 
• Home office tax deductions 
• Too many appraisers? 

September issue (partial contents) 
• Independent Contractors 
• What are other firms charging 
• Do appraisers redline? 
 My income comes from paid newsletter subscriptions, which never have 
ads, and paid email ads sent to all free email newsletter subscribers. The ads help 
to support to Appraisal Today. 
 I am always available to speak with my newsletter subscribers at  
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510-484-7102 (cell)! 
======================================================== 
 

Residential appraisal forms from the 1960s to today 
 
Lender appraisal forms have been around since the 1960s. The first version of the 
URAR is from 1984. See the article below on the Green Hornet, the first appraisal 
form in the 1960s. 
  
Timeline 
 1962 - "Green Hornet", the first lender appraisal form  
 1984 - first URAR being developed 
 4-87 - First URAR effective 
 7-94 - New condo and 2-4 units forms 
 7-94 - USPAP New Classifications: Appraisals: Complete vs. Limited. 
Appraisal Reports: Self-contained, Summary and Restricted. Restricted reports 
were not to be used for lender appraisals per the ASB. Residential drivebys could 
have been considered Limited appraisals. For most residential form reports, it just 
meant stating: Complete appraisal and Summary Appraisal Report in the 
appraisal. This has been dropped.   
 August, 1995. Fannie's Form 2055, Limited One-Family Residential 
Appraisal and Summary Report, for loans through Desktop Underwriter, and not 
regular loans. In 2005, the form 2055 was changed to a driveby-only form. 
 November, 1996. Form 2065 with no adjustments only plus and minus, 
Desktop Underwriter Qualitative Analysis Appraisal Report (google the name to 
get a copy). Could be used with or without interior inspections. The Form 2065 was 
not widely used. I never completed one for a lender.  
 Why were dollar adjustments removed? Per Fannie "This approach is 
consistent with the way that buyers and sellers typically evaluate the differences 
between properties. The pilots and experiments that we evaluated comfimed that, 
when adequate comparable market data exist to develop a reliable sales 
comparison analysis, a qualitative analysis is as accurate across the board." 
 July, 1997. Fannie's Desktop Underwriter® Property Inspection Report 
(Form 2075), which required an exterior-only inspection of the subject property 
from the street by a state-licensed or state-certified appraiser without an estimate 
of market value. I did many of these back in the 90s. Google the name to get a 
copy.  
 I did many driveby reports stating that the property value had not declined in 
the 1990s when the market was stable to increasing. A local lender ordered them. 
It was a letter report.  
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 April, 1996. Revised 2055 Driveby form, replacing the 8/95 Limited 
One-Family Residential Appraisal and Summary Report (see above). This report 
required summaries of sales and listings (not details, only statistics.) The purpose 
was to disclose the research done by the appraiser. A significant problem Fannie 
observed in appraisal reports was poor comp selection. (Appraisers objected to 
including listings in the URAR report)   
 These are used for regular loans, not just loans done through Desktop 
Underwriter and are not Limited appraisals. Appraisers had been using the URAR 
for drivebys in some parts of the country. Per Fannie, "the primary purpose is to 
streamline the appraisal process and the report documentation to increase 
efficiency and reduce costs."  
 September, 1997. Form 2075, Desktop Underwriter Property Inspection 
Report. Driveby with no value. Description of the subject's exterior and any 
apparent physical or environmental problems.  

2005 - Most recent revised URAR and other forms.  
 Changed length and formatting with more blank space available for 
comments and optional Cost and Income Approaches. New 2055 driveby form.  
 April, 2009 Form 1004MC required as a result of 2008 crash, when 
appraisers were not reporting market conditions. The form results could be 
misleading and appraisers did not like to do it, but it meant that, for the first time, all 
appraisers showed market condition changes. Making declining price adjustments 
would not get you fired by a client.  
 The form was dropped by Fannie in 8/2018, but Freddie Mac, HUD/FHA, 
VA, and some individual lenders may still require the form. 
 September, 2011 - UAD effective date - not a form change. Extra 
information for some data fields in the 2005 URAR form. 
   
Forms software in 1993 and Today  
 In 1993, there were 14 companies: ACI, Appraisers Edge, Day One, 
Dynamic Computing, Formfill, MCS, Microform, Residential Appraiser (SFREP), 
Softbyte, a la mode, United Systems, Homeputer and WCA. Clickforms/Bradford 
started with Mac forms software in 1986 as Bradford and Robbins and later 
switched to Windows, but was not included in my 1993 review. 
 Per one software observer in 1993, more forms software from other 
companies was available when I started my business in 1986, but I don't have a list 
of them. 
 In my 1993 review I found that none of the programs were poor or inferior. 
None were significantly above the typical. I had expected a wider range.  
 A few vendors had copy/use protection. ACI had a hardware device. Some 
had customer name encryption. Others had no restrictions.  
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 Prices were by the number of users and forms. URAR form only varied from 
$199 to $595. Only one user with all forms varied from $395 to $3,995. Most were 
under $1,000. ACI was the most expensive. A la mode was $395. Some had 
annual support costs, from $250 to $300, which typically included upgrades.   
 Today, the main companies are ACI, SFREP, a la mode, and 
Bradford/Clickforms. I started with Dynamic Computing, but they were too slow to 
get a Windows version, so I switched to Bradford. I still use Dynamic Computing 
Windows sketch software, which I really like.  
 
Appraisal forms in the future 
 The GSEs Appraisal Modernization plan includes a new type of online form 
by 2024. No more separate appraisal forms.  
 The format will be similar to TurboTax for example, where you only fill in 
what is relevant to your tax return, such as rental property, single vs. married, etc.  
 For appraisals, you will only see what is relevant for your appraisal such as 
condo vs. SFR. Reportedly, comments sections will be included where they are 
needed. No more long comments pages.  
 Groups of appraisers and forms software vendors have been working on the 
new form. Minimal details are available. I assume the group members are not 
allowed to discuss it.  
 I have heard rumors of 20+ pages, but that probably refers to all the possible 
pages for all the existing forms, not in one appraisal. I am sure there will be much 
more UAD coding required, as the existing forms have relatively few UAD fields.  
 
======================================================== 
 
The first form: Revisiting The "Green Hornet" 

