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TO: Appraisal Subcommittee 
 
FROM: Jim Park 

 
DATE: April 5, 2018 

 
RE: Data and Analysis; TriStar Bank Temporary Waiver Request 
 
 
TriStar Bank, a state-charted bank located in Dickson, Tennessee (Requester or TriStar) is 
requesting a one-year waiver of the “appraisal regulation’s requirements to utilize a certified 
appraiser for loan requests” for Dickson, Maury, Williamson, and Davidson counties.   
 
TriStar Request and Data  
 
In their request for a temporary waiver, the Requester states that due to demand, TriStar is 
having a difficult time receiving appraisals in a reasonable amount of time.  The Requester 
further states the shortage of appraisers, time delay and added cost is negatively impacting 
clients.  (See Attachment 1, Temporary Waiver Request.)  
 
The data provided by the Requester to support the claim of an appraiser scarcity appears to 
include appraisals and evaluations that were associated with closed loans.  The data includes 
some appraisals in counties other than the four which are part of the waiver request.  The 
counties for some of the loans were not identified.  Staff analysis of the Requester’s data is 
provided in Attachment 2, Summary of Requester’s Data.  
 
Tennessee Real Estate Appraiser Commission (TN REAC) Response  
 
The TN REAC letter responding to the temporary waiver request asserts no shortage of 
appraisers currently exists to service the four counties.  The letter and data is provided in 
Attachment 3, Tennessee Real Estate Appraiser Commission Response.  The data provided by 
TN REAC states that 174 Certified General appraisers (491 total) are available in the four 
counties and the directly surrounding area.  This data is supported by National Registry data, and 
data collected by the ASC staff.  (See Attachment 4, Additional Data and Analysis by ASC Staff.)  
 
The TN REAC letter also states that “the Commission is concerned that allowing TriStar this 
waiver will cause detrimental harm to the residents of Tennessee by allowing unlicensed, 
unregulated and potentially unqualified individuals to perform appraisals – potentially leading 
consumers to detrimentally rely on a faulty appraisal.”  
 
 
 
 



 
 
 

 

Attachment 1 – Temporary Waiver Request 
 
 
The two letters and supporting data submitted by TriStar comprise the temporary waiver request. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



































 
 
 

 

Attachment 2 – Summary of Requester’s Data 
 
The following table summarizes the data provided by the Requester to support the claim of an 
appraiser scarcity.  It is assumed the included appraisals and evaluations were associated with 
closed loans.  Please note that the data provided by the Requester included some appraisals in 
counties other than the four which are part of the waiver request.  Also, the counties for some of 
the loans were not identified.  It is unknown if data provided for 2013 and 2017 represents all 
loan applications, closed loans or some other unidentified subset of loans.  No reason is given for 
selecting these two years or why the intervening years data was not included. 

 
 2013 2017 % Change 
 Orders Avg. 

Days to 
Deliver 

Avg. 
Fee 

Orders  Avg. 
Days to 
Deliver 

Fee Days Fee 

Residential 
evaluations 

91 11 $270 36 13 $292 +18% +8% 

CRE 
evaluations 

27 10 $669 3 22 $933 +120% +39% 

Residential 
appraisals 

47 9 $382 94 15 $395 +67% +3% 

CRE  
appraisals 

6 22 $2,088 15 32 $2240 +45% +7% 

 
 The data provided shows the following: 

o 2013 - 171 orders, 118 evaluations, 53 appraisals 
 18 could be FRTs, based on final value and property type 

o 2017 – 148 orders, 39 evaluations, 109 appraisals 
 38 could be FRTs, based on final value and property type 

 
Change in Average Value 2013 2017 % Change 
Residential evaluations $143,212 $181,539 27% 
CRE evaluations $334,184 $383,667 15% 
Residential appraisals  $253,785 $358,696 41% 
CRE appraisals  $614,126 $1,220,693 99% 

 
Staff analysis:  
The information provided shows that both fees and appraisal delivery times increased nominally 
in some cases and significantly in others.  However, over that same time period, the Requester’s 
book of lending business appears to have moved toward higher value and possibly more complex 
properties.  For 2013, 170 appraisal/evaluations are reported for a total of $40,973,000 or 
$241,018 per valuation.  For 2017, 148 valuations are reported for a total of $59,714,250 or 
$403,475 per valuation.  It is reasonable to assume that the increased valuation figures are 
partially attributable to increasing property values, but also could be related to increasing 
complexity in valuation assignments.  

 



 
 
 

 

 In 2013, 13 appraisers performed valuations for TriStar, and in 2017, 7 appraisers 
performed valuations for TriStar.  Certified appraisers were used for evaluations as 
well as appraisals.  The Requester has not provided any details on the size of their 
fee panel or other business practices regarding how they qualify and select 
appraisers.   

 There is no evidence that TriStar has been adding additional appraisers to their 
panel.  9 appraisers credentialed in Tennessee responded to the ASC request for 
comments stating they have contacted TriStar offering to perform appraisals for the 
bank, but have not been assigned any appraisals or evaluations to date. 

