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I.  Rules

    A.  Ethics:  compliance with the Uniform Standards is required when law or 

                        regulation obligates the service or the appraiser, or by agreement 

                        with the client or intended users; in addition, the person doing the 

                        appraising should comply any time he/she represents he/she is 

                        performing the service as an appraiser

          1.  Conduct


   a.  An appraiser must perform ethically and competently, impartially and


        objectively, in accordance with Uniform Standards and with any


        supplemental standards to which the appraiser has agreed.

  
   b.  An appraiser may not accommodate personal interests nor agree to the


        reporting of any predetermined opinions and conclusions nor engage in


        criminal conduct nor, in appraising, be an advocate for any party/issue.


   c.  Misleading or fraudulent action unethical


        (1)  An appraiser may not use nor communicate a misleading or 



   fraudulent report.
  


        (2)  An appraiser may not knowingly permit another to communicate a 



   misleading or fraudulent report.


   d.  Unsupported conclusions relating to any of the following are prohibited:


        (1)  Race, color, religion, national origin


        (2)  Gender, marital or familial status, age


        (3)  Handicap or receipt of public assistance

    
        (4)  Also prohibited is an unsupported conclusion that homogeneity of 



   the above characteristics is necessary to maximize value.

          2.  Management

               a.  Payment of undisclosed fees, commissions, or things of value paid for 


        procurement of an appraisal assignment is unethical.  


   b.  It is unethical for an appraiser to accept an assignment, or to have a 
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        compensation arrangement for an assignment, that is continent on any


        of the following:


         (1)  Reporting of a predetermined value


         (2)  A direction in assignment results that favors the client’s cause 


         (3)  Amount of value opinion


         (4)  Attaining a stipulated result


         (5)  Subsequent event occurring that is directly related to the 

                           appraiser’s opinions and specific to the assignment’s purpose


   c.  False advertising or false solicitation of appraisal assignments is

 
        unethical.

          3.  Confidentiality


   a.  The appraiser must protect the confidentiality of the client relationship.

               b.  The appraiser must act in good faith concerning the client’s legitimate

                    interests in regard to the use of confidential information and in   

                    communicating the results of an assignment.

               c.  The appraiser must comply with all applicable confidentiality/privacy

 
        laws and regulations.


   d.  Parties to whom the appraiser may disclose confidential information

                    (1)  Client and persons authorized by the client


        (2)  Parties authorized by due process of law


        (3)  State enforcement agencies


        (4)  Authorized peer review committee, except when such disclosure


              would violate law or regulation

         4.  Record keeping

              a.  The appraiser must prepare written records, maintaining for each 

                   assignment a workfile, documentation to back up the appraiser’s work. 
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                    (1)  Name of the client and other intended users

                    (2)  Copies of written reports and summaries of oral reports


        (3)  Other documentation to support the appraiser’s opinions and 

                           conclusions and to show compliance with the Uniform Standards   

              b.  An appraiser must retain the workfile for at least five years after 


       preparation, or at least two years after final disposition of any


       judicial proceeding in which the appraiser provided testimony


       related to the assignment, whichever period expires last.


  c.  An appraiser must have custody of his or her workfile, or make


       appropriate workfile retention, access, and retrieval arrangements


       with the party having custody of the workfile.  

        B.  Competency

        1.  Appraisers must, prior to accepting an assignment, identify the problem and

             have the knowledge and experience to complete the assignment competently.

        2.  Requirements if the appraiser lacks knowledge and/or experience and wants

              to accept the assignment 

   
   a.  Advise the client of the lack of competency before accepting the 

                     assignment.


   b.  Do what is required to complete the assignment competently.


   c.  Reveal in the appraisal report the lack of knowledge and/or experience 


        and what was done to complete the assignment competently.

   C.  Departure  

         1.  Appraisers may depart from specific requirements of the Uniform 

              Standards, but not from the binding requirements.

         2.  Requirements for the appraiser in order to invoke the Departure Rule


  a.  The appraiser concludes the assignment involving the departure is not 

       
        so limited that the assignment results would not be credible.


  b.  The appraiser advises the client of the departure(s) and will fully 

                   describe the departure(s) in the appraisal report.
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              c.  The client agrees the departure is appropriate.

         3.  Applicability of specific requirements

              a.  If a specific requirement is not applicable to an appraisal assignment, 

                   the appraisal not complying with such specific requirement would not 


       constitute a departure, since the requirement is not relevant.

              b.  If a specific requirement is applicable to an appraisal assignment but not


       necessary for a credible appraisal, departure is permitted.

     
  c.  If a specific requirement is applicable and necessary, departure is not 


       permitted.

        4.  The appraisal process

              a.  If the departure rule is invoked, the appraisal is deemed to be a 


       “limited” appraisal.

              b.  If the departure rule is not invoked, the appraisal is a “complete”

                   appraisal.

    D.  Jurisdictional exception

          1.  That portion of Uniform Standards in conflict with law or public policy of 

                a jurisdiction will be void in that jurisdiction.

          2.  The remainder of Standards not in conflict remains in force.

    E.  Supplemental standards

         1.  Standards in addition to the Uniform Standards may also apply in specific

              appraisal assignments from government agencies, government sponsored


  enterprises, or other entities that establish public policy.

         2.  The appraiser and client, that is, the party engaging the appraiser, should 

              decide whether any supplemental standards do apply.

         3.  Supplemental standards may not reduce or lessen the requirements of the

              Uniform Standards.

_____________________
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II.  Standard 1: In developing a real property appraisal, an appraiser must identify 

                           the problem to be solved and the scope of the work necessary to 

                           solve the problem, and correctly complete research and analysis 

                           necessary to produce a credible appraisal.

A.  Standards Rule 1-1:  In developing a real estate appraisal, an appraiser must:

      (binding)

      1.  Be aware of, understand, and correctly employ those recognized methods and

           techniques that are necessary to produce a credible appraisal.