Source: George Opelka article, July 1, 2010 
 In the Fall of 1962, like many real estate appraisers, I was born into the 
appraisal profession. My father, F. Gregory Opelka, MAI, SREA, SRA logged fifty 
years of industry service between 1952 and 2002.  
 He spent 48 of those years with Fairfield Savings & Loan where he served in 
the capacity as Chief Appraiser, Executive Vice President, and director, before 
retiring in 2002. With those credentials, you can appreciate that growing up Opelka 
meant that we learned the definition of "market value" and then we learned to walk. 
 By the time that I was seven, I was tagging along on inspections with my 
Dad. I quickly realized that holding one end of the measuring tape against the 
house or peeling the positive film layer away from the negative produced from the 
Polaroid camera was a lot of fun, and while my participation didn't necessarily 
make me an integral part of the lending process, the experience introduced me to 
the fascinating tools of the trade at an early age. 
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 The next 10 summers of my life were spent attending the Annual Appraisal 
Convention hosted by the Society of Real Estate Appraisers (SREA). As kids, we 
spent most of the time at the pool, but it was at those conferences where I forged 
friendships with many of my baby boomer peers who were on vacation with Mom 
and Dad as well. Little did we know our professional fate had already been 
pre-determined! 
 It was in the early 1980s at the SREA Summer Conference where I first 
started to recognize the important role my Dad played in the development of 
standardized appraisal reporting. At the encouragement of John Cirincione, SRA, 
I'd like to share a brief but important slice of appraisal history that you probably 
won't hear or read about in any appraisal classroom or seminar. 
 In the late 1950s, my Dad taught real estate appraisal courses in the 
evenings at the Savings and Loan Institute in downtown Chicago. Through his 
teaching ventures, he was invited to serve as an appraisal consultant to the U.S. 
League of Savings and Loan Associations. Additionally, he wrote a monthly 
appraisal column for publication in the Savings and Loan News, a trade 
magazine-a division of the U.S. League.  
 As a result of an early consulting-writing assignment with the U.S. League, 
my Dad created appraisal form "#17-PRA" in 1962. 
 The appraisal report form was presented to the Appraisal Committee of the 
U.S. League for review and consideration for adoption and use by savings and 
loan associations across the United States. The form was initially presented on 
green paper with green ink strictly for marketing spin. 
 The form was approved for nation- wide members' use by the U.S. League's 
Appraisal Committee and was numbered form #17-PRA, Professional Residential 
Appraisal by the U.S. League staff. Form #17-PRA was then printed and sold by 
the Accounting Division of the U.S. League. Remember, this occurred in 1962 
(pre-personal computer), so the completion of this form was intended to be a 
handwritten field report, and submitted accordingly. 
 It wasn't until after the form was released and in production when the 
appraisal staff of the First Federal Savings and Loan Association of Indianapolis 
submitted a report critiquing the new form. This critique was published in a monthly 
professional trade magazine of the Society of Residential Appraisers. Of historical 
note, it was this local Indianapolis S&L appraisal committee that affectionately 
dubbed the new form "The Green Hornet"! 
 Ironically, the name stuck and even today, almost fifty years later, the Green 
Hornet continues to charm and identify with the residential appraisal process.  
 
The first URAR 
 Source: George Opelka article, written in 2010 
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 1984, twenty-two years after the birth of the Green Hornet, a new initiative to 
create a standard appraisal form was spearheaded by the Society of Real Estate 
Appraisers. Aside from the SREA, the Institute, Fannie Mae, Freddie Mac, FHA 
and the VA, there were a few other government agencies, and all were actively 
involved in the development of this new form. 
 The advent of the personal computer provided better tools to develop the 
successor to the Green Hornet - an appraisal form using spreadsheet-like 
software. Initially, Opelka designed the new form in Visi-Calc and then shifted to 
developing it in Lotus 1-2-3. 
 The new form committee meetings were all held at the SREA Washington 
Headquarters Offices in the Watergate Office Building. The form development, 
given changing updates from meeting to meeting, took approximately two years to 
perfect a version acceptable to the committee and all the various agencies 
represented. 
 When design was finalized and approved by the appraisal committee and 
the various organizations they represented, the form was adopted and called the 
Uniform Residential Appraisal Report… the URAR (named by Fannie Mae). 
 The URAR, like its forerunner, the Green Hornet, twenty-two years its 
senior, featured Market Data Approach to Value sections in the form, wherein 
current and local timely comparable sales were included and processed through to 
Indicated Opinions of Value. 
 
The Analytics Age of Valuation 
 Fast forward twenty-six years to 2010 and it's déjà vu all over again. Only 
this time, there is an industry collaborative effort to standardize the data within the 
appraisal report. On May 24, 2010, the Federal Housing Finance Agency 
announced an initiative by Freddie Mac and Fannie Mae to improve the 
consistency and quality of data for appraisals and other loan information.  
 According to the Uniform Mortgage Data Program Overview published by 
Fannie Mae and Freddie Mac (available at FannieMae.com or freddiemac.com), a 
Uniform Appraisal Dataset that "standardizes appraisal data definitions for a key 
subset of field on the uniform residential appraisal reports" will be available in 
September 2010. Additionally, a Uniform Collateral Data Portal for the electronic 
collection of appraisal data is currently in development. 
 As a result of these initiatives, any loans eligible for sale to Fannie Mae or 
Freddie Mac must include appraisals that conform to the standards outlined in the 
Uniform Appraisal Dataset. For loans with an application date on or after January 
1, 2011, lenders will be "required to deliver electronic appraisal data to Fannie Mae 
and Freddie Mac." In order to increase the number of data elements, the delivery 
formats will leverage the MISMO Version 3.0 industry standard. 
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 Thanks to fifty years of innovation, the appraisal report has evolved from a 
paper-driven standard to a data-driven standard. The PC revolution, the advent of 
digital cameras, the maturation of appraisal software, a little thing called the 
Internet, and an industry working in concert were all major contributors to the 
"Analytics Age of Valuation" that we are about to enter. 
 The Green Hornet may not have been designed to standardize appraisal 
data and delivery protocols, however; I believe the standard, paper-based, 
handwritten appraisal report evolved over time and served as the foundation and 
catalyst for the Analytics Age of Valuation. And while a few industry visionaries are 
of the mindset that appraisal forms disappear as a result of our newly appointed 
direction, I believe both data and forms exist side by side to insure that visibility and 
transparency remain an integral component of the valuation process. 
 
What is coming in the future? My comments today 
 Today, using the current 2005 forms is often like putting a square peg in a 
round hole. They are definitely out of date. When the master form is available in 
2024 (or later) it will make form filling much easier and eliminate numerous text 
pages of explanations. Reviewing (both computer and human) will be much easier. 
 On the minus side, the GSEs AVMs will become more accurate with the new 
form including more UADs, meaning fewer appraisers will be needed.  
 ANSI has changed square footage calculations for all lender appraisers. For 
the first time, home square footage has been standardized. Over time, fitting it on 
to the current forms will become standardized. Hopefully The new 2024 form will 
be very clear on ANSI. 
 
======================================================== 
 

Computers, Mobile Devices and Digital Cameras 
 
My personal timeline 
 1963. took first computer class using IBM punch cards and Fortran software.  
 1975. Started working at an assessor's office. Used pencils to update short 
appraisal forms and a Polaroid camera to take photo of subject. In the late 70s 
assessors office was starting to set up computer generated values using multiple 
regression analysis.   
 1979. Connected to a remote college server for multiple regression analysis 
(using SPSS) for my MBA mini-thesis (Volatility of REIT stocks). Spreadsheets 
were done in small groups using hand-held calculators with minimal features. 
Word processing was on typewriters.   
 1981. I got my first IBM PC using DOS. The cost was $5,000, paid by my 
employer. I used Lotus 1-2-3 for financial analysis. Two floppy discs: one for 
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software and one for data. Word processing was done on software on our servers. 
Printers were very large dot matrix. We used an intra-company email server. At 
home I had an acoustic coupler (using my home telephone) to send email to and 
from the server. Baud rate was about 300 or less - very, very slow, but faster than 
driving to my office.  
 1986. Some appraisers were still using typewriters for forms and narratives. 
Started my appraisal business. Purchased an IBM PC for around $3,000. Forms 
software was Dynamic Computing, a local company using DOS. Later switched to 
Bradford Software as the company took too long to develop windows software. 
DOS software was Wordperfect and Quattro Pro. Appraisals sent by UPS. No 
Internet. Communication by postal mail, phone and fax. Photos on 35mm 
cameras. I did not adopt expensive early "digital" cameras.  

1992. Purchased my first laptop and wrote my first newsletter on it. Later 
upgraded to newer desktops and  laptops.  
Today. Windows 7 PC at office (appraisals, bookkeeping, subscription 
management, etc.). Many of our services are online only. Macbook Pro at home, 
using VMware and running both PC and Mac software. I have an iPhone 12 Pro 
Max and iPad Pro. Use Bradford forms software, old Dynamic Computing Sketch 
software, Word and Excel. Almost all my appraisals are emailed PDFs.  
 Communication is mostly by email. I get few office landline phone calls now. 
I take photos on inexpensive digital cameras and don't use my $1,500 new iPhone 
- too easy to drop.  
 