 



 
 
 

 

Attachment 3 – Tennessee Real Estate Appraiser Commission Response 
 
[Staff comment:  Tennessee issued more than 1200 temporary practice permits between 1/1/2013 
and 12/31/2016.  Most, if not all of these were for Certified General appraisers coming into the 
State to perform a commercial appraisal.] 
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January 23, 2018 

 

Mr. Jim Park  

Appraisal Subcommittee 

Federal Financial Institutions Examinations Council 

1401 H Street, NW, Suite 760 

Washington, DC 20005 

 

RE:  Response to TriStar Temporary Waiver Request 

 

Dear Mr. Park, 

 

The Tennessee Real Estate Appraiser Commission (the “Commission”) is in receipt of TriStar Bank’s 

(“TriStar”) official request to receive a one-year waiver of the appraisal regulations. Itis our opinion 

that the request from TriStar does not fully meet the requirements set forth in 12 CFR § 1102.2(b)-(f), 

which is required in order to request a waiver of this type. TriStar’s letter did not adequately provide 

supporting documentation and therefore should be denied.  

 

According to the request, TriStar identifies two main reasons for their waiver request, including (1) 

shortage of appraisers in the Nashville metropolitan statistical area (MSA), which includes the counties 

of Davidson, Dickson, Maury and Williamson and (2) only one general certified appraiser in Dickson 

County.  TriStar states that for those reasons they are having difficulty finding appraisers to complete 

the jobs, appraisals are not completed within a reasonable time and added cost, thus causing a negative 

impact on their clients.  Below please find the Commission’s written responses to each area of issue.  

 

Shortage of Appraisers in 4 Counties:  
 

According to our records, the above cited counties have a total of 304 resident appraisers, 

making up nearly 23% of the total appraisers in Tennessee.  Specifically, there are 13 resident 

appraisers in Dickson County, 22 in Maury, 101 in Williamson and 168 in Davidson.  In 

addition to those four (4) cited counties, if we include those counties directly surrounding the 

area, TriStar has access to more than 491 appraisers. The Commission included the 

surrounding counties because appraisers in those counties routinely service the four (4) cited 

counties. Therefore, the Commission disagrees that there is a shortage of appraisers in those 

cited counties, as stated by TriStar.  

 

One General Certified Appraiser in Dickson County:  
  

TriStar stated that there is only one (1) general certified appraiser in Dickson County, but upon 

review it was confirmed that there are five (5) general certified appraisers in Dickson County.  

Additionally, there are a total of 126 resident general certified appraisers in the above cited 

counties.   
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We have included a table which lays out the total number of appraisers by license type in the above 

cited counties, as well as in the surrounding counties.  

 

 
 

In addition to the table above, please find attached a map of Tennessee counties, the cited counties are 

in yellow and surrounding counties in orange.  Also attached is a list of the number of licensees by 

license type and by county.  

 

The Commission is concerned that allowing TriStar this waiver will cause detrimental harm to the 

residents of Tennessee by allowing unlicensed, unregulated and potentially unqualified individuals to 

perform appraisals – potentially leading consumers to detrimentally rely on a faulty appraisal.  

Additionally, granting this waiver will undermine the appraisal process and will set a negative 

precedent in Tennessee. Therefore, on behalf of the Commission, we are requesting that TriStar’s one-

year request be denied. If you have any questions or would like to discuss any of our responses further, 

please do not hesitate to contact our Executive Director, Roxana Gumucio by telephone at (615) 532-

7081 or email at Roxana.Gumucio@tn.gov.  

 

 

Sincerely, 

 

 

Randall C. Thomas  

Chairman  

Tennessee Real Estate Appraiser Commission  

 

Total of Entire State          

(All)

Total of Entire State 

(Resident)

4 Counties* 

(Resident) %

Surrounding Counties**   

(Resident) %

4 Counties & Surrounding 

Counties Combined (Resident) All % Resident (%)

Certified General 836 428 126 29.4% 48 11.2% 174 20.81% 40.65%

Certified Residential 933 809 166 20.5% 132 16.3% 298 31.94% 36.84%

License 74 74 12 16.2% 7 9.5% 19 25.68% 25.68%

Total 1,843 1,311 304 23.2% 187 14.3% 491 26.64% 37.45%

*Note: Davidson, Dickson, Maury, & Williamson     

** Note:  Cheatham, Giles, Houston, Hickman, Humphreys, Lawrence, Lewis, Marshall, Montgomery, Robertson, Rutherford, Sumner, & Wilson

Summary of Appraisers in the Nashville Area

mailto:Roxana.Gumucio@tn.gov


State of Tennessee

Middle Tennessee Appraisal Summary



 