      2.  Not commit a substantial error of omission or commission that significantly 

           affects the appraisal.

      3.  Not render appraisal services in a careless or negligent manner, such as by

           making a series of errors that, although individually may not significantly 

           affect the results of an appraisal,  in the aggregate affect the credibility of  

           those results.

B.  Standards Rule 1-2:  In developing a real property appraisal, an appraiser must:

      (binding)

      1.  Identify the client and other intended users.

      2.  Identify the intended use of the appraiser’s opinions and conclusions.

      3.  Identify the purpose of the assignment, including the type and definition of

           the value to be developed; and, if the value opinion to be developed is market 

           value, ascertain whether the value is to be the most probable price:

           a.  In terms of cash, or

           b.  In terms of financial arrangements equivalent to cash, or

           c.  In other precisely defined terms, and

           d.  If the opinion of value is to be based on non-market financing or financing

                with unusual conditions or incentives, the terms of such financing must be

  
    clearly identified and the appraiser’s opinion of their contributions to or

 
    negative influence on value must be developed by analysis of relevant 

                market data.

    4.  Identify the effective date of the appraiser’s opinions and conclusions.
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    5.  Identify the characteristics of the property that are relevant to the purpose and

         intended use of the appraisal, including:

        a.  Its location and physical, legal, and economic attributes.

        b.  The real property interest to be valued.

        c.  Any personal property, trade fixtures, or intangible items that are not real


 property but are included in the appraisal.

        d.  Any known easements, restrictions, encumbrances, leases, reservations,

             covenants, contracts, declarations, special assessments, ordinances, or

        
 other items of a similar nature.

        e.  Whether the subject property is a fractional interest, physical segment, or

  
  partial holding.

   6.  Identify the scope of work necessary to complete the assignment.

   7.  Identify any extraordinary assumptions necessary in the assignment.

        a.  An extraordinary assumption assumes something to be true that is not

             known for certain to be true.

        b.  Requirements for an extraordinary assumption to be used

             (1)  It is required to properly develop credible opinions and conclusions.

  
 (2)  The appraiser has a reasonable basis for the assumption.


 (3)  Use of the extraordinary assumption results in a credible analysis.

             (4)  The appraiser complies with the USPAP disclosure requirements for


        extraordinary assumptions.


        (a)  Clearly and accurately disclose any extraordinary assumption.

 
        (b)  The disclosure is required in conjunction with statements of each



   opinion or conclusion that is affected (for written reports).

   8.  Identify any hypothetical conditions necessary in the assignment   

        a.  That which is contrary to what exists, but is supposed for the purpose


 of analysis
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                b.  Requirements for a hypothetical condition to be used


         (1)  Use of the hypothetical condition is clearly required for legal 

                            purposes, for purposes of reasonable analysis, or for purposes of 

                            comparison.
    


         (2)  Use of the hypothetical condition results in a credible analysis.


         (3)  The appraiser complies with the USPAP disclosure requirements 

                            for hypothetical conditions.


               (a)  Clearly and accurately disclose any hypothetical condition.


               (b)  The disclosure is required in conjunction with statements of 

                                  each opinion or conclusion that is affected (for written reports).

    C.  Standards Rule 1-3:  When the value opinion to be developed is market value,

          (departure                  and given the identified scope of work, an appraiser  

           permitted)                 must:    

          1.  Identify and analyze the effect on use and value of existing land use 


   regulations, reasonably probable modifications of such land use 


   regulations, economic demand, the physical adaptability of the real estate,


   and market area trends.

          2.  Develop an opinion of the highest and best use of the real estate.

    D.  Standards Rule 1-4:  In developing a real property appraisal, an appraiser

          (departure
         must collect, verify, and analyze all information 

           permitted)
         applicable to the appraisal problem, given the identified




         scope of work.

          1.  When a sales comparison approach is applicable, an appraiser must 

               analyze such comparable sales data as are available to indicate a value 

               conclusion.

          2.  When a cost approach is applicable, an appraiser must:


    a.  Develop an opinion of site value by an appropriate appraisal method or


         technique.


    b.  Analyze such comparable cost data as are available to estimate the cost


         new of the improvements (if any).
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                c.  Analyze such comparable data as are available to estimate the 

                     difference between cost new and the present worth of the 

                     improvements, this difference being the accrued depreciation.

          3.  When the income approach is applicable, an appraiser must:


   a.  Analyze such rental data as are available to estimate the market rent of


        the property.


   b.  Analyze such comparable operating expense data as are available to 


        estimate the operating expenses of the property.


   c.  Analyze such comparable data as are available to estimate capitalization

       
        rates and discount rates.


   d.  Base projections of future rent and expenses on reasonably clear and 


        appropriate evidence.

         4.  When developing an opinion of the value of a leased fee estate or a leasehold


   estate, an appraiser must analyze the effect on value, if any, of the terms 


   and conditions of the lease.

         5.  An appraiser must analyze the effect on value, if any, of the assemblage of


  the various estates or component parts of a property and refrain from 


  valuing the whole solely by adding together the individual values of the 

              various estates or component parts.

         6.  An appraiser must analyze the effect on value, if any, of anticipated public 


  or private improvements, located on or off the site, to the extent that market 

      
  actions reflect such anticipated improvements as of the effective date of the

 
  appraisal.

         7.  An appraiser must analyze the effect on value of any personal property, 


  trade fixtures, or intangible items that are not real property but are 

 
  included in the appraisal.

         8.  When appraising proposed improvements, an appraiser must examine and


   have available for future examination:


   a.  Plans, specifications, or other documentation sufficient to identify the 

                    scope and character of the proposed improvements.


   b.  Evidence indicating the probable time of completion of the proposed

        
        improvements.
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                    c. Reasonably clear and appropriate evidence supporting development 

  
            costs, anticipated earnings, occupancy projections, and the 

                        anticipated competition at the time of completion.