Note: Some of the computer information below is from writing and speeches of 
Mary Dum and Marv Downey.  
 I indicate which sections below were from Mary and Marv. I wrote articles 
about it in my newsletters. Mary wrote and spoke about computers and appraisers 
for many years. Marv Downey was a Bay Are computer consultant for appraisers. 
He also spoke and wrote about computers, but not as frequently as Mary. 
 I was a member of REAMUG: (Real Estate Analysts Microcomputer Users 
Group), which started in 1992 and was dissolved before 2010. Mary Dum was the 
editor of the REAMUG Journal and also edited the Quarterly Byte published by the 
Appraisal Institute. She was my appraisal writing mentor. I will never forget her 
telling me to be sure to put the word appraiser at least once on every page.  
 Most REAMUG meetings were here in the Bay Area. Mary passed in 2011. I 
still miss her a lot. She lived in Berkeley, about 10 miles away. We both started 
working in labs after graduation from college. Her husband was Tom Dum, MAI. 
Mary handled the computer hardware and software. I wish she was still here so 
she could give me her 5 year (or one year) forecast. 
 



  
Page 12  June 2022 Appraisal Today 
 
 

Computer timeline Source: Mary and Marv 
 1985 Microsoft DOS to Windows. The original Windows 1 was released in 
November 1985 and was Microsoft's first true attempt at a graphical user interface 
in 16-bit. It ran on top of MS-DOS, which relied on command-line input. Windows 
95 arrived in August 1995 and had the first ever Start button and Start menu. 
 Unfortunately, Mac software was not marketed to businesses. It is superior 
to DOS and Windows. My Mac laptop runs both Mac and  Windows.  
 June, 1992. Most appraisers using DOS. Word Perfect, Quattro Pro or Lotus 
1-2-3. Windows software available for Microsoft Word and Excel (needed fast 
hardware with at least 4MB of memory). HP Laserjet was the standard printer.   
 August, 1994. No future for DOS. 10 years before, the same happened 
when CP/M operating system was replaced by DOS. Most forms software 
companies were working on Windows versions. 
 May, 1995. New computer terms: Carbon unit: People. Black Screen of 
Death, screen goes black. Legacy hardware: old and outdated.  
 May 1996. Modem: minimum V.34 with 28.8 baud transmission, around 
$130 to $250. Forecast; Windows 95 or NT is the basic business platform by the 
end of the year.  
 December 1996. Few vendors support DOS. New windows programs fill up 
an old 200MB hard drive.  
 What's happening today? My cloud storage is 650GB (expandable size - two 
computers). My 6 month old iPhone 12 Pro Max with Lidar has 512 GB storage. My 
new Macbook Pro has 64 GB RAM and 1 Terabyte of storage. My external backup 
USB drive for my laptop has 5 terabytes of storage.  
 
PDFs 
 Adobe invented PDF in the early 1990s. In 2005, Adobe published a White 
Paper on PDF use in appraisals. In 2008, my publishing business switched 100% 
to PDF for newsletters and books. There were few complaints from appraisers as 
almost all were using PDFs. 
 
Distos  
 Leica Geosystems created the first handheld laser distance measurer in 
1993. I purchased my first Disto in 2003, when I broke my ankle. I use it for interior 
measurements on commercial and residential properties. I use a fiberglass tape 
measure for the outside, and recently switched to CubiCasa.  
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The First Digital Cameras Timeline Source: Today, Ann O’Rourke 
 The first digital cameras never really took off for appraisers. Too expensive 
and tricky to use.  
• 12-93 Still video cameras from Canon. Base price of Canon RC-360, $1,400 
retail. RC-70, base list price $3,200.Video Capture Board or reader. $400 to 
$1,000 
• Black and white: Foto-man Camera at $600. 
• 11-95 Lower costs. "Consumer" Digital cameras under $1,000. Logitech 
Fotoman Pictura (most popular with appraisers) $995 retail.  
• 8-96 Appraisers who used the cameras varied around the country. Some 
appraisers used them to get set up for EDI, but few fee appraisers transmit 
appraisals. Kodak DC 40 $700 was popular with appraisers with 4MB of internal 
storage.  
• Today. Digital cameras cheap. Smartphone can be used. No problem with 
storage. Still expensive to print. Almost all appraisals are sent PDF.  
 
Online software 
 More software is on online, including. Office 365. The new Fannie appraisal 
form, coming in 2024, will be online. 
 
Mobile devices 
 I purchased an iPhone 1.0 in 2007. I needed a new cell phone and had been 
using an iPod and liked it. Now I have an iPhone 12 Pro Max. In 2010 I got the first 
iPad. Now I have an iPad Pro. 
 For most of us, our smart phones became indispensable, with access to the 
Internet, text, and phone. The number of apps exploded.   
 Appraisers could check MLS, public records, record appraisal form details 
and sketches, etc. anywhere.    
 
========================= 
2001 forecast - Appraisal technology - where will we be in five years? 
 August, 2001 Written by Mary Dum,  Note: All the writing below is an 
article written by Mary Dum, except my comments at the end: The O'Rourke 
forecast. 
 When Ann O'Rourke asked me to talk about this topic at Appraisal Tech 
2001 I readily agreed. Not until later did I stop and think about exactly what it 
involved. The more I thought, the more I wondered what I could possibly say with 
surety about such a far-reaching topic. Of course, as most speakers do, I can take 
a topic and shuffle it around to lead wherever I wanted it to go in the first place. 
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 Much of what will be happening in five years depends on factors that are not 
yet even conceived, let alone finalized. To demonstrate that, let's look at where 
office technology was five years ago and what was then being predicted for today. 
 
A look at past forecasts 
 In 1996 we thought we really had computing power: typically, what most 
appraisal offices had was one or more desktop computers with 133 MHz 
processors and 16 MB RAM. A hard drive with 3 GB capacity was considered very 
large. A 17" CRT monitor cost about $700 and a few appraisers were starting to 
use digital cameras with resolutions of 640 x 480 pixels. They cost $700 to $1,000. 
How does that sound today?  
 What did the experts predict in 1996 for the next five years? They thought 
that USB was ready to leap on the scene that year, something that didn't happen 
until Windows 98 Second Edition came out. They thought form appraisals would 
be transmitted under EDI X12 protocol which never did happen, and hardly anyone 
mentioned Acrobat pdf format which has become a de facto standard for electronic 
transmission of appraisals. No one was talking about high speed persistent 
Internet access at reasonable prices and the idea of wireless applications was so 
much cotton candy. 
 Sometime in the early 80's I attended a seminar about computer graphics. 
The speakers were famous computer scientists who worked in the rarified air of 
designing digital graphics engines. As the audience sat mesmerized the engineers 
demonstrated their wild graphics on a huge screen at the Lawrence Berkeley 
Labs, the high tech outpost on the University of California Berkeley campus. After 
the performance, for that is what it was, someone dared to ask the question we all 
wanted to hear. When would graphics like this come to desktop computers? The 
speakers thought about it. They conferred. And they gave us their best answer. We 
would surely be able to do these things ourselves in something less than 50 years. 
 We did them in two years. The graphics we saw were very primitive by 
today's standards. They formed the basis of what came next, but no one had any 
idea it would happen so quickly.  
 