County # of LREAs County # of CGAPs County # of CREAs

Bedford 1 Anderson 4 Anderson 7

Blount 1 Bedford 2 Bedford 7

Bradley 2 Blount 6 Benton 2

Claiborne 1 Bradley 5 Bledsoe 1

Cocke 1 Cambpell 2 Blount 15

Davidson 8 Cannon 2 Bradley 18

Fentress 1 Carroll 2 Carroll 1

Giles 1 Carter 1 Carter 4

Greene 1 Cheatham 1 Cheatham 2

Hamilton 4 Chester 1 Chester 1

Hardin 1 Claiborne 1 Claiborne 4

Houston 1 Cumberland 3 Cocke 1

Johsnson 1 Davidson 70 Coffee 7

Knox 7 Dekalb 1 Cumberland 6

Lauderdale 1 Dickson 5 Davidson 90

Loudon 1 Dyer 2 Dekalb 3

Macon 1 Fentress 1 Dickson 8

Madison 1 Gibson 2 Dyer 2

Marion 1 Hamblen 3 Fayette 2

Maury 1 Hamilton 22 Fentress 2

Mcminn 2 Hardeman 1 Franklin 6

Monroe 1 Hardin 1 Gibson 8

Montgomery 3 Hawkins 1 Giles 3

Morgan 1 Haywood 1 Grainger 2

Obion 1 Henry 3 Greene 5

Perry 1 Hickman 2 Grundy 1

Rutherford 5 Jefferson 1 Hamblen 10

Scott 1 Knox 71 Hamilton 36

Sequatchie 1 Lauderdale 1 Hardeman 2

Sevier 1 Lawrence 1 Hardin 2

Shelby 7 Lincoln 2 Haywood 4

Sullivan 5 Loudon 1 Henderson 4

Sumner 1 Madison 24 Henry 4

Washington 2 Marion 2 Hickman 2

White 1 Marshall 4 Humphreys 2

Williamson 3 Maury 8 Jackson 1

Wilson 1 Mcminn 2 Jefferson 8

Total 74 Meigs 1 Knox 93

Monroe 1 Lauderdale 1

Yellow 12 Montgomery 5 Lawrence 8

Orange 7 Obion 1 Lewis 1

Total 19 Putnam 3 Lincoln 6

Rhea 1 Loudon 7

Roane 3 Macon 2

Rutherford 13 Madison 16

Sevier 4 Marion 2

Shelby 46 Marshall 5

Sullivan 7 Maury 13

Sumner 8 Mcminn 7

Tipton 2 Meigs 1

Trousdale 1 Monroe 4

Warren 2 Montgomery 18

Washington 9 Obion 3

Weakley 2 Overton 3

Williamson 43 Polk 1

Wilson 14 Putnam 16

Total 428 Rhea 3

Roane 4

Yellow 126 Robertson 10

Orange 48 Rutherford 35

Total 174 Scott 1

Sequatchie 1

Sevier 10

Shelby 94

Smith 5

Sullivan 16

Sumner 26

Tipton 4

Unicoi 3

Union 2

Van Buren 3

Warren 5

Washington 20

Wayne 1

Weakley 1

Williamson 55

Wilson 20

Total 809

Yellow 166

Orange 132

Total 298

Percentage of 

Active CREAs 

Statewide

36.84%

TN Real Estate Appraisers
Active CREAs

Percentage of 

Active LREAs 

Statewide

25.68%

Percentage of 

Active CGAPs 

Statewide

40.65%

Active LREAs Active CGAPs



 
 
 

 

Attachment 4 – Additional Data and Analysis by ASC Staff 
 
ASC staff collected additional data to help in the validation and analysis process.  The chart 
below reflects the number or licensed and certified appraisers in Tennessee based on the 
information collected during our last three Compliance Reviews (2013, 2015 and 2017).  The 
March 2018 figures were obtained from the National Registry.  Since 2013, the number of 
licensed and certified appraisers has increased in Tennessee from 1,840 to 1,930 (+5%).  The 
number of Certified General appraisers (subject of the requested waiver) has increased from 730 
to 862 (+18%). 
 
Date Licensed Certified 

Residential 
Certified 
General 

Total Trainees 

January 2013 131 979 730 1,840 Unknown 
January 2015 121 965 800 1,886 225 
January 2017 117 986 846 1,949 225 
March 2018 130 960 862 1,930 Unknown 

 

Staff analysis:  
According to the National Registry, as of March 26, 2018, there are approximately 588 
appraisers credentialed in Tennessee with a business address out of State.  Of those 588 
credentials, 433 are Certified General.  These appraisers could also be available for 
assignments in the four counties that are the subject of the temporary waiver request.  
 
Current National Registry Data 
 
This table shows the current number of appraiser credentials in the four counties that are the 
subject of the temporary waiver request.  The National Registry is not historic, so we are unable 
to run this search for past data.  It does contradict the Requester’s claim that only one Certified 
General appraiser is located in Dickson County.  We do not know how many of the credentialed 
appraisers are actively performing appraisals for lenders. 
 
Appraiser 
Credentials 

Dickson  Maury  Williamson  Davidson  Totals 

  2017  2017  2017  2017  2017 

Licensed  0  1  4  9  14 

CR  7  14  58  92  171 

CG  5  8  45  68  126 

Totals  12  23  107  169  311 
 
 
 
 
 
 
 
 
 



 
 
 

 

Local Demographics: 
 
The four counties are within the Nashville MSA which is the largest MSA in Tennessee.   
 
County Sq. 

Miles 
Population 

Dickson 491 51,487 
Maury 616 89,981 
Williamson 584 219,100 
Davidson 525 678,889 
Totals 2,216 1,039,457 

*U.S. Census Bureau (2016) 
 

 The Nashville MSA ranked 31st in the nation at 9.2 percent growth. 
 While most of the 10 fastest-growing counties in Tennessee were within or bordered the 

Nashville MSA (Davidson, Maury, Montgomery, Rutherford, Sumner, Williamson, and 
Wilson), 3 were in East Tennessee (Bledsoe, Bradley, and Sevier). 

 
 

Residential Lending Activity and Forecast 
 
Due to anticipated interest rate increases along with other factors, such as shortages in housing 
supply and increasing real estate prices, residential mortgage activity is projected to decline next 
year and remain relatively flat through 2020 according to the National MBA Mortgage Finance 
Forecast below: 



 
 
 

 

 
Commercial Real Estate Transactions 
 
CoStar provided the following information regarding CRE transactions in the four counties that 
are the subject of the temporary waiver request: 
 
County 2013 2017 % Change 
Dickson 23 31 +35% 
Maury 48 99 +106% 
Williamson 143 123 -14% 
Davidson 601 788 +31% 
Totals 815 1,041 +28% 

 

  



 
 
 

 

U.S. Research Report State of the U.S. Market and 2018 Colliers International (see Attachment 
5.) 
 