        E.  Standards Rule 1-5:  In developing a real property appraisal of market 

 
  (binding)
             value, an appraiser must, if such information is 




 available to the appraiser in the normal course of 





 business:

              1.  Analyze all agreement of sales, options, or listings of the subject property

                   that are current as of the effective date of the appraisal.

              2.  Analyze all sales of the subject property that occurred within the three

                   years prior to the effective date of the appraisal.

        F.  Standards Rule 1-6:  In developing a real property appraisal an appraiser 


 (binding)
            must reconcile the quality and quantity of data 

                                                available and analyzed within the approaches used and 

    



reconcile the applicability or suitability of the 





approaches used to arrive at the value conclusion.

III.  Standard 2:  In reporting the results of a real property appraisal, an appraiser 



     must communicate each analysis, opinion, and conclusion in a



     manner that is not misleading

        A.  Standards Rule 2-1:  Each written or oral real property appraisal report


  (binding)                     must: 

              1.  Clearly and accurately set forth the appraisal in a manner that will not 


        be misleading.

   
  2.  Contain sufficient information to enable the intended users of the 


       appraisal to understand the report properly.


  3.  Clearly and accurately disclose any extraordinary assumption, 


        hypothetical condition, or limiting condition that directly affects the 


        appraisal and indicates its impact on value.

       B.  Standards Rule 2-2:  Each written real property appraisal report must be


 (binding)

prepared under one of the following three options and





prominently state which option is used:  Self-Contained





Appraisal Report, Summary Appraisal Report, or





Restricted Use Appraisal Report.
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 The content of the three appraisal reports must be consistent with the 

             intended use of the appraisal and, at a minimum:


 1.  State the identity of the client and any intended users, by name or type -

                  same for Self-contained and Summary and same for Restricted Use, 

 
      except there are no other intended users for Restricted Use


 2.  State the intended use of the appraisal - same for each of the three report 

                  options.

             3.  Self-Contained:  Describe the information sufficient to identify the real 

                                              estate involved in the appraisal, including the physical 

                                              and economic property characteristics relevant to the 

                                              assignment.

                  Summary:       Summarize the information sufficient to identify the real 

                                          estate involved in the appraisal, including the physical 

                                          and economic property characteristics relevant to the 

                                          assignment.

                  Restricted Use:  State information sufficient to identify the real estate 



                      involved in the appraisal.


 4.  State the real property interest appraised - same for each of the three 

                  report options.


 5.  State the purpose of the appraisal, including the type and definition of 


      value and its source - same for Self-Contained and Summary.

                  Restricted Use:  State the purpose of the appraisal, including the type of 

                                              value, and refer to the definition of value pertinent to 




          the purpose of the assignment.


 6.  State the effective date of the appraisal and the date of the report - same 


      for each of the three report options.


 7.  Self-Contained:  Describe sufficient information to disclose to the client




          and any intended users of the appraisal the scope of 




          work used to develop the appraisal.


      Summary:       Summarize sufficient information to disclose to the client 

                                          and any intended users of the appraisal the scope of the 

                                          work used to develop the appraisal.
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      Restricted use:  State the extent of the process of collecting, confirming,




          and reporting data or refer to an assignment agreement




          retained in the appraiser’s workfile that describes the




          scope of the work to be performed.

          8.  State all assumptions, hypothetical conditions, and limiting conditions


   that affected the analyses, opinions, and conclusions - same for each of the


   three report options.

          9.    Self-Contained:  Describe the information analyzed, the appraisal 




         procedures followed, and the reasoning that supports the




         analyses, opinions, and conclusions.


     Summary:       Summarize the information analyzed, the appraisal 

                                         procedures followed, and the reasoning that supports the 

                                         analyses, opinions, and conclusions.


     Restricted Use:  State the appraisal procedures followed, state the value




         opinion(s) and conclusion(s) reached, and reference the 

                                             workfile.

          10.  State the use of the real estate existing as of the date of value, and the use 

                 of the real estate reflected in the appraisal; and, when the purpose of the 

                 assignment is market value, describe (“summarize” for Summary, “state” 

                 for Restricted Use) the support and rationale for the appraiser’s opinion 

                 of the highest and best use of the real estate - same for each of the three 

                 report options

         11.  State and explain any permitted departures from specific requirements of


    Standard 1, and the reason for excluding any of the usual valuation


    approaches - same for Self-Contained and Summary.

                Restricted Use:  State and explain any permitted departures from specific




         requirements of Standard 1; state the exclusion of any of




         the usual valuation approaches; and state a prominent 

 


         use restriction that limits use of the report to the client 

 


         and warns that the appraiser’s opinions and conclusions 

  


         set forth in the report cannot be understood properly 




         without additional information in the appraiser’s 

     


         workfile.

        12.  Include a signed certification in accordance with Standards Rule 2-3 - same 


   for each of the three options.
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   C.  Standards Rule 2-3:   Each written real property appraisal report must contain 

        (binding)
         a signed certification that is similar in content to the 




         following form:

        I certify that, to the best of my knowledge and belief:

          -  The statements of fact contained in this report are true and correct.

          -  The reported analyses, opinions, and conclusions are limited only by the


  reported assumptions and limiting conditions, and are my personal, 


  impartial, and unbiased professional analyses, opinions, and conclusions. 

          -  I have no (or the specified) present or prospective interest in the property 


 that is the subject of this report, and no (or the specified) personal interest


 with respect to the parties involved.

          -  I have no bias with respect to the property that is the subject of this report 


 or to the parties involved with this assignment.

         -  My engagement in this assignment was not contingent upon developing or


 reporting predetermined results.

         -  My compensation for completing this assignment is not contingent upon the 


 development or reporting of a predetermined value or direction in value that


 favors the cause of the client, the amount of the value opinion, the 

             attainment of a stipulated result, or the occurrence of a subsequent event 

             directly related to the intended use of this appraisal.