The Dum Forecast 
 So - What can we go out on a limb and predict? We can look for technical 
and application extensions of some of the tools we have today, and we can expect 
some things to pass out of existence. But which are which? If I knew that I wouldn't 
be doing what I do today. 
 Nevertheless, some things seem very likely, so here goes. 
 
Speed and capacity  
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 Speed and capacity will continue to increase in all devices: desktop, laptop, 
handheld, peripherals and wireless telephony. 
 
Prices 
 Prices will continue to drop although not at the rapid rate we have seen in 
the past few years. After all, it costs something just to put these things together and 
labor is not cheap. 
 
Wireless 
 In spite of all the talk about wireless devices and applications, good wireless 
for the masses is already taking longer to develop than predicted. It will be a few 
years before critical mass is reached and we are all working wirelessly. 
  
Handheld devices 
 Handheld devices like Palms and Pocket PCs will undergo massive 
changes. Although the ones we have today do several things very well, they don't 
perform up to what is needed to engage a broad group of users.  
 
Appraiser-specific hardware and software 
 As usual, both hardware and software specifically for appraisers will lag 
behind the broader market. There aren't enough appraisers to make it feasible to 
create cutting edge  
products just for them.  
 If what you want isn't pretty much like what most people want, the market 
isn't going to create it. 
 
Data 
 Most of the data that appraisers need will be available on the Internet, 
probably on a fee-for-service basis, although some governmental and 
broadly-used products may still be free.  
 Niche market Internet products for real estate will gradually improve so that 
we will be able to depend on a consistent and reliable interface.  
 The remaining half-baked interface whims of some companies that cater to 
appraisers will finally end their days and greater standardization will be demanded 
by appraisers. 
 Significant improvements in retrieval of public records augmented by 
proprietary data should make the gathering of comparable information faster and 
more thorough, although the current frenzy about privacy concerns may continue 
to hold back progress.   
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Software suites 
 General market software suites will reach feature-saturation. In fact, that 
time may already have come. Greater ease of use and reliability are all that we can 
expect, and those are two of the most difficult items to attain.   
 
The next killer app 
 What will be the next killer app? There is a very good chance there will be no 
killer application developed in the next few years. In the past five years the Internet 
stands out as a real killer in a very broad way. If you don't believe that, think about 
how you worked five years ago and how that has changed today.  
 For appraisers, digital cameras have been killer hardware. I hear of very few 
appraisers today who don't have and don't want a digital camera. And because the 
broader community has embraced digital photography, prices have come down 
and quality has increased so that consumer digital technology may spell the end of 
recreational and business film-based cameras.  
 
==================================== 
 
The O'Rourke forecast in 2022 
 An important recent tech change is the use of smartphone apps to measure 
a house from the inside that are ANSI-aligned. They will become more accurate for 
appraisers, as more appraisers use them and inform the vendors of what they 
need. There is a very big market for floor plans for real estate listings. Hopefully, 
agents will also get ANSI complaint square footage for the MLS.    
 More software will be online, including the GSEs appraisal form in 2024.  
 Windows will be around for a long time. It is too embedded in the business 
software we all use. It was built on DOS, so it was not too hard to upgrade from 
DOS to Windows.  
 I have no idea how using mobile devices to collect data and photos to put 
directly into an appraisal will work after the new form in 2024. I am forecasting that 
the forms vendors will figure out what to do.  
 
======================================================== 
 

From EDI to UAD - Appraisal Data Standards and Data Transmission 
 
Appraisal data sources in 1986  
 In 1986, "Comp books" came out once a quarter. I still have my comp books 
starting in 1986. I don't know when they started. Starting in 1980, in my small city, 
a local broker sent (by postal mail) a weekly list of listings, pendings and sales.   
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 Public records data was spotty. In California, only larger counties had to 
release the data. I remember having to guess on square footage for comps from 
the street.  
 Access to MLS current data was limited to licensed real estate agents and 
brokers. In my area, there were multiple MLSs, with different DOS software, using 
dial-up. Now they are all in a regional MLS with licensed appraiser access.  
 In California, CMDC (California Market Data Cooperative) was started by 
Southern California lenders in the 1970s. Lenders and fee appraisers submitted 
their appraisals for the comp books. It shut down in the early 2000s. 
 The Internet changed everything. Licensing gave appraisers access to MLS. 
Public records were online in most areas. Many listings are free online. Google 
maps and street views plus many other resources are now available. There is easy 
access to Fannie, public records, regulatory and other documents.  
 
What is EDI?  
 Electronic Data Interchange is the "electronic exchange of business 
information in a standard data format". EDI standards are through ANSI, which 
approves, but does not develop, standards. ASC X12 was developed. EDI has 
been used in many industries starting in the 1970s, such as purchase orders. But, 
appraisal reports did not have standardized data. For lenders, it would speed up 
making loans. 
 I attended many of the early EDI meetings.   
 
How data was obtained from appraisal reports by GSEs and lenders before 
EDI 
 For many years, Fannie had been scanning copies of appraisals into their 
databases, but getting the data out so it could be used in databases was very 
difficult.  
 Using EDI, data in a standard format was taken from an appraisal report to 
produce a copy of the appraisal report. What was transmitted was the computer file 
of data from the form, digitized signature and photos. At the other end was a 
computer that would printout the data on the forms for review or analysis.  
 All the software used by GSEs and lenders took the appraisal data from the 
form. The receiver must have the same forms software to print a copy of the form. 
Fee appraisers did not want to buy and use multiple forms software. Also, 
transmission of sketches, plat maps, could be problematic.   
 In July, 1993 an appraisal workgroup was started at an Appraisal Institute 
National Conference. This group was combined with the MBA group into a new 
group, including people from the Appraisal Foundation, Fannie Mae, mortgage 
bankers and insurers, lenders, software forms vendors and others.  
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 Finally, Fannie started requiring UAD in September, 2011 with standardized 
data in specific fields. 
 
Timeline of EDI transmission 
 January, 1995. Issues included "pick lists" (choices on pull down menus). 
Lenders wanted fewer choices and appraisers wanted more. The URAR was 
expected to be approved in early February, 1995. Most of the volunteer labor was 
from appraisal forms vendors, Fannie and Freddie tech employees and appraisers 
trying to keep it relevant to appraisers.    
 June, 1995 Implementation guide for appraisal forms published by MBA. 
Business was slow in 1995 and many appraisers were ready to transmit their 
reports, but there was no one to transmit to. For lenders, EDI was a real hassle. I 
advised waiting and not purchasing expensive digital cameras. (See the computer 
article in this newsletter.) 
 EDI for appraisals never took off. Too complicated.   
 
Late 2013 - Final UAD implementation date. 
 Fannie finally gets standardized data directly from appraials.  
 
What does this mean for you? 
 In the past appraisers were the "data keepers". There was no Internet with 
online public records  
 Today GSEs have UAD to get appraisal data, but the data is not available to 
anyone else.  
 The new form in 2024 will have many more UAD fields giving them more 
data. 
 GSE AVMs will be more accurate. Human appraisers will be needed when 
the AVM does not work on a property and the GSEs want to reduce their risk.  
   