Excerpt for the December 2017 report: “Almost two years ago, Colliers announced that the U.S. 
economy had broadly recovered from the Great Recession.  Earlier this year, Colliers experts 
concluded that property markets have peaked for this cycle.  To be sure, property markets remain 
healthy, with strong (if lower) transaction volumes and ever-higher record pricing and rents in 
many markets.  Occupancy rates for most property types in most markets are above their long-
term averages and at their high points in this cycle.  Still, the best years of this property cycle are 
now behind us.  Among the clear indicators: fewer sales and leasing transactions, falling returns, 
flat capitalization rates and investors chasing yields into secondary markets and riskier assets. 
And, these trends have continued apace this year.” 
 
Staff Analysis: 
The Nashville MSA has been one of the strongest CRE and residential real markets in the 
country over the past several years.  Economic forecasts, such as Colliers International forecast 
quoted above, generally call for slowing commercial real estate activity in the United States.  
Based on local reporting, it appears that Nashville is projected to follow the national trend of a 
slowing CRE market as interest and cap rates increase lessening the need for commercial real 
estate appraisals. 
 
The residential housing market is projected to remain one of the top ten markets in terms of 
activity and price increases, although the volume of residential transactions, both sales and 
refinances, may slow as prices and interest rates increase and shortages of housing supply 
continue.   
 
Staff Concerns: 

 Granting a temporary waiver results in a preemption of State law. 
 A temporary waiver would apply to a very small set of transactions. 
 When an appraisal is required, lenders would still need to obtain USPAP-compliant 

appraisals.  Non-State licensed or certified appraisers are not likely to produce reports 
that are USPAP compliant.  

 It’s unclear how the secondary market would price loans with appraisals produced by 
individuals who are not State licensed or certified. 

 
 
 
 
 
 
 
 
 
 
 
 



 
 
 

 

 
Attachment 5 – U.S. Research Report State of the U.S. Market and 2018 Colliers 
International 
 
 
 



Key Takeaways 

 > Faster economic growth and strong job growth will 
continue to provide a firm foundation for solid property 
fundamentals in 2018. However, stubbornly weak 
wage growth will limit gains for the multifamily and 
retail sectors.

 > Synchronized global growth as well as tax reform 
and regulatory relief is fueling a significant pickup in 
business investment, even as consumer  
spending slows.

 > The industrial sector will continue its star turn as the 
best-performing property type, and the sector most 
desired by investors. Much of its success is at the 
expense of the beleaguered retail sector, where the 
shakeout will renew in force after the holiday season.

 > The multifamily sector will suffer some moderate 
growing pains next year as construction peaks, 
reducing occupancy marginally and limiting rent gains, 
but fundamentals remain strong.

 > Supply and demand dynamics in the office sector 
should remain broadly in tandem next year. But the 
uptick in GDP, and potentially job growth, should spur 
more need for office space.

 > Though property markets likely peaked for this cycle 
in 2015, both leasing and sales transaction activity 
remain robust and pricing firm. But price appreciation 
and rent growth will continue to slow in most markets. 

 > The shift of sales and leasing volumes from CBDs 
into suburban submarkets and from primary 
into secondary markets will continue in 2018, as 
investment volumes tick down.

In this market briefing, Colliers outlines current conditions for the U.S. 
economy and the major property markets, and provides an outlook on what 
we can expect in the coming year and beyond. We take stock of key 
economic and market indicators, as well as the likely impacts from the 
policies anticipated to be enacted in Washington. This analysis was 
prepared by Colliers’ national research team, with input from Colliers’ new 
Market Intelligence panels comprised of top professionals throughout the  
U.S. practice.

Almost two years ago, Colliers announced that the U.S. economy had 
broadly recovered from the Great Recession. Earlier this year, Colliers 
experts concluded that property markets have peaked for this cycle. To 
be sure, property markets remain healthy, with strong (if lower) 
transaction volumes and ever-higher record pricing and rents in many 
markets. Occupancy rates for most property types in most markets are 
above their long-term averages and at their high points in this cycle.

Still, the best years of this property cycle are now behind us. Among 
the clear indicators: fewer sales and leasing transactions, falling 
returns, flat capitalization rates and investors chasing yields into 
secondary markets and riskier assets. And, these trends have 
continued apace this year.

Yet we’re not ready to pronounce an end to this economic expansion, 
which has been so good to the property sector. Although getting on in 
years – the expansion has been going on for over 100 months, and by 
mid-2018 will be the second longest in U.S. history. Courtesy of the 
strengthening global economy, likely tax cut stimulus from Washington 
and other positive influence, the economy is getting new life.

In these pages, we summarize the state of our economy and property 
markets, and speculate about what’s likely to transpire in the coming 
years based on available indicators, global economic influences and 
the probable policy directions from the Trump administration  
and Congress.

Andrew J. Nelson, Chief Economist | USA

U.S. Research Report
State of the U.S. Market and 2018 Outlook
December 2017

New Life For an Aging Economic Expansion?

https://www.linkedin.com/company/colliers-international
https://www.facebook.com/colliersglobal
https://twitter.com/colliersintl


CHANGE SINCE
PRIOR TROUGH PRIOR PEAK LAST YEAR

Office: Total -0.2% -2.8% 0.0%
Office: Class A 1.4% -2.5% 0.4%
Industrial -2.7% -5.0% -0.2%
Retail -1.1% -2.6% -0.1%
Multifamily -0.1% -3.1% 0.2%
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A Snapshot of Current Economic and Market Conditions

 > After several years of slow, if steady gains, the office sector is 
losing momentum. The national office vacancy rate has been 
stuck at virtually the same level for almost two years, albeit at the 
same occupancy peak as in the last cycle. Rents have similarly 
been flat in recent quarters. Construction remains elevated but 
slowing, with 2017 the peak year for deliveries in the current 
cycle. Investors continue to shift their focus to suburban assets 
in search of more attractive yields, while suburban offices also 
see an uptick in its share of leasing as CBDs offer tenants  
fewer options.