         -  My analyses, opinions, and conclusions were developed, and this report has

             been prepared, in conformity with the Uniform Standards of Professional


 Appraisal Practice.

         -  I have (or have not) made a personal inspection of the property that is the


subject of this report.  (If more than one person signs this certification, the 

            certification must clearly specify which individuals did and which 

            individuals did not make a personal inspection of the appraised property.)   

         -  No one provided significant real property appraisal assistance to the person 

            signing this certification.  (If there are exceptions, the name of each 

            individual providing significant real property appraisal assistance must be 

            stated.)
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         An appraiser who signs any part of an appraisal report, including a letter of

         transmittal, must also sign this certification, a signed certification being an 

         integral part of an appraisal report. 

         An appraiser signing a certification accepts full responsibility for the 

         certification, assignment results, and contents of the appraisal report.

   D.  Standards Rule 2-4:  An oral real property appraisal report must, at a 

         (departure                 minimum, address the substantive matters set forth in 

          permitted)                 Standards Rule 2-2 for a Summary Appraisal Report.  

_______________________
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The following is a summary of Chapter 475, Part II, the Florida law regulating real estate appraisers.  It highlights the most important parts, but please refer to the posting of this law on our website for a full reproduction of it.  For ease of reference, we have noted after each of the headings that follow the number of the section of the law that is being summarized. 

I.  Chapter 475, Part II, 2002 Florida Statutes: Regulation of Real Estate 

    Appraisers

     A.  Definitions (475.611)

           1.  “Appraisal” or “appraisal services” are those services provided by 

                certified or licensed appraisers or registered assistant appraisers, including 

                appraisal assignments and analysis assignments.

           2.  “Appraisal report” means any written or oral analysis, opinion, or 

                conclusion issued by an appraiser relating to the nature, quality, value, or 

                utility of a specified interest in, or aspect of, identified real property, and 

                includes a report communicating an appraisal analysis, opinion, or 

                conclusion of value, regardless of title.  However, in order to be recognized 

                in a federally related transaction, an appraisal report must be written.

           3.  “Board” means the Florida Real Estate Appraisal Board.

           4.  “Department” means the Department of Business and Professional


    Regulation.

           5.  “Federally related transaction” means any real estate-related financial


    transaction which a federal financial institutions regulatory agency or the


    Resolution Trust Corporation engages in, contracts for, or regulates, and


    which requires the services of a state-licensed or state-certified appraiser.

     B.  Certification, licensure, or registration required (475.612)

           1.  A person may not use the title of certified, licensed, or registered assistant

                appraiser unless he/she is so licensed.   However, the work upon which an


    appraisal report is based may be performed by a person who is not a

 
    certified, licensed, or registered assistant appraiser if the report is 

                approved and signed by a certified or licensed appraiser.

           2.  A real estate licensee - broker, salesperson, or broker-salesperson - not 

                licensed as an appraiser may provide appraisals and appraisal services for


    compensation as long as he/she does not claim to be certified, licensed, or


    registered as an appraiser.
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     C.  Florida Real Estate Appraisal Board (475.613)

           1.  Seven members appointed by the governor for a four-year term and 

                confirmed by the senate


    a.  Four members must be in the general practice of appraising real estate 

                     for five years immediately preceding appointment.


    b.  One member must represent organizations that use appraisals for the 

                     purpose of eminent domain proceedings, financial transactions, or 

                     mortgage insurance.

                c.  Two members of the board must be representatives of the general


         public, not connected in any way with the practice of real estate 

                     appraisal, real estate brokerage, or mortgage lending.

           2.  The board has the power, through its rules, to regulate the issuance

  
    of licenses, certifications, registrations, and permits, to discipline 


    appraisers, to establish qualifications for appraiser licensure, to regulate


    approved courses, and to establish standards for real estate appraisals.

    D.  Requirements for registration, licensure, or certification (475.615)

          1.  Written, notarized application to the Department of Business and 

               Professional Regulation, accompanied by a fingerprint card and 

               appropriate fee - such application will expire in one year from the date 

               received by the department if the applicant fails to take the examination

          2.  Minimum 18 years of age and hold a high school diploma or the equivalent

          3.  Required education and experience (see below for each appraiser license


   status)

          4.  Sign a pledge to comply with the Uniform Standards of Professional


   Appraisal Practice and indicate in writing that he/she understands the


   types of misconduct for which disciplinary proceedings may be initiated    

           5.  Revocation or suspension of license in another State will be reason for


    denying an appraiser license in Florida, unless the board deems such 

                licensure in Florida will not endanger the public interest.

     E.  Education and experience requirements  (475.617)

           1.  A registered assistant appraiser must successfully complete 75 hours of 
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                approved appraisal courses,  including coverage of the Uniform Standards 

                of Professional Appraisal Practice.

           2.  Licensed appraiser


    a.  Two years of experience in real property appraising


    b.  Successful completion of 90 hours of approved appraisal courses, 


         including coverage of the Uniform Standards of Professional Appraisal 


         Practice

           3.  Certified residential appraiser


    a.   2,500 hours of experience in real property appraising obtained over a 

                      24-month period



                 b.  Successful completion of 120 hours of approved appraisal courses,


          including coverage of the Uniform Standards of Professional Appraisal


          Practice

           4.  Certified general appraiser


     a.  3,000 hours of experience in real property appraising obtained over a 

                      30-month period


     b.  Successful completion of 180 hours of approved appraisal courses,


          including coverage of the Uniform Standards of Professional Appraisal


          Practice   

      F.  Renewal of registration, license, certification (475.618)


1.  Requires renewal application and payment of proper fee


2.  Approved continuing education courses must also be completed, either

                in classroom or by distance education.

      G. Inactive status (475.619)


1.  An inactive registration, license, or certification may be renewed upon 

                 proper application, on condition of completion of continuing education 

                 requirements as prescribed by the Board.