======================================================== 
 

Mortgage lending from the 1870s to today 
 
Prior to 1900 - Part of broader pattern in US history: Commercial credit develops 
before consumer credit. 
 Farm mortgage originating in Midwest in 1870s could be sold to a European 
investor. Non-farm mortgage market was significantly less evolved. The basic 
non-farm institution was Building and Loan Association. The market was local 
customers. Significant down-payment constraint (50 percent). Financial meltdown 
in 1890 stops this lending for awhile.  
• 1900 - 46% homeownership. Federal debt is $16.60 per person.  
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• 1913 - Federal income tax starts, including home mortgage deduction 
• 1933 - 49% of the $20 billion in outstanding mortgages is in default 
• 1934 - FHA created 
• 1938 - Fannie Mae created to purchase FHA insured loans. 
• 1960 - 60% homeownership 
• 1981 - Prime hits 18.87%, the highest ever recorded 
• 1998 - $1.47 trillion in mortgage originations, highest ever recorded 
• 2003 - $3.34 Trillion  
• 2008 - $1.77 Trillion - down almost 50% from the peak 
• 2019 - $8.3 trillion 
• 2020 - $13.6 trillion (refi boom) 
• 2021 - $2.72 trillion 
• 2022 - Who knows? Rates going up. Refis and purchases down. 
 Note: see the end of this article, and the last article in this newsletter for my 
forecast.   
 
Changes in types of lender appraisal reports over time 
 In the early 1980s, some loan officers did the appraisals for their own loans. 
This had been going on for some time. This is one of the many reasons for FIRREA 
requiring separation of the loan officer and the appraiser. 
 Types of appraisal reports used by lenders have dramatically changed over 
time. I spoke with Don Martin in 2012, an Illinois appraiser whose family founded 
an S&L (Building and Loan) in Cicero, Illinois in 1914. He was a fourth generation 
appraiser. 
 Per Don, most home loans were done by S&Ls, who knew the local 
customers and markets very well. They started as "building societies" and loaned 
their own money, so they were conservative.  
 In the early days, appraisals were just a values included in a line on a loan 
document. Later, in the 1950s and 1960s, a few lines of information was included. 
 Over 40 years ago, very brief residential reports were done by staff 
appraisers, sometimes written in pencil were the norm. Commercial lender 
appraisals were often relatively brief narratives. Appraisal fees were relatively low. 
 Now, of course we have standardized appraisal forms from the GSEs. In 
2024 shift to one form online is planned by the GSEs.  
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FIRREA - late 1980s, early 1990s  
 FIRREA required appraiser licensing and set the deminimus at $50,000, 
raised to $100,000, finally raised to $250,000 in 7/94. 
 During the FIRREA commercial appraisal "boom times" many appraisers 
complained about the heavily documented reports required by lenders. But none 
complained about the high fees for commercial appraisal reports. 
 FIRREA had minimal effect directly on residential appraisals as the 
problems were in S&L commercial appraisals, especially development loans. 
However, they were significantly affected by USPAP and state regulators and 
licensing, which were consequences of FIRREA.  
 In those days, FIRREA meant "Finally I'm A Rich Real  Estate Appraiser" for 
commercial appraisers. After the drop in volume of commercial appraisals in the 
early 1990s, FIRREA meant "Finally I'm A Retired Real Estate Appraiser". 
 Commercial appraisal fees never returned to the FIRREA days. 
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Refis drive appraisal volume 
 In the past, prior to the late 1960s or early 1970s, when the Freddie and 
Fannie were established for a secondary market, almost all residential home loans 
had prepayment clauses, so few people refinanced. Appraisal volume was much 
steadier, as it was based on the home sale market. 
 Now, few home loans have prepayment clauses. They are available, but few 
borrowers are interested. 
In contrast, most commercial loans have prepayment clauses. Thus, the 
commercial refi volume is much less. Appraisals are usually done for loan 
extensions. 
 
HVCC - appraiser independence and low fees 
 Prior to 2008, mortgage brokers had an estimated 80% share of origination 
sales. With the shift to mortgage broker originations, appraiser pressure 
dramatically increased.  
 In 2008, the market crashed due to fraudulent aggressive subprime lending. 
Lending origination shifted from mortgage brokers to other companies. 
In 2004, AMCs were about 5% of the market. A market share of 75-80% (or more) 
is estimated for today.   
 Fees dropped a lot. Since then, residential appraisal fees go up and down, 
dependent on loan volume. In the past, fees did not change much over time. 
Today, AMC fees are market driven.  
 Banks were subject to FIRREA's separation of loan officer and appraiser, 
but mortgage brokers were not.  
 Prior to the early-1980s, mortgage brokers primarily worked for hard money 
lenders and other non-bank originators and FHA loans. There was some pressure, 
but FHA had a rotating appraisal panel then, so appraiser pressure was minimal. 
 In the mid-1980s, study after study showed that mortgage brokers were "low 
cost" originators, particularly in contrast with retail bank residential loan officers. 
 The market continued to shift to mortgage broker originations when banks 
set up wholesale lending divisions, which used mortgage broker originations. 
 Timeline of HVCC 
• 2001 - Appraisers Petition protesting pressure has over 11,000 names and is 
closed to further names - already had enough. 
• 2001-2009 - many appraisers, appraisal associations, and others complained 
about the pressure. 
• Early 2007 - Florida appraiser Pamela Crowley states on her web site, 
wwww.mortgagefraudwatch.com that eAppraiseIT had been opening appraisal 
PDFs. eAppraiseIT filed a lawsuit which it later dropped. Lots of national news on 
this. 
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• May 2007 - New York attorney General Andrew Cuomo issued a subpoena to 
eAppraiseIT in his investigation of whether mortgage brokers pressured 
appraisers to inflate property values. eAppraiseIT values up to 15,000 homes a 
year in New York, per the president, Anthony Merlo Jr. 
• 3/3/08 Fannie/Cuomo agreement signed 
• 3/09 New Fannie guidelines, implementing HVCC 
• 5/1/09 HVCC effective 
• 7/1/10 Dodd Frank Wall Street Reform and Consumer Protection Act. 
• 7/10 HVCC expires, superceded by Fannie guidelines 
• 11/10 Interim Final Rule issued - includes how to set customary and reasonable 
fees 
• 4/1/11 Final Rule effective for appraisal fees and independence, supercedes 
HVCC 
 
History of FHA lending 
 The creation of the Federal Housing Administration successfully increased 
the size of the housing market. 
 During the Great Depression, the banking system failed, causing a drastic 
decrease in home loans and ownership. At this time, most home mortgages were 
short-term (three to five years), no amortization, balloon instruments at loan- 
to-value (LTV) ratios below fifty to sixty percent. The banking crisis of the 1930s 
forced all lenders to retrieve due mortgages.  
 Refinancing was not available, and many borrowers, now unemployed, were 
unable to make mortgage payments. Consequently, many homes were 
foreclosed, causing the housing market to plummet. Banks collected the loan 
collateral (foreclosed homes), but the low property values resulted in a relative lack 
of assets. Because there was little faith in the backing of the U.S. government, few 
loans were issued and few new homes were purchased. 
 In 1934 the federal banking system was restructured. The National Housing 
Act of 1934 was passed and the Federal Housing Administration was created. Its 
intent was to regulate the rate of interest and the terms of mortgages that it 
insured. 
 In 1965, the Federal Housing Administration became part of the Department 
of Housing and Urban Development (HUD).  
 FHA, along with Fannie Mae and Freddie Mac, became the source of much 
of the United States mortgage financing. 
 