 > Pain in the retail sector has only intensified this year, as 
e-commerce continues to surge at the expense of weaker 
retailers, especially department stores. Meanwhile, the industry 
is experiencing unusually widespread store closings, particularly 
considering the strength of consumer spending, straining 
occupancy in secondary markets. Accordingly, investors continue 
to flee the sector, investing in only the best centers and locations. 
However, a strong holiday season should have the sector ending 
on a positive note.

 > One consistent theme across all sectors: a shift in sales and 
leasing volumes from CBDs into suburban submarkets and from 
primary into secondary markets. CBDs generally recovered 
before their suburbs, leaving less space available to lease, 
whether for office tenants, stores or apartment dwellers. As a 
result, leasing has moved to the suburban markets with greater 
availability. Similarly, investor demand is shifting from primary 
coastal markets to secondary inland markets, which are seeing 
more leasing and sales activity as tenants and buyers get priced 
out of the primary markets.

 > Though real estate capital markets remain robust, with 
commercial property sales on pace for the fourth greatest annual 
total ever recorded, sales volumes have now declined year-
over-year for four straight quarters through the third quarter of 
2017. Investors increasingly resist the record pricing for Class A 
assets in the top markets, which has been driving down returns. 
Investors increasingly seek out higher returns in smaller markets.

Managing to exceed the expectations of most economists, the 
U.S. economy has demonstrated surprising resilience in 2017.
The economy began the year in its usual winter doldrums but has 
since gathered momentum. If fourth quarter GDP hits a 3% pace, 
as leading forecast models project, this will mark the first time in 
this cycle that GDP has grown at a 3% annualized rate for three 
consecutive quarters.

Surging business confidence is a major factor, fueling a significant 
pickup in business investment, even as consumer spending slows. 
Anticipations of tax relief and regulatory reform have played a major 
role. Also, thank the synchronized global growth, as all major 
regions of the world are growing simultaneously for the first time in 
over a decade, supporting U.S. exports and corporate profits. The 
industrial property sector is the strongest beneficiary of these trends.

Meanwhile, job growth continues to be strong, if not quite as robust 
as earlier in the cycle. In fact, job growth peaked in early 2015 and 
has been trending down ever since. Employers have been adding 
an average of 170,000 jobs per month this year, compared to over 
250,000 monthly in 2014 and 2015. With the unemployment rate 
at just 4.1%, and consistently below its 5.1% long-term average 
for over two years now, firms find it increasingly difficult to hire 
qualified workers for their open positions. Slowing job growth hurts 
the office property sector most directly.

The big question is why wage growth remains so anemic despite 
the tight labor market conditions, resulting in slowing consumer 
spending. By reducing their savings, households have maintained 
spending as best they can. But, with the nation’s savings rate 
already near its all-time low, spending will slow further unless 
wages finally push up – negatively impacting the retail and 
multifamily property sectors. 

Given the backdrop, property markets remain healthy overall, if not 
growing as vigorously as earlier in the cycle.

 > The industrial sector has emerged as the strongest property 
sector and the new favorite among investors due to robust 
fundamentals including record occupancy and rents, as well as 
net absorption and construction. The sector is booming because 
occupiers are expanding and modernizing their distribution 
channels to meet rising demand courtesy of the strong economy 
and the rapid rise of e-commerce sales, layered on top of strong 
seaport and rail traffic volumes and manufacturing, all of which 
are experiencing year-over-year growth this year.

 > The multifamily sector continues to post historically robust 
fundamentals. Occupancy remains very strong, though down 
slightly from this cycle’s crest, as construction peaks while 
record rent levels are restraining new demand and further rent 
gains. Zillow reports that rent takes a larger share of household 
income now than it did historically in 34 of the nation’s 35 largest 
markets. Though apartments remain the most popular asset class 
and much more coveted than in prior cycles, the surging supply 
pipeline has spooked investors, cutting the sector’s appeal.

Sources: CoStar, Axiometrics and Colliers International

Vacancy Rates Over Time
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Drivers for 2018

The U.S. economy has been mired in a rut of relatively moderate 
growth for the entirety of this recovery and expansion. GDP growth 
has averaged just 2.2% annually in this cycle vs. 3.1% since 1960. 
What could move growth onto a higher trajectory? And what could 
derail the expansion? Three factors look to drive the economy 
upward in 2018:

 > Synchronized pickup in economic growth globally. The 
International Monetary Fund (IMF) forecasts that the world 
economy will expand 3.6% this year, vs. 3.2% last year, and 
rising to 3.7% in 2018. This marks the fastest growth since 2010 
and can be tied to growing manufacturing and trade. Inflation 
remains tame, allowing central banks to retain their  
pro-growth policies. 
 
While the U.S. is a relatively self-sufficient economy, with exports 
accounting for just 12% of GDP, there’s no doubt that we grow 
faster when we have stronger trading partners. Strong global 
growth will provide more demand for U.S.-produced goods  
and services.