2.  Any registration, license, or certification which has been inactive for more 

                 than four years will automatically expire.
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      H.  Corporations and partnerships ineligible for licensure or certification 

            (475.620)     

            1.  An appraiser license or certification may not be issued to a corporation,


     partnership, firm, or group.


2.  The term “state-registered assistant appraiser,” “state-licensed 

                 appraiser,” or “state-certified appraiser” may only be used to refer to an


     individual who is registered, licensed, or certified.

       I.  Registry of licensed and certified appraisers (475.621)


1.  The Department will forward to the Appraisal Subcommittee, no less than


     annually, a roster of individuals who hold a valid State license or


     certification as an appraiser.


2.  The Department will collect an annual fee from these appraisers who 

                 perform or seek to perform appraisals in federally-related transactions,


     such fee to be transmitted annually to the Federal Financial Institutions


     Examination Council.

      J.  Display and disclosure of licensure, certification, or registration (475.622)

           1.  Each registered, licensed, or certified appraiser must place adjacent to or

       
    immediately beneath his/her designated appraiser status when it is used in


    an appraisal report, contract, or other instrument in conducting real 


    property appraisal activities.

           2.  The primary or secondary supervising licensed or certified appraiser of a


    registered assistant appraiser must sign any appraisal report signed by the


    registered assistant.

     K.  Employment of registered assistant real estate appraisers (475.6221)

           1.  A registered assistant real estate appraiser must perform appraisal 

                services under the supervision of a licensed or certified appraiser 

                designated as the primary supervisor working at the same company and 

                business address.

           2.  The primary supervisor may designate additional licensed or certified


    appraisers as secondary supervisors who are in the same company at the


    same business address.                 
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            3.  The registered assistant appraiser must notify the Division of Real Estate


     of the name(s) and address of any primary and secondary supervisor and


    must notify the division within 10 days after terminating such relationship. 

      L.  Each appraiser must notify the Department in writing of all business

           addresses and must notify the Department within 10 days of any change  

           (475.623).

    M.  Discipline (475.624):  see the full text of Chapter 475, Part II.

     N.  Violations and penalties 475.626:  see the full text of Chapter 475, Part II.

     O.  Each appraiser must comply with the Uniform Standards of Professional

           Appraisal Practice (475.628)

     P.  Retention of records (475.629)

          1.  An appraiser must retain written records of appraisal assignments

               for at least five years from the date of the submission of the appraisal 

               report to the client 

          2.  If an appraisal has been involved in litigation, the records must be retained 

               for at least two years after the trial.

    Q.  Representatives of the Department may inspect an appraiser’s office during 

          all reasonable hours (475.6295)

___________________

The following is a summary of the 2002 Rules of the Florida Real Estate Appraisal Board.   It highlights subjects not covered in our summary above of Chapter 475, Part II.  Please refer to the posting of these rules on our website for a full reproduction of them.  For ease of reference, we have noted after each of the headings the rule number that is being summarized. 

II.   2002 Rules of the Florida Real Estate Appraisal Board

       A.  Florida Real Estate Appraisal Board (61J1)


 1.  Four of the total of seven members must be present at a Board meeting


      to constitute a quorum to do business.


 2.  The probable cause panel looking into violation of law or rules consists of 

                  three members, of which two constitute a quorum. 
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       B.  Equivalency education (61J1-4.002)

             1.  The criteria for approval of equivalency for courses completed by


      individuals seeking credit for pre-registration, pre-licensure-

                  pre-certification, or appraiser continuing education are the course or


      courses covered substantially the same subject matter, hours of


      attendance, hours of instruction, and completion standards as prescribed


      by the Board.


 2.  Application for past course evaluation must be accompanied by an 

                  official transcript or other documentation showing the subjects taken 

                  together with the date completed and the grade received.     

      C.  Continuing education (61J1-4.003)


1.  All registered, licensed, and certified appraisers must satisfactorily


     complete a minimum of 30 hours of 50 minutes each of appraiser 


     continuing education approved by the Board. 


2.  The continuing education requirement may be met by completion of 


     distance education, which is education where the learner is separated 

                 from the source of instruction by time and/or distance.


     a.  A student must achieve a minimum score of 80% on the course 


          examination, which may be taken at the end of the course or at


          appropriate intervals during the course.


     b.  Any student failing the course examination must repeat the course


          and pass a different examination.


3.  An appraiser may earn five classroom hours of continuing education by


     attending an entire meeting of the Board where it is considering 


     disciplinary cases, providing the appraiser is not appearing as a party to a 

                 disciplinary action ( a maximum of ten hours of the 30 required hours 

                 may be earned in this manner.       

      D.  Experience requirements (61J1-6.001)


1.  All applicants for appraiser licensure or certification must present 


     satisfactory evidence the applicant has the required experience.


2.  Licensed appraiser
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     a.  Two years of experience consisting of 2,000 hours of real property


          appraisal experience


     b.  Fee and staff appraisers must have completed a minimum of 120


          supportable and documented appraisal reports in a format generally


          acceptable to the appraisal industry.


3.  Certified residential appraiser


     a.  2,500 hours of real property appraisal experience obtained over a 


          minimum 24-month period

                 b.  Fee and staff appraisers must have completed 150 supportable and


          documented appraisal reports in a format generally acceptable to the


          appraisal industry.


4.  Certified general


      a.  3,000 hours of real property appraisal experience obtained over a 


           minimum 30-month period, of which at least 1,500 hours must be in


           non-residential (that is, not 1-4 family residential)


      b.  Fee and staff appraisers must have completed a minimum of 23


           Summary or Self-contained appraisal reports in a narrative format


           that comply with USPAP - or 12 non-residential Summary or Self-


           contained appraisal reports in a narrative format that comply with 


           USPAP and 135 non-narrative supportable and documented appraisal


           reports presented in a format generally acceptable to the appraisal


           industry.

