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Recertification of Value 
 
Appraisers are frequently called with requests for “recertifications of value”, and 
often the call comes from a lender who was not the original client. There are a 
few issues here. First, let’s discuss exactly what a “recertification of value” is and 
when it is appropriate.  
From a Uniform Standards of Professional Appraisal Practice (USPAP) 
perspective, a recertification of value is performed to confirm whether or not the 
conditions of a prior appraisal have been met. A recertification of value does not 
change the effective date of the value opinion1.  A common circumstance in 
which this arises for residential practitioners is with new construction. An 
appraisal is requested for a new home that has not yet been built, so the 
appraiser examines plans, specifications, and other documentation that details 
exactly what is to be built, and performs a current appraisal of a house that does 
not yet exist. The appraisal is performed “subject to completion”. This is 
accomplished through the use of a hypothetical condition; we assume there is a 
house on the lot, when in fact none exists. It is supposed for the purpose of 
analysis. 
At whatever point the house is actually built and finished, the appraiser returns to 
the property with the appraisal, plans, specifications and other documentation to 
confirm that what was planned is what was built. Upon determining that the 
improvements have been satisfactorily completed, the appraiser issues a 
“recertification of value” or “completion certificate” This document recertifies the 
original value as being valid without the hypothetical condition. In other words, 
the value as of the original date is recertified with the property now in an “as-is” 
rather than “subject to” condition. The date of value remains the same, and 
everything else about the appraisal remains the same, except that it is now 
based on what exists rather than a supposed condition.  
The form that most appraisers use to deliver this information is the Freddie Mac 
Form 442, also labeled “Satisfactory Completion Certificate”. On this form the 
appraiser states that  “I have re-inspected the subject property, the requirements 
or conditions set forth in the appraisal report have been met, and any required 
repairs or completion items have been done in a workmanlike manner.” The only 
reference to the date of valuation is the line that indicates the original date of 
valuation.  
The question also comes up of who should perform the completion inspection. 
The Fannie Mae Selling Guide instructs lenders that:  Generally, the original 

                                                 
1 Lines 31-32, page 129, 2003 USPAP 



appraiser should complete any required certification of completion; however, the 
lender may use a substitute appraiser. In such cases, the substitute appraiser 
must review the original appraisal and certify that the original appraiser’s 
description of the property was accurate and the opinion of market value was 
reasonable on the date of the original appraisal report. Often, lenders will have 
staff appraisers perform completion inspections for appraisals done by 
independent appraisers. In cases where an appraisal has been performed by an 
appraiser who is no longer with the appraisal firm, most lenders opt to have 
another member of the original firm perform the completion inspection since they 
will have ready access to the original file, plans, specifications and appraisal 
report.  
The Freddie Mac guide says: 

44.14: Satisfactory completion certificate (02/07/02) 

For appraisal reports made subject to repairs, alterations or conditions or subject 
to completion in accordance with plans and specifications, the Seller must 
include a satisfactory completion certificate in the Mortgage file. The certificate 
must be dated before the Delivery Date of the Mortgage unless an Escrow 
account has been established in accordance with the requirements of Section 
22.17 or 23.8. See Form 442, Satisfactory Completion Certificate, for a 
suggested format for a completion certificate. The certification must 

• Be made after completion of the repairs, improvements, alterations, 
conditions or construction 

• Clearly state that all conditions or requirements set forth in the original 
appraisal report of the Mortgaged Premises have been fulfilled 

• Be prepared and signed by the original appraiser, if available, or by another 
qualified appraiser approved by the Seller 

 
Since a recertification of value incorporates an original appraisal by reference, a 
recertification of value is only appropriate when the original date of valuation is 
still an acceptable date of valuation for the client and intended users; and is only 
appropriately issued to the original client, or intended user specifically authorized 
by the client.  A recertification is only appropriate when the original appraisal was 
based on a hypothetical condition.  
It has been my experience that requests for recertifications of value made by 
lenders other than the original client are really requests for appraisal updates. A 
borrower has come to Lender “B” with a copy of the appraisal done for Lender 
“A” at some point in the past, and Lender “B” is looking for the least expensive 
and fastest way to address the appraisal need for a new loan. So they contact 
the original appraiser and ask for a “recertification” of the original appraisal, made 
out to Lender “B”. Obviously, if the original appraisal was not made “subject to” 
either completion or repairs, there is nothing to “recertify”. Since Lender “B” was 



not the original client, even if the original appraisal was subject to something, the 
request would come from Lender “A”, not Lender “B”.  
 
So, let’s define Appraisal Update, and determine the appropriate use of them. 
Appraisal Update  
From a USPAP perspective, when a client seeks a more current value or 
analysis of a property that was the subject of a prior assignment, this is not an 
extension of that prior assignment that was already completed – it is simply a 
new assignment.2 Perhaps the most misunderstood aspect of this issue is, “there 
are no restrictions on who the appraiser is in such a circumstance, who the client 
is, what length of time may have elapsed between the prior and current 
assignments, or whether the characteristics of the subject property are 
unchanged or significantly different than in the prior assignment.” An update is a 
new assignment, plain and simple.  
There are some good reasons why, even in the context of a new assignment, the 
original appraiser may still be the best person to perform the new assignment or 
“update”. The original appraiser is going to be best able to incorporate some of 
the analysis with the least amount of duplication because he or she will have 
already performed an assignment involving this same property. Those items 
deemed credible and in compliance with the applicable development standard 
can be incorporated into the new assignment through the use of an extraordinary 
assumption.  
The three options available to an appraiser for completing a new assignment on 
a property he or she has previously appraised include: 
1. Provide a new report, without incorporation of the prior report by either 
attachment or reference, 
2. Provide a new report that incorporates by attachment specified 
information/analysis from the prior report, 
3. Provide a new report that incorporates by reference specified 
information/analysis from the prior report.  
The third option can only be used if the original appraiser’s firm and original 
intended users are involved, since the prior report was issued to those intended 
users, assuring they have access to a copy.  
It is worth noting at this point that the language here refers to the original 
intended users, not simply parties in possession of a report. Intended users are 
identified at the time of original assignment, not after the fact. Possession of an 
appraisal report does not make a party an intended user. There are no 
obligations of an appraiser to a party in possession of an appraisal report who is 
not also an intended user, identified at the time of assignment.  