 > Exuberant Business Confidence. Corporate America is very 
happy, with surveys of business confidence at their highest levels 
in years. Congress is on the verge of enacting sweeping tax 
cuts and serious tax reform for the first time since Reagan was 
president, with the likely terms heavily favoring businesses. The 
Trump administration is also relaxing a broad range of regulatory 
burdens. And with the growing global economy supporting rising 
offshore demand for our products, U.S. firms are enjoying a 
fortunate confluence of pro-growth stimuluses. 
 
Given these factors, it’s not surprising that business investment 
in capital goods and structures has been surging, on pace to 
grow more than 4% this year after declining modestly in 2016. 
Together with productivity gains and new hires, the investment is 
paying off in rising industrial output, expected to grow by close to 
2% this year, after falling in both 2015 and 2016.

The Trump Administration’s expected infrastructure plan, to be 
announced in January, could further boost both employment 
and economic growth, though no details were available as of this 
writing. All of these trends portend a pickup in economic growth 
this quarter and through 2018. Indeed, GDP growth forecasts for 
2018, as compiled by Consensus Economics, average 2.5% in 
2018 as compared to 2.3% this year, and just 1.6% in 2016. And, 
many economists have been raising their outlook in recent weeks 
suggesting a likely upswing in the consensus forecast.

But, the economy also faces some decided headwinds that may 
limit the positive impacts of the foregoing influences. Notably, the 
tax bill is likely to prompt the Fed to more rapidly shift from dovish 
(pro-growth) to hawkish (anti-inflation) policies that raise interest 
rates and slow wage growth. The possibility of trade wars with 
our trading partners in response to more protectionist U.S. trade 
policies is perhaps the greatest near-term risk for the economy. 
The labor market also faces increasing labor shortages that are 
being exacerbated in key sectors by curbs on immigration. But 
overall, near-term risks seem slanted to the upside.
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 > Congressional Tax Bill. With legislators likely to reconcile the 
somewhat conflicting House and Senate tax bills before year end, 
the U.S. could receive a much needed, if relatively modest, boost 
in 2018. We still don’t know precisely what provisions will end up 
in the final version of the bill, but the key parameters look  
fairly set. 
 
The primary stimulus will come from the unfunded tax cuts 
(that is, without offsetting spending cuts), variously estimated to 
total between $0.5 and $1.4 trillion once the effects of induced 
economic impacts of the $1.5 trillion tax cut are considered, with 
most independent estimates near the upper end of the range. 
In addition, the business sector is poised for faster growth from 
lower tax rates and more favorable treatment of investment, 
among other key benefits. Benefits to households appear to be 
much more limited, however, with many taxpayers facing tax 
hikes, especially in wealthier “blue” states.
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Outlook and Implications for U.S. Property Markets

The consensus forecast of GDP growth for all 2017 is still only 
2.3%, but that looks conservative given recent trends. We expect 
growth to be in the range of 2.5% to 2.7% – still below the long-
term average, but the strongest year of this cycle and more than 
100 bps above last year’s growth. Next year looks to be similar, 
but a slowdown becomes a real possibility for 2019 and especially 
2020, as the cumulative effect of Fed rate hikes take full effect. But 
for now, benevolent economic forces seem to support faster growth 
for 2018.

Similarly, the consensus call has unemployment ending the year 
at 4.4%, falling to 4.0% by year-end 2018, which seems strangely 
out of step with current conditions. Unemployment in the November 
jobs report, was just 4.1%. With a stable labor force participation 
rate and job growth still robust, if down from the rate earlier in the 
cycle, joblessness looks set to fall. Moreover, job growth could well 
accelerate commensurate with faster economic growth, though the 
upside will be limited by the growing labor shortages. In sum, we 
expect the rate to end this year closer to 4% and dip into the high 
3% range next year.

Faster economic growth and strong job growth will continue to 
provide a firm foundation for solid property fundamentals. However, 
stubbornly weak wage growth will limit gains for the multifamily 
and retail sectors. Nonetheless, look for continued Fed tightening 
with at least three more 25 basis-point hikes in 2018, as longer-
term interest rates finally start to rise in earnest.

Key outlooks for the major sectors are as follows:

 > Industrial real estate will continue to prosper in 2018 with 
record construction and asking rental rates, as well as strong 
absorption and rock bottom vacancy rates. Demand from 
retailers will remain robust, but we will see the biggest increases 
in space requirements from wholesalers and third-party logistics 
(3PL) which must expand the size and locations of their 
distribution centers to keep pace with increasing demand from 
e-commerce and a strong overall economy. Moreover, changes 
to FASB accounting standards will push some smaller retailers/
wholesalers that previously handled distribution in house, to 
instead outsource distribution to 3PL companies

 > Expect continued strong, if less outsized, performance in the 
multifamily sector as well. In part due to construction labor 
shortages, deliveries did not crest this year as predicted pushing 
the peak into 2018. With rents already far into record levels, 
affordability is becoming increasingly problematic, hitting demand. 
Accordingly, occupancy rates will remain at 2017’s elevated 
levels, while further rent gains will be moderate, particularly in 
prime urban core submarkets witnessing significant deliveries. 
But downside demand risks are moderated by the still diminished 
(though rising) home buying by millennials unable to get a foot on 
the homeownership rung. 

 > Has the office sector peaked for this cycle? Probably. However, 
with supply and demand expected to remain broadly in tandem, 
stability should persist for the year ahead. The uptick in GDP, and 
potentially job growth, should spur more need for office space. 
But occupancy and rent growth potential will be held in check by 
the continued drive for space efficiency, footprint reduction and 
shared space usage. Still, with construction slowing, supply-side 
risks are modest and market specific. The potential for turbulence 
is greatest on the sales side. The fall-off in investor appetite for 
trophy CBD properties could drive some price corrections and a 
slowdown in properties being brought to market.