     E.  Display and disclosure of registration, licensure, or certification designation

           (61J1-7.001)

           1.  One of the following designations must be used for registered assistant 

                appraisers:  



        “State-registered assistant real estate appraiser”
 



        “state-registered assistant r.e. appraiser”



        “state-reg. assist. r. e. appraiser”



        “state-reg. assist. r. e. appr.”



        “St.Reg.Assist.REA”

           2.  One of the following designations must be used for licensed appraisers:



         “State-licensed real estate appraiser”



         “state-licensed r. e. appraiser”
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         “state-lic. r. e. appraiser”



         “state-lic. r. e. appr.”



         “St.Lic.REA”

          3.  One of the following designations must be used for certified residential


   appraisers:



         “State-certified residential real estate appraiser”



         “state-certified residential r. e. appraiser:



         “state-certified residential appraiser”



         “state-certified res. appraiser”



         “state-cert- res. appraiser”



         “state-cert. res. appr.”



         “St.Cert.Res.REA”

          4.  One of the following designations must be used for certified general 


   appraisers:



        “State-certified general real estate appraiser”



        “state-certified general r. e. appraiser”



        “state-certified general appraiser”



        “state-certified gen. appraiser”



        “state-cert. gen. appr.”



        “St.Cert.Gen.REA”

           5.  The above designations and abbreviations may be used without regard to 

                capitalization or punctuation.  

     F.  Advertising (61J1-7.003)

           1.  All appraisers must include their designation and number for the 

                following advertising:


    a.  Newspaper, telephone yellow page, and magazine advertisements, 

 
         controlled publications printed or produced in Florida, business cards, 

        
         television and radio advertisements displaying the services of the 


         appraiser


    b.  Letterhead containing the name(s) of one or more appraisers if the 


         letter is being used for appraisal related activities.


    c.  Any other form of advertising whose purpose is to display the services


         of the appraiser

           2.  Invoices or billing statements are not considered advertising in this rule.
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     G.  Disciplinary guideline (61J1 -8):  see the full text of the 2002 rules

     H.  In disciplinary cases where the Board imposes a fine, costs, or both, such fine

           and costs must be paid within 30 days of the filing date of the final order.

_____________________
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IV.  Standard 3:  In performing an appraisal review an appraiser acting as a



     reviewer must develop and report a credible opinion as to the 



     quality of another appraiser’s work and must clearly disclose the 



     scope of work performed in the assignment.

        A.  Standards Rule 3-1:  In developing an appraisal review, the reviewer must:

              (binding)

              1.  Identify the reviewer’s client and intended users, the intended use of the

 
       reviewer’s opinions and conclusions, and the purpose of the assignment.


  2.  Identify the:

                   a.  Subject of the appraisal review assignment.

    
       b.  Date of the review.

  
       c.  Property and ownership interest appraised (if any) in the work under


            review.


       d.  Date of the work under review and the effective date of the opinion or

                        conclusion in the work under review.

                   e.  Appraiser(s) who completed the work under review, unless the 

                        identity was withheld.

              3.  Identify the scope of work to be performed.


  4.  Develop an opinion as to the completeness of the material under review, 

                   given the scope of work applicable in the assignment.

              5.  Develop an opinion as to the apparent adequacy and relevance of the 

                   data and the propriety of any adjustments to the data, given the scope of 

                   work applicable in the assignment.

              6.  Develop an opinion as to the appropriateness of the appraisal methods 

  
       and techniques used, given the scope of work applicable in the 

                   assignment, and develop the reasons for any disagreement.

              7.  Develop an opinion as to whether the analyses, opinions, and conclusions

 
       are appropriate and reasonable, given the scope of work applicable in 

                   the assignment, and develop the reasons for any disagreement.

-14-

        B.  Standards Rule 3-2:  In reporting the results of an appraisal review, the 

              (binding)                     reviewer must:

              1.  State the identity of the client, by name or type, and intended users; the 


       intended use of the assignment results; and purpose of the assignment.

              2.  State the information that must be identified in accordance with

   
       Standards Rule 3-1, #2.


  3.  State the nature, extent, and detail of the review process undertaken


       (i.e., the scope of the work), identified in accordance with Standards 

                   Rule 3-1, #3.


  4.  State the opinions, reasons, and conclusions required in Standards Rule


       3-1 ( #4-7), given the scope of work identified in compliance with 

 
       Standards Rule 3-1, #3.  Changes to support a different value must 

                   at least meet reporting requirements for a Summary Appraisal Report.


  5.  Include all known pertinent information.

              6.  Include a signed certification in accordance with Standards Rule 3-3.

       C.  Standards Rule 3-3:  Each written appraisal review report must contain a 





signed certification similar in content to the following:

                   I certify to the best of my knowledge and belief:

 
         - The facts and data reported by the reviewer and used in the review



process are true and correct.


         - The analyses, opinions, and conclusions in this review report are 



limited only by the assumptions and limiting conditions stated in this



review report, and are my personal, impartial, and unbiased 



professional analyses, opinions, and conclusions.


          - I have no (or the specified) present or prospective interest in the 


            property that is the subject of this report and no (or the specified)



personal interest with respect to the parties involved.


         - I have no bias with respect to the property that is the subject of this



report or to the parties involved with this assignment.


         - My engagement in this assignment was not contingent upon 

                       developing or reporting pre-determined results.
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         - My compensation is not contingent on an action or event resulting 



from the analyses, opinions, or conclusions in this review or from its 



use.


         - My analyses, opinions, and conclusions were developed and this 

                        review report was prepared in conformity with the Uniform 

                        Standards of Professional Appraisal Practice.


          - I have (or have not) made a personal inspection of the subject 

                        property of the work under review.  (If more than one person signs


 
this certification, the certification must clearly specify which 

                        individuals did and which individuals did not make a personal 

                        inspection of the subject property of the work under review.) 


          - No one provided significant appraisal, appraisal review, or appraisal

      

consulting assistance to the person signing this certification.  