A brief GSE history 
 Congress created the first GSE in 1916 with the creation of the Farm Credit 
System; it initiated GSEs in the home finance segment of the economy with the 
creation of the Federal Home Loan Banks in 1932; and it targeted education when 
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it chartered Sallie Mae in 1972 (although Congress allowed Sallie Mae to 
relinquish its government sponsorship and become a fully pri- vate institution via 
legislation in 1995). 
 The residential mortgage borrowing segment is by far the largest of the 
borrowing segments in which the GSEs operate. GSEs hold or pool approximately 
$5 trillion worth of mortgages. 
 From 1938 to 1968, the Federal National Mortgage Association (Fannie 
Mae) was the sole institution that bought mortgages from depository institutions, 
principally savings and loan associations, which encouraged more mortgage 
lending and effectively insured the value of mortgages by the US government. 
 In 1968, Fannie Mae split into a private corporation and a publicly financed 
institution.  
 To provide competition for the newly private Fannie Mae and to further 
increase the availability of funds to finance mortgages and home ownership, 
Congress then established the Federal Home Loan Mortgage Corporation 
(Freddie Mac) as a private corporation through the Emergency Home Finance Act 
of 1970. 
 The charter of Freddie Mac was essentially the same as Fannie Mae's newly 
private charter: to expand the secondary market for mortgages and mortgage 
backed securities by buying mortgages made by savings and loan associations 
and other depository institutions. 
 No one knows if Freddie and Fannie will go out of business. There are many, 
many issues to be resolved as the GSEs are heavily integrated into the mortgage 
business. 
 GSEs are heavily influenced by Washington politics, making changes even 
more difficult. 
 
UAD,  AQM and Collateral Underwriter Time Line  
 Data collection (UAD) for Fannie use in Fannie's appraisal analysis - 
adjustments, variations, etc. for data standardization. Fannie's response to the 
Great Recession and value declines.  
• 9/11 - UAD data collection begins. Previously had only done post-funding reviews 
of appraisals. 
• 7/12 - UAD testing starts. Lenders required to submit UAD data from appraisals. 
Use of UAD data to analyze appraisals focusing on data completeness and 
formatting.  
• 2013 - Fannie starts pre-funding reviewing of appraisals. 
• Late 2013 - Final UAD implementation date. 
 
AQM (Appraiser Quality Management) "Do Not Use" list.    
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There are two lists:  appraisals are no longer accepted by Fannie appraisers 
or reviews are required on 100% of the appraiser's appraisals . 
 Per Lyle Radke, Fannie Chief Appraiser, speaking at a recent conference, in 
the past year 3,000 letters were sent to appraisers. Very few were put on the Do 
Not Use list out of 30 million appraisals received by Fannie.  
 
 Collateral Underwriter was released January 26, 2015 Collateral 
Underwriter, including Risk Scores.  
 The GSEs will always need a few field appraisers for the "tough ones" where 
an AVM does not work 
 We have all had to appraise them. The home lacks an easement. There is 
an encroachment on another property. As you are driving up to the home you say 
"Oh No". It the only home in a large conforming subdivision that has been greatly 
expanded and has many custom upgrades.  
 Their AVM says its value is not very accurate. A human appraiser must goes 
out. 
 Or, it is located in a rural area with very limited comps.   
 
My forecast: What does this mean for you? What will happen in the future? 
 For decades, lenders have seen appraisals as "deal killers" and make their 
loans take longer to close.  
 The GSEs control conventional lending appraisal requirements. The current 
trend is collecting more UAD data in the 2024 form. This will allow them to further 
control appraisals and will help get their AVM more accurate. 
 The GSEs have always seen risk as very important for purchasing loans 
from lenders. In the past, collateral value was very important. AVMs did not work 
well. They needed appraisers.  
 They want information on market trends and analysis, not just a value. They 
want to know what other factors make a difference are important for risk analysis.   
 They want to have experienced appraisers at their desks analyzing the 
property. Someone does the inspection, such as hybrid appraisals and provides 
the data. Will Property Data Inspectors be as good as an appraiser with 30+ years 
of experience?   
 Also, there have been few new appraisers since 2008. As more experienced 
appraisers retire, who will replace them? 
 If you're a residential appraiser who only does lender appraisals, consider 
trying non-lender appraisals. I have been doing them since I started my business in 
1986.  
 I always tried to give preference to non-lender appraisals, as the more you 
do, the more referrals you get. About half my business is from referrals (previous 



  
Page 25  June 2022 Appraisal Today 
 
 

clients and marketing to real estate agents). The other half was from Yellow Pages 
and later my web site, starting in 1998.  
 Lending is very, very cyclical, driven by refis. Rates going down, refis go up 
and appraisers are way too busy. When rates go up, lender appraisal business 
drops way down.  
 See the graph above of mortgage originations from 1990 to now, which 
shows the wide swings. They are from the MBA stats in every monthly newsletter 
since soon after the 1992 issue. I started getting the data in 1990. 
 Appraisal Today has lots of information on marketing, fees, how they differ 
from lender appraisals, etc. 
 
A few lender appraisal options  
 Work in a rural area where you have to know a lot of people to get comp 
information. Sort of like before there were regional MLSs.  
 Get on AMC lists of who to call for the tough ones. Lenders have had these 
lists for many years and their AMC client uses a list. The lists are called Private 
Banking clients, who typically had a lot of money in their bank or the bank financed 
their real estate deals.   
 
======================================================== 
 

How the Internet changed appraising 
January 1, 1983 is considered the official birthday of the Internet. Prior to this, the 
various computer networks did not have a standard way to communicate with each 
other. 
 Research by the British computer scientist Tim Berners-Lee in 1989-90 
resulted in the World Wide Web, linking hypertext documents into an information 
system, accessible from any node on the network. 
 
My personal timeline 
 Around 1988, another appraiser showed me how to get online resources by 
typing specific commands prior to the first web browser. Using the commands was 
too much hassle for me.  
 Online access was dial-up in the early 1990s. Very slow. I remember a tech 
coming to my office to set it up. Fiber optic cables in the mid-1990s made it much 
faster, but there was no wireless. Wifi started in the early 1990s, but was not 
available in many areas.  
 Wifi Broadband access, with much higher speed, became available. Internet 
without Broadband is very slow.  
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 I started with AOL and Compuserve around 1993. Bill Gates thought the 
Internet was a threat and did not allow Compuserve to use the Internet. I ran email 
and chat groups for appraisers on both services.  
 I first used the Internet when the earliest, easy to use, web browser (Mosaic) 
was available in 1993. By 1997, it was being replaced by other web browsers.  
 I set up my first business website in 1998, and updated it in 2015.  
 Today, like everyone else, my business and personal life has changed 
because of Internet access, wifi, and smartphones. I started using iPhones in 
2007. I now have an iPhone 12 Pro Max plus two Ipads. 
Timeline of early use of online services and Internet by appraisers 
• 6/94 First free weekly email newsletter sent to 38 subscribers. 
• 3/95 Our weekly meetings on Compuserve were interesting and controversial. 
Bill Rayburn was a recent guest.  
• 5/95 AOL active appraiser message board. Recent Compuserve guest was Dick 
Sorensen, AI president.  
• 6/95 ASA and AI had a BBS. (Bulletin Board Service that you access via a phone 
line) Both were working on a website.  
• 7/95 Compuserve, Prodigy and AOL had weekly appraiser meetings. I 
moderated one of the two Compuserve meetings. I was receiving 2-5 email 
messages a day from subscribers. Cheaper than phone or fax.  
• 8/95 MBA (Mortgage Banker Association) survey (not many appraisers). 
Compuserve: 31%, AOL 17%, and Prodigy 12%. "Planning on going on Internet in 
12 months" 54% 
• 10/95 BBSs were good for specific groups. There were many active BBSs here in 
the Bay Area.  
• 5/96 Online commercial appraisal bidding - Valuation OnLine, started by George 
McCanse, MAI. In 1998, Valuation Online shut down as it was an old BBS service. 
Wells Fargo set up their own Internet-based online bidding system in 1998. I used 
it a few times, but kept getting overbid, so discontinued using it. It, or a very similar 
software, is still in use today and has resulted in declines in commercial lender 
appraisal fees since it began.  
• 5/96 Video from Appraisal Institute: the "Net" advantage: an introduction to the 
Internet and On-Line Services for the Appraiser. Shown at meetings. $55 for 
non-members.  
• 9/96 Appraiser email mailing lists: Appraisal Institute.  
• 11/96 ISPs becoming more popular than AOL and Compuserve. A July, 1996 
survey found that 48% of households were using ISPs. In January, 1996, only 30% 
used ISPs. 14% of U.S. households were online. AOL had 18% market share, with 
Compuserve at 5%. I told people that AOL was a beginner service to get started. It 
cost $9.95 a month compared with $20 per month from an ISP. 
• 11/96 Appraisal Institute starts an email chat group.    
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• 4/97 My first article on how to setup a web site.  
• 1998 Set up my first web site using Microsoft Front Page with new email 
addresses: ann@appraisaltoday.com annorourke and info and finally dropped 
compuserve email. Today, I still see many people using AOL for email.  
• 8/98 Appraisal Institute has first two online CE seminars to be taken at any time. 
10 states approved them and 8 states denied credit.  
• 5/99 Appraiser directories online. Free and fee based.  
  