 > It’s hard to see how the retail sector emerges stronger in 
2018. Industry dynamics continue to sort players into winners 
and losers, with weaker physical stores falling victim to more 
innovative retailers both on- and off-line. Expect another wave of 
store closures and bankruptcies after the holidays and into 2018. 
Secondary retail centers, especially those in weaker markets, will 
suffer disproportionately. More retail centers need to convert to 
other uses before occupancy and rents can regain their former 
levels. Only extremely reduced construction, which has not 
nearly kept pace with population growth, has limited the extent of 
vacancies in this cycle.

 > The slowdown in property investment will continue next 
year, but transaction volumes remain historically robust. The 
considerable stockpile of dry power will seek out deals in 
suburban submarkets and secondary metros as pricing in 
primary CBDs increasingly discourages core investors. Rising 
interest rates may finally start to have a material impact on 
property acquisition costs and development financing.

While nearly all indicators point to robust fundamentals in 2018, 
there are some headwinds to look out for in the coming year. The 
biggest concern is the availability of qualified workers with labor 
shortages growing in key sectors, especially those with a high 
proportion of immigrant workers. Asking rents have surpassed 
all-time records in a growing share of markets and will continue 
to rise. Finally, while the current administration’s trade policies 
including the future of NAFTA are still uncertain, a major change 
in U.S. trade policies could have profound negative effects on the 
industrial and retail sectors especially. 

Finally, in all likelihood the new tax bill will have little direct impact 
on the property sector beyond improved fundamentals owing to 
stronger economic and job growth. Key provisions of particular 
interest to the real estate sector – mortgage interest deductibility, 
asset depreciation and tax-free 1031 exchanges – have few to no 
material changes. However, most investors will benefit from lower 
corporate taxes, caps on the tax rate on REIT dividends and/or 
more generous pass-through income provisions, though rules that 
tighten carried-interest holding requirements to qualify for capital 
gains treatment could hurt some entities. 
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THE VIEW FROM ABROAD 

Europe

The European political scene remains somewhat in limbo as 
Brexit negotiations stutter along, post-election changes in 
Germany present ongoing challenges to the existing coalition 
and the Catalonian referendum creates headaches for Spanish 
sovereignty. That said, the Eurozone economy is growing at full 
tilt. GDP should be at around 2.4% for 2017, its highest rate in 
years. Gains in investment spending and a positive contribution 
from net trade, along with an increase in consumer spending all 
underpinned the rise in GDP. Perhaps most encouraging is the 
rise in corporate investment spending, as Eurozone companies 
invest to participate in growing world trade and dynamic 
domestic demand.

Property investment volumes for 2017 should match those 
of 2016, which is positive considering the late cycle impact 
of reduced product for sale, low yields and broader political 
uncertainty. The more peripheral markets of Europe continue to 
see higher growth, notably in central and south-eastern Europe 
which continue to expand off a low base.

The same fundamentals will drive activity in 2018: strong 
weight of capital and low interest rates, and the economic 
expansion of the Eurozone will help drive occupier activity 
and investment volumes. We do not anticipate any major shift 
in volumes in 2018, as finding product (especially core/core+ 
assets with a willing/forced seller) remains challenging; the 
market will need to be driven by new development, which has 
become an increasingly visible feature of 2017.

Asia

Conditions in Asian investment property markets remain firm. 
Hong Kong and Singapore have been especially strong, with Hong 
Kong set to overtake Tokyo as Asia’s top investment market this 
year, and activity in India is starting to strengthen. Economic 
growth is accelerating globally, while real interest rates look set 
to stay low and perhaps even fall over the next few years in Hong 
Kong, Singapore, China and India. We agree with the findings 
of Colliers’ Hong Kong Investor Survey that strong conditions 
should persist in key Asian centers in the near term, and think that 
transaction volumes could rise again next year, with yields falling 
even further. However, stretched valuations are becoming an 
issue. Singapore stands out as still offering good value.

What could go wrong? In our view, the greatest risk to investment 
property values in Asia is a global financial downturn, stimulated 
by rich valuations (notably in equities). We also highlight the 
chance that investment markets may suffer from signs of reduced 
demand for leased CBD office space from financial tenants due to 
artificial intelligence. A third, less probable outcome is a significant 
Asian conflict.

Pete Culliney
Director of Research | Global

+1 212 716 3698
pete.culliney@colliers.com
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FEDERAL FINANCIAL INSTITUTIONS EXAMINATION COUNCIL  

[Docket No. [insert]] 

Final Order Denying Temporary Waiver Relief  

AGENCY: Appraisal Subcommittee of the Federal Financial Institutions Examination Council. 

ACTION:  Final Order denying temporary waiver relief. 

SUMMARY:  The Appraisal Subcommittee (ASC) of the Federal Financial Institutions 

Examination Council (FFIEC) is issuing a final order denying temporary waiver relief pursuant 

to section 1119(b) of Title XI of the Financial Institutions Reform, Recovery, and Enforcement 

Act of 1989, as amended, and the rules promulgated thereunder.  This order denies temporary 

waiver relief requested from State certification requirements for certified general real property 

appraisers performing commercial appraisals for federally regulated lenders within the 

Tennessee counties of Dickson, Maury, Williamson and Davidson. 

DATES:  Effective [Insert date published in Federal Register].  

FOR FURTHER INFORMATION CONTACT:  

James R. Park, Executive Director, at (202) 595-7575, or Alice M. Ritter, General Counsel, at 

(202) 595-7577, Appraisal Subcommittee, 1401 H Street NW, Suite 760, Washington, DC 

20005. 