                        (If there are exceptions, the name of each individual providing 

                        appraisal, appraisal review, or appraisal consulting assistance must 

                        be stated.)

                    A reviewer who signs any part of the appraisal review report, 

                   including a letter of transmittal, must also sign this certification, a signed 

                   certification being an integral part of an appraisal review report.


       An appraiser signing a certification accepts full responsibility for the


       certification, assignment results, contents of the appraisal review report.

       C.  Standards Rule 3-4:  An oral appraisal review report must address the 


 (departure

 substantive matters set forth in Standards Rule 3-2.
   

              permitted)

V.   Standard 4:  In developing a real property appraisal consulting assignment, an 



    appraiser must identify the problem to be solved and the scope of 



    the work necessary to solve the problem, and correctly complete the



    research and analysis necessary to produce credible results.

      A.  Standards Rule 4-1:  In performing a real property appraisal consulting 


(binding)
           assignment, an appraiser must:


1.  Be aware of, understand, and correctly employ those recognized methods

                 and techniques that are necessary to produce credible results.


2.  Not commit a substantial error of omission or commission that 

                 significantly affects the results of an appraisal consulting assignment.
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3.  Not render appraisal consulting services in a careless or negligent manner, 

                 such as by making a series of errors that, although individually might not 


     significantly affect the results, in the aggregate affect the credibility of


     those results.

    B.  Standards Rule 4-2:  In developing real property appraisal consulting 

          (binding)                     assignment results, an appraiser must:

          1.  Identify the client and other intended users.

          2.  Identify the intended use of the appraisal consulting assignment results.

          3.  Identify the purpose of the assignment, including:


   a.  A clear definition of the problem to be solved.


   b.  The definition of value applicable to an opinion of value that is a


        necessary component of an analysis supporting the appraisal consulting


        assignment results.

          4.  Identify the effective date of the appraisal consulting assignment results.

          5.  Identify the physical, legal, and economic characteristics of the property,


   properties, property type(s), or market area that are relevant to:


   a.  The purpose of the appraisal consulting assignment.


   b.  An opinion of value that is a necessary component of an analysis


        supporting the appraisal consulting assignment results.

          6.  Identify the scope of work necessary to complete the assignment, including:


   a.  The appraisal consulting methodologies to be applied, the extent of the


        data collection and analyses.

               b.  The scope of work required to:


        (1)  Ascertain the relevance, credibility, and reliability of an opinion of 

      

  value obtained from a source other than the appraiser performing 



  the appraisal consulting assignment, or


        (2)  Develop an opinion of value that is a necessary component of an



  analysis supporting the appraisal consulting assignment results, such



  value opinion being developed in accordance with Standard 1.
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          7.  Identify any extraordinary assumptions necessary in the appraisal


   consulting assignment and in developing the opinion(s) of value necessary 

                to support the appraisal consulting assignment results.

           8.  Identify any hypothetical conditions necessary in the appraisal consulting 


    assignment and in developing the opinion(s) of value necessary to support 


    the appraisal consulting assignment results.

VI.  Standard 5:  In reporting the results of a real property appraisal consulting



    assignment, an appraiser must communicate each analysis, opinion, 

                            and conclusion in a manner that is not misleading.  

       A.  Standards Rule 5-1:  Each written or oral real property appraisal consulting 

             (binding)                    report must:

             1.  Clearly and accurately set forth the appraisal consulting assignment 

                  results in a manner that will not be misleading.


 2.  Contain sufficient information to enable the intended users of the 


      appraisal consulting assignment results to understand the report 

                  properly.


 3.  Clearly and accurately disclose any extraordinary assumption, 

                  hypothetical condition, or limiting condition that directly affected the 


      appraisal consulting assignment results and indicate its impact on the 

                  final conclusion or recommendation (if any).

      B.  Standards Rule 5-2:  The content of each written real property appraisal

            (binding)
           consulting report must be consistent with the intended 

             

           use of the appraisal consulting assignment results and, 




           at a minimum:


1.  State the identity of the client and any intended users, by name or type.

            2.  State the problem to be solved.


3.  State the purpose of the appraisal consulting assignment.


4.  State information sufficient to identify the real property pertinent to the


     appraisal consulting assignment, and state the physical, legal, and 


     economic characteristics of the property, properties, property types, or 

                 market pertinent to the assignment’s purpose.
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5.  State the effective date of the appraisal consulting assignment results, the


      date of appraisal pertinent to each opinion of value used in an analysis in


      support of the appraisal consulting results, and the date of the appraisal


      consulting report.

             6.   State the overall scope of work and extent of the data collection process.


7.    State all assumptions, hypothetical conditions, and limiting conditions 

                   that affect the analyses, opinions, and conclusions.


8.    Summarize the information used in the appraisal consulting analyses, the


       appraisal consulting procedures applied, and summarize the reasoning 


       that supports the analyses, opinions, and conclusions.


9.    State the appraiser’s appraisal consulting recommendations (if any), and


       conclusions or opinions.


10.  Include a signed certification in accordance with Standards Rule 5-3.

      C.  Standards Rule 5-3:  Each written real property appraisal consulting report  

            (binding)                     must contain a signed certification that is similar in 

                                               content to the following form:


I certify that, to the best of my knowledge and belief:


 -  The statement of facts contained in this report are true and correct.


 -  The reported analyses, opinions, and conclusions are limited only by the


     reported assumptions and limiting conditions, and are my personal, 

                 impartial, and unbiased professional analyses, opinions, conclusions,


     and recommendations.


 -  I have no (or the specified) present or prospective interest in the property


    (if any) that is the subject of this report, and I have no (or the specified)


     personal interest with respect to the parties involved.


 -   I have no bias with respect to any property that is the subject of this 


     report or to the parties involved with this assignment.


 -   My engagement in this assignment was not contingent upon developing or


     reporting predetermined results. 