E-mail: my experience 
 In the mid-1990s I used Compuserve email. For Internet email, I started with 
Eudora and began using Thunderbird in 2003, when it was first available. I never 
used Yahoo or AOL for email.  
 I have used Gmail as my interface between my ISP and email software on 
my computers, which allows sending emails to all my computers. I have never 
used a Gmail email address as I don't like the online interface. I receive many 
emails every day, mostly research for my newsletters and use 30-40 folders with 
automatic filtering. 
 
Connecting with other appraisers and getting appraisal information was 
transformed by the Internet 
 Remember when it sometimes took months before appraisers could get 
copies of Fannie Mae Guidelines and changes? There were no daily appraisal 
news sources.  
 Now, of course, if there are any Fannie changes, it is posted on the Internet 
within a few minutes. Or, you get an email from Fannie after signing up for the 
distribution list.  
 Appraiser communication with other appraisers and clients was limited to 
phone calls and postal mailings. Now we have the Internet and smart phones for 
text and calling anytime anywhere. 
 Sending printed copies of appraisals was slow and could be expensive. 
Printing color photos was expensive. Now we use PDFs.  
 Listing and sales information was limited to quarterly "comp" books for 
appraisers. Dialup connection to MLSs was not available unless you were a 
licensed real estate agent.  
 For commercial appraisers, Costar and Damar had periodic print 
publications. 
 No online public records. Used microfiche, periodically published, where 
available. Went to the courthouse to research subject and sales.  
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Telephone calls could be expensive with dial-up modems  
 Larger services such as Compuserve often had many local phone numbers 
through large band-width leased lines. If you lived in an urban area, there were 
probably local numbers. If not, it could be expensive to call. MLSs could have busy 
signals when too many members were trying to access it.  
 
Ease of use in 1994 
 To work directly on the Internet, you needed to know the basics of UNIX, an 
operating system.  I finally decided I'd wait until an online service or a software 
vendor could provide easy-to-use full access. 
  
Appraiser survey in July 1994 
 Most appraisers regularly used modems to obtain listing and property 
information, and use an online MLS services or a public records provider such as 
DAMAR.  
 Few appraisers used e-mail (available on many MLS systems). Instead, 
they searched text databases for information on software or a local toxic problem, 
asked other users to help them with software problems, or contacted a software 
vendor's BBS to download the latest update. And we're not even counting 
recreational activities, like "chat" lines and forums on sailing, gardening, etc.  
   I conducted a very un-random sample test at a REAMUG (Real Estate Analyst 
Microcomputer User Group) meeting. Attendees were appraisers interested in 
computers. Of the 27 people in the room (all but a few were appraisers), almost all 
had modems, 7 subscribed to services like Compuserve and Prodigy, but only two 
used them regularly (a computer consultant and myself).   
 When questioned later, most of those who subscribed to services didn't use 
them, but admitted that their children used them. 
 I did not find many other appraisers using online services or BBSs on a 
regular basis. It may have been because they did not know what was available. 
 
First widely available web browsers in 1993/1994 
 I did not access the Internet much until the first easy to use web browsers 
were available. 
 In 1990, both the first web server, and the first web browser, called 
WorldWideWeb (no spaces) and later renamed Nexus were available.  
 Mosaic was released in September 1993. This was the first web browser 
bringing multimedia content to non-technical users, and included images and text 
on the same page, unlike previous browser designs.  
 I have used Chrome since it first came out and Firefox as a backup.  
 
The Internet in 1999 - many appraisers using it 
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 By the fall of 1995, the Web had exploded, with the Appraisal Institute, many 
appraisal firms, and software vendors online. Search engines made it easier to find 
what you wanted. 
 I started my first website in 1998 and had been using a web browser every 
day for a while.    
 I was still surprised to hear when an appraiser didn't use the Internet, as 
there were tremendous free resources available.  More commercial appraisers 
used the Internet in 1998 than in 1997, although many were still not online. 
 
What does this mean for you? 
 Hard to believe that, not very long ago, appraisals, MLS and appraisal data 
were on paper. Online we find out within a few minutes what Fannie is up to. Or, 
who won a local election. Inexpensive genetic testing helps us find long lost 
relatives and where we came from. Email and text is very convenient. Phone calls 
can be made anywhere, any time.   
 If my wifi is down, I have Internet access on my iPhone 12 Pro Max via 
cellular service. I worry about a disaster causing no wifi or cellular access here. I 
guess I can always drive somewhere else and use my laptop in a Starbucks or 
library.  
 Broadband will become more available, especially in rural areas. It is 
becoming a utility, like phones and electricity.  
 Wifi will be faster and cost will go down as more companies offer it.   
 
======================================================== 
   

Present and Past Appraisal Forecasts   
 
Appraiser forecasts have not changed much over the years and tended to be 
negative, except for technology forecasts. Maybe appraisers are just negative.  
 
Forecast Today by Wayne Pugh, MAI 
 Technology has continued to evolve and provide real estate appraisers with 
increasing efficiencies.  In the near future, expect to have access to rich 
comparable databases and relevant economic data.  
 Tools will be available to help understand and visualize market trends and 
summary stats at the macro and micro levels.  Appraisers will be able to quickly 
select an appropriate dataset for analysis, use tools to extract supported 
adjustments from the data, and refine the adjustments with a sensitivity analysis, 
all with remarkable speed and reliability. 
 Editor’s Notes: Wayne has been writing about appraisal technology for 
many years, in Appraisal Institute publications and other places, including in this 
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newsletter. He always is looking into the future. He is the founder of Software Real 
Estate Professionals (SFREP) forms software 
 
============= 
Residential appraising Wall Street, computer nerds, donuts, and 100 year 
old appraisers - May, 2000 
By Frank Lucco, SRA 
 
Technology 
 You had better start sucking up to a nerd or geek. Improve your relationship 
with your 13 year-old son or daughter.  Allocate considerably more time on a daily 
basis to software and hardware issues.  
 The next person that you hire or outsource will not likely be an appraiser, but 
instead, a computer solution provider. You can no longer plan for what's now, you 
have to plan for what's next. You are either E or your out.  
 E-Commerce will change everything. See you at the magazine stand, in the 
computer magazine section. Real estate has been categorized for years as an 
inefficient market. As it becomes more efficient, it will challenge you personally and 
professionally.   
 You start to lose touch with family and friends as your virtual office leads to 
isolationism. Thank God you have installed voice recognition software, otherwise 
you would surely be suffering from carpal tunnel syndrome. Can you say AVM? 
 