                                                 
2 Lines 37-39, page 130, 2003 USPAP 



 
So, what happens when many months pass between the time of original 
appraisal “subject to completion” and the actual completion of the improvements? 
Is it necessary to have both a recertification (removal of the hypothetical 
condition), and an update (a new, more current date of valuation)? The Fannie 
Mae Selling Guide offers good direction, but there is some vagueness about the 
basic requirements in the guide compared with the minimum requirements for an 
appraiser under USPAP. The guide says: 

XI, 201: Age of Appraisal (or Property Inspection) (06/30/02) 

The property must have been appraised (or inspected, if that is the level of 
property fieldwork recommended for a Desktop Underwriter-processed 
mortgage) within the 12 months that precede the date of the note and 
mortgage. 

When an appraisal report will be more than four months old on the date of 
the note and mortgage -- regardless of whether the property was 
appraised as proposed or existing construction -- the appraiser must 
inspect the exterior of the property and review current market data to 
determine whether the property has declined in value since the date of the 
original appraisal. [Page : 1112 01/29/02] 

• If the appraiser indicates that he or she believes that the property 
has declined in value, the lender must obtain a new appraisal for 
the property. 

• If the appraiser indicates that he or she believes that the property 
has not declined in value, the lender should request the appraiser 
to provide an update to the appraisal, based on his or her exterior 
inspection of the property and knowledge of current market 
conditions. The inspection and the appraisal update must occur 
within the four months that precede the date of the note and 
mortgage. 

These processes are an "update" of the original appraisal report, which 
means that they are an extension of the original appraisal report that 
changes the effective date of the opinion of value to reflect a current date. 
An update can be reported in different formats -- such as in an appraisal 
report form or in a letter. Regardless of how the appraisal update is 
reported, it is an appraisal that incorporates (usually by reference) 
information included in the original appraisal report. Generally, the original 
appraiser should complete the appraisal update; however, the lender may 
use a substitute appraiser. In such cases, the substitute appraiser must 
review the original appraisal and express an opinion about whether the 
original appraiser's opinion of market value was reasonable on the date of 



the original appraisal report. The lender should note in its files why the 
original appraiser was not used. 

The vagueness lies in the statement that “the lender should request the appraiser 
to provide an update to the appraisal, based on his or her exterior inspection of 
the property and knowledge of current market conditions”. The problem with 
the statement is that some appraisers have been issuing opinions that a property 
has not decreased in value without completing specific research for the subject 
property’s market. A percipient opinion is not one the choices for appraisers in 
USPAP. General knowledge of current market conditions is certainly something 
every appraiser should have and be able to speak about with authority, but few 
individual properties perform in perfect concert with the greater market. Each 
opinion of value needs to be appropriately supported, in keeping with the scope 
of work for the assignment, and proper documentation should be included in the 
appraiser’s workfile.  
Practically speaking, a new appraisal with the subject property in “as-is” condition 
eliminates the need to recertify a prior appraisal that was prepared subject to 
completion or repair.  
The language in the Selling Guide also contradicts USPAP in saying that an 
update is an extension of the original appraisal report. As we have already 
discussed, this is a new assignment and must stand on its own, whether it 
incorporates a prior report by reference or incorporation, or makes no reference 
whatever to any prior appraisal reports.  
  
Readdressing a Report to Another Party (Retypes) 
 
Readdressing an appraisal report to another party that was completed and 
delivered to a client is prohibited by USPAP.  Once an assignment is completed, 
it is misleading to try to add a new party as client or intended user who was not 
the original client or identified intended user. The request by the new client is a 
new assignment just the same as the request for an update by someone other 
than the original client is a request for a new assignment. As outlined below, if 
the original appraisal report is properly transferred from the original lender to the 
new lender, there is no need to readdress the original appraisal.  
Guidance for this can be found in the Code of Federal Regulations, under the 
heading “Appraiser Independence”: 
12 CFR Part 564.5  
Fee Appraisers  

(1) If an appraisal is prepared by a fee appraiser, the appraiser shall be 
engaged directly by the regulated institution or its agent, and have no 
direct or indirect interest, financial or otherwise, in the property or the 
transaction. 



(2) A regulated institution also may accept an appraisal that was prepared by 
an appraiser engaged directly by another financial services institution, if: 

(i) The appraiser has no direct or indirect interest financial or 
otherwise in the property or the transaction; and 

(ii) The regulated institution determines that the appraisal conforms 
to the requirements of this part and is otherwise acceptable.  

 
Between the Fannie Mae Selling Guide, USPAP, Freddie Mac Guide and the 
Code of Federal Regulations, we find the answers to several questions: 

1. A Recertification of value only addresses the satisfaction of original 
conditions, and does not solve the problem of the appraisal being too 
old to use.  

2. An Appraisal Update is a new appraisal assignment. Period.  
3. Possession of an appraisal report by an unintended user entitles them 

to exactly nothing from the original appraiser.  
4. If the appraisal is properly transferred from one institution to another, 

there is no need for the appraiser to re-type the appraisal with a new 
client name (which is not allowed by USPAP in any circumstance).  
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