 -  My compensation for completing this assignment is not contingent upon 


    the development or reporting of a predetermined value or direction in 
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    value that favors the cause of the client, the amount of the value opinion, 

                the attainment of a stipulated result, or the occurrence of a subsequent 

                event directly related to the intended use of this appraisal.


 -   My analyses, opinions, and conclusions were developed, and this report 

                  has been prepared, in conformity with the Uniform Standards of 

                  Professional Appraisal Practice.


 -   I have (or have not) made a personal inspection of the property (if any)


      that is the subject of this report.  (If more than one person signs this

                  certification, the certification must clearly specify which individuals did 

                  and which individuals did not make a personal inspection of the 

                  property.)


 -   No one provided significant real property appraisal or appraisal 

                 consulting assistance to the person signing this certification.  (If there are 

                 exceptions, the name of each individual providing significant real 

                 property appraisal or appraisal consulting assistance must be stated.)


An appraiser who signs any part of the appraisal consulting report, including 


a letter of transmittal, must also sign the certification, a signed certification


being an integral part of an appraisal consulting report.


An appraiser signing a certification accepts full responsibility for the 


certification, assignment results, and contents of the appraisal consulting

            report.

     D.  Standards Rule 5-4:  An oral real property appraisal consulting report must, 

           (departure
          at a minimum, address the substantive matters set forth

            permitted)
          in Standards Rule 5-2. 

VII.    Statements

           A.  Statements are designed to clarify, interpret, explain, and elaborate on the 

                 Uniform Standards, two of which have been selected for their particular  

                 applicability and excerpts are discussed below.

           B.  The statements have the full weight of a Standards Rule.

           C.  Statement 7:  Permitted Departure from Specific Requirements in Real

                 

    Property and Personal Property Appraisal Assignments

                 1.  Appraisers are trained and qualified to identify when a limited
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                      appraisal is appropriate and should know at least the following to 


          determine whether a requested limited appraisal is appropriate.


          a.  The level of understanding the client has of the type of real estate



   and market conditions involved, and


          b.  The intended use of the appraisal.

                 2.  The scope of work is defined as the amount and type of information


           researched and the analysis applied in an assignment.
     


     3.  When a specific requirement is applicable 


          a.  It addresses factors or conditions that are present in the given



   assignment, or


          b.  It addresses analysis that is typical practice in such an assignment.


     4.  When a specific requirement is not applicable


          a.  It addresses factors or conditions that are not present in the



   given assignment, or


          b.  It addresses analysis that is not typical practice in such an



   assignment, or


          c.  It addresses analysis that would not provide meaningful results in 



  the given assignment.


     5.  When a specific requirement is applicable and necessary


          a.  It addresses factors or conditions that are present in the given



   assignment, or


          b.  It addresses analysis that is typical practice (as measured by 

                           expectations of clients in the market and what other appraisers 

                           would do in similar assignments) in such an assignment, and


          c.  Lack of consideration for those factors, conditions, or analyses 

       

   would significantly affect the credibility of the results.

  
     6.  Uniform Standards do not dictate the form, format, or style of 

                      appraisal reports, which are functions of the needs of users and 

                      providers of appraisal services.    
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           E.  Statement 10:  Assignments from a Federally Insured Depository




      Institution for a Federally Related Transaction


    1.  Appraisers must comply with USPAP in performing these assignments.


    2.  Appraiser competency requirements


         a.  Must be able to comply with USPAP


         b.  Must be able to comply with any supplemental standards to which 



  the appraiser agrees in accepting the assignment

               3.  Departure is permitted if the appraiser adheres to the Departure Rule.


   4.  None of the Federal financial institutional regulatory agency regulations

                    and guidelines requires application of the Jurisdictional Exception Rule.


        a.  Federal Deposit Insurance Corporation (FDIC)


        b.  Federal Reserve Board (FRB)


        c.  Office of Comptroller of the Currency (OCC)


        d.  Office of Thrift Supervision (OTS)


   5.  Supplemental standards of above Federal agencies


        a.  The appraiser may have no direct or indirect interest in the property



 or the transaction.


        b.  If departure is invoked, the appraisal must have sufficient 

                         information and analysis for the institution’s decision to conduct the



 transaction.


        c.  The appraisal must include current market value of the subject



 property in its actual physical condition subject to current zoning. 


        d.  The appraisal report must be written.

VIII.  Advisory Opinions

          A.  Illustrate the applicability of appraisal standards in specific situations
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               1.  They do not establish new standards.

               2.  Their purpose is to offer advice in resolving appraisal issues and 

                    problems, two of which are shown below.

         B.  Advisory Opinion 3                

  
   1.  Update of an appraisal

                       a.  Clients often use this term when they want a current appraisal of a 

                            property that was appraised before.

                       b.  It does change the effective date of the appraisal and is therefore a

 

    new appraisal.

               2.  Recertification of value

   
           a.  This is performed to confirm whether or not the conditions of a 

                            prior appraisal have been met.


           b.  It does not change the effective date of the appraisal and is not a 

       

    new appraisal.  

        C.  Advisory Opinion 9

              1.  The Competency Rule requires that an appraiser lacking knowledge and


       experience in the impact of environmental contamination on real 

                   property value must still complete the assignment competently.


       a.  An appraiser does not have to be an expert on the scientific aspects of


            environmental contamination.


       b.  The appraiser may often use technical data prepared by others, such 

   

as environmental engineers, and should use an extraordinary 

                        assumption when including information in the appraisal that has 

      

been obtained from experts.

              2.  If an appraiser is asked to appraise a property known to be 


       contaminated as if it were not contaminated (unimpaired value), the 

                   appraiser should use a hypothetical condition under such circumstances.


  3.  Environmental stigma, the market’s perception of increased 

                   environmental risk, may mean the property value cannot be measured 

                   simply by deducting the cost of clean-up from the unimpaired value.

_____________________
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