Securitization 
 You are still peddling 1004 forms, touting the quality of your work, and 
pointing the value at the bottom of the form. Unknown to you is a fact that the 
clients have spread out their risk and are no longer as dependent on your single 
point estimate.  
 They're much more interested in future projections of neighborhood 
performance and current market trends. In short, you are selling buggy whips and 
they have the throttle down in a Ferrari. You're starting to understand the terms of 
dead, ask, spread, margin, call, and other Wall Street lingo.  
 
Globalization 
 No Web page, no E-commerce site, no orders. This is no longer your 
father's appraisal business. Ma & Pa are on the outside looking in. Appraisal 
orders are being generated from outside your city, county, state.  
 The bottom line is that your dropping the donuts off at the wrong desk.   
 
Consolidation 
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 Right size, downsized, reengineering, disintermediation, partnering, 
alliances, outsourcing, and one stop shopping are familiar lingo in today's 
marketplace. Even the biggest companies have determined they can't make it on 
their own.   
 At one time considered taboo, even competitors are forming alliances in 
order to stay afloat. That's it telling you when the bank name on your checkbook 
changes three times in one year but you never moved your account?  
 You can probably count your clients on one hand now. Five of the biggest 
national homebuilders just went together to place 20,000 new homes for sale on 
the Internet. It's one thing for your clients to consolidate, it's another thing to 
consolidate your one-appraiser office.   
 
Speed 
 Remember the days when you could deliver the report when you were 
ready? I remember when three or four weeks turnaround time on a single-family 
appraisal was okay with our clients.   Also, the days when they ordered the 
appraisal the same time they took the credit application from the borrower.  
 There's a reason when a client now calls and indicates everything else is 
done except for the appraisal. The reason is simple; they've shifted their analysis 
towards risk and away from collateral. Their ordering of an appraisal is now almost 
an afterthought.  
 Three or four weeks turned into the two weeks, turned into one week, turned 
into five calendar days, turned into three business days, and the now client 
visualizes 24 hour turnaround.  Gives you a lot of time to do match paired analysis 
doesn't it?   
 
Longevity 
 This is the best trend for you as a real estate appraiser. You are now working 
longer hours, delivering faster products, and for cheaper fees.  
 The good news is that you can make it up on volume! Because of medical 
advances and good genetics you will probably able to drag a tape measure around 
the house until you're pushing well over a hundred years old.  
 
The bottom line 
 When the business environment outside your company is changing faster 
than the environment inside your company, the end is near. 
 So stay frosty and our apologies to the meek and the world they shall not 
inherit. 
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The O'Rourke Forecast 
 
Residential appraisal forms 
 The new online form, scheduled for 2024, will transform lender appraisal 
reporting. Because it is online, the form is flexible and easily changed. Hopefully it 
won't stay the same as long as the 2005 URAR.  
 Getting information on what it will be like is difficult, as forms vendors and 
appraisers on GSE advisory committees are limited in what they can say 
publically. I will be writing an article soon on what is available about the form from 
the GSEs.   
 I predict FHA will adopt the new forms because sometimes borrowers want 
to switch from conventional for FHA or the reverse. VA will adopt the new form also 
so lending will not have online vs. old desktop forms, which are very different.  
 Long form appraisals due to many pages of disclaimers and explanations 
will go away. They do not fit well on the existing forms. Hopefully, the new form will 
have the ability to add as many comments as you want in the specific part of the 
form relating to the topic.  
 
UAD and data 
 The new form will have many new UAD fields. The GSEs eventually will 
release at least part of their data. The GSEs say it will have too much influence on 
appraisers and they don't want to release it.  
 Users of a la mode software can get data on appraisals by other appraisers 
done by using a la mode. I remember the CMDC data in California, which was 
compiled from appraisal reports.  
 
ANSI Z765 changes  
 ANSI will expand and change over time to reflect what appraisers need.  
 For now, we have the ANSI document and what Fannie says about how to 
include square footage on the current forms. This will be clarified, and made 
easier, with the new 2024 form.  
 FHA and VA will require ANSI.   
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Hopefully, more MLSs will require, or strongly encourage, the use of ANSI. 
The square footage and building sketch will be done using smartphones, which will 
become much more accurate.  
 Changing to ANSI for assessors would be very difficult, as all the homes 
need to be done, a massive task. Public records will not be the primary source for 
GLA in many MLSs. 
 
What the GSEs want to know is their risk on a buying a loan 
 The GSEs sell their loans to investors, their customers. They want to know 
their risk when purchasing the GSEs' mortgage backed securities (MBS). 
 The two main risk factors are borrowers' ability to keep making the mortgage 
payments and the value of the collateral.  
 The GSEs keep saying that collateral risk, including appraiser input, is very 
important. But with the new form there will be much more data for their AVM to be 
able to identify the value and the risk levels of home loans.  

For example, a home in a recently built subdivision is relatively easy to get 
an accurate AVM value. Or homes with valuable views or waterfront are tricky to 
value, especially when view values on nearby homes view values are different.  
 With the new form, the GSEs will have much more data to determine what 
type of report will be needed: waiver, hybrid, full appraisal, etc.  
 GSEs want to know the overall trends in value (risk) for a home. Appraisers 
need to keep up on local trends so they can tell them. Comps are the past. Listings, 
pendings, expireds, etc. are the present and the future. I don't know if, or when, the 
GSEs will set up for this by getting MLS data. If they can analyze market data, 
appraisers will be less needed.  
 
The Internet 
 The future is the Internet of Everything (IoE): the networked connection of 
people, process, data, and things. The benefit of IoE is derived from the compound 
impact of connecting people, process, data, and things, and the value this 
increased connectedness creates as "everything" comes online. 
 Broadband access will be seen as a utility, similar to water and electricity. 
This became very obvious when online learning was required during the 
pandemic. Children without home Internet, fast wifi or broadband, got farther 
behind.  
 Prices for wifi and broadband will decline. 
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Hardware and software 
 We will need faster computers with more storage for all our files and new 
software and updates. Microsoft keeps updating its operating system and dropping 
support on its older systems. I have no idea what Microsoft will do to replace 
Windows. Or if any other OS will be widely used.  
 I read almost all my books, magazines, and newsletters on my iPad. I 
sometimes review appraisal books. I always have them send me a pdf copy, which 
is much easier to read and search than a printed book.  
 Software will migrate online as Internet is more reliable and available. I still 
don't use Office 365 online as I don't trust my Internet access all the time. Most of 
my appraisal related software is desktop, including forms. But, much of the 
software I use for my publishing business is only available online, such as my web 
site, credit card charges, writing and set up for weekly newsletters and ads, etc.  
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SEE MBA LOAN GRAPH BELOW – LOAN VOLUME FOR REFIS IS 
DECLINING.  IN SOME AREAS, APPRAISAL FEES BY AMCs AND LENDERS 
ARE DECREASING DUE TO LOWER BIDDING BY APPRAISERS.  
 
MBA Loan Volume Application Index – 1/16 to 4/22  
 

200.0

700.0

1200.0

1700.0

2200.0

2700.0

1
/1

8

7
/1

8

1
/1

9

7
/1

9

1
/2

0

7
/2

0

1
/2

1

7
/2

1

1
/2

2

Market Index                          100 in 1990               

 
 
 

 

 



  
Page 36  June 2022 Appraisal Today 
 
 

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 
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 
1826 Clement Ave., Suite 203 
Alameda, CA 94501                                           
Phone: 1-800-839-0227 
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.  
 
©2022 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:ann@appraisaltoday.com

	June 2022
	Index