SUPPLEMENTARY INFORMATION:    

I.  Background 

      A.  Relevant statutory provisions and regulations 

Title XI of the Financial Institutions Reform, Recovery, and Enforcement Act of 1989, as 
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amended (Title XI), established the ASC.1  The purpose of Title XI is “to provide that Federal 

financial and public policy interests in real estate related transactions will be protected by 

requiring that real estate appraisals utilized in connection with federally related transactions are 

performed in writing, in accordance with uniform standards, by individuals whose competency 

has been demonstrated and whose professional conduct will be subject to effective supervision.”2    

Title XI requires all federally insured financial institutions to use State licensed or certified 

appraisers in federally related transactions.3  Section 1119(b) of Title XI, 12 U.S.C. 3348(b), 

authorizes the ASC to waive, on a temporary basis and with approval of the FFIEC, any State 

certification or licensing requirement relative to certifying or licensing individuals to perform 

appraisals under Title XI in a State or geographic political subdivisions of a State upon a written 

determination that there is a scarcity of certified or licensed appraisers leading to significant delays in 

the performance of appraisals in connection with federally related transactions.  Congress intended 

that the ASC exercise this waiver authority “cautiously.”4 

The ASC has issued procedures5 governing the processing of temporary waiver requests.  After 

receiving a waiver request, the ASC is required to issue a public notice in the Federal Register 

requesting comment on the request for a proposed temporary waiver.  Within 15 days of the close of 

the 30-day comment period, the ASC, by order, will grant or deny a waiver, in whole or in part, and 

                                                            
1 The ASC Board is comprised of seven members.  Five members are designated by the heads of the FFIEC agencies 
(Board of Governors of the Federal Reserve System [Board], Consumer Financial Protection Bureau [CFPB], 
Federal Deposit Insurance Corporation [FDIC], Office of the Comptroller of the Currency [OCC], and National 
Credit Union Administration [NCUA]).  The other two members are designated by the heads of the Department of 
Housing and Urban Development (HUD) and the Federal Housing Finance Agency (FHFA). 
2 Title XI § 1101, 12 U.S.C. 3331. 
3 “Federally related transaction” refers to any real estate related financial transaction which: a) a federal financial 
institutions regulatory agency engages in, contracts for, or regulates; and b) requires the services of an appraiser.  
(Title XI § 1121 (4), 12 U.S.C. 3350.)   
4 House Comm. on Banking, Finance and Urban Affairs, Report Together with Additional, Supplemental, Minority, 
Individual, and Dissenting Views, Financial Institutions Reform, Recovery and Enforcement Act of 1989, H.R. Rep. 
No. 101-54 Part 1, 101st Cong., 1st Sess., at 482-83. 
5 12 CFR part 1102, subpart A. 
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upon specified terms or conditions, including provisions for waiver termination.  If the ASC 

approves any or all of the request, it is subject to concurrence by the FFIEC.  Such order shall 

respond to comments received and shall provide reasons for the ASC’s finding.  The order shall be 

published promptly in the Federal Register.   

      B.  Procedural Status 

On November 20, 2017, a letter requesting consideration of a temporary waiver was received 

by the ASC from TriStar Bank, a state-charted bank located in Dickson, Tennessee (Requester).  

On November 30, 2017, ASC staff replied by letter to the Requester, in which ASC staff 

described the information required to file a completed waiver request pursuant to 12 CFR §§ 

1102.2 and 1102.3, subpart A, Temporary Waiver Requests.  On January 22, 2018, the Requester 

submitted additional information (dated January 10, 2018) in response to the ASC’s November 

30, 2017 letter.  On March 9, 2018, the ASC published a notice of received request for a 

temporary waiver with a 30-day public comment period to give interested persons 30 days to 

comment, including submission of written data, views and arguments.6  The comment period 

closed on April 9, 2018.  A discussion of the public comments received by the ASC concerning 

the request for temporary waiver relief follows in Section III below. 

The ASC called a special meeting to consider this matter on April 23, 2018, and voted to 

approve the issuance of this final order.   

II.  Request for a Temporary Waiver 

      The request submitted by the Requester sought temporary waiver relief from State 

certification requirements for certified general real property appraisers performing commercial 

appraisals for federally regulated lenders within the Tennessee counties of Dickson, Maury, 

                                                            
6 83 FR 10480 (March 9, 2018).  
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Williamson and Davidson.  The Requester stated that the request was “to receive a one-year 

waiver of the appraisal regulation’s requirements to utilize a certified appraiser . . . . for 

appraisals completed within the Nashville MSA . . . . mostly in Dickson, Maury, Williamson and 

Davidson counties.”  The Requestor submitted data to support the request alleging a scarcity of 

certified general appraisers and delays experienced in receiving commercial 

appraisals/evaluations.  Specifically, the Requester stated there is only one certified general 

appraiser in the county of Dickson, and the demand is so great in the Nashville MSA area that 

they are having a very difficult time receiving appraisals in a reasonable amount of time.  The 

Requester expressed concern that “current regulation and requirements are not allowing a healthy 

marketplace to obtain independent values.”   

      The information provided by the Requester shows that both fees and appraisal delivery times 

increased nominally in some cases and significantly in others.  However, over that same time 

period, the Requester’s book of lending business appears to have moved toward higher value and 

possibly more complex properties.  For 2013, 170 appraisal/evaluations are reported for a total of 

$40,973,000 or $241,018 per valuation.  For 2017, 148 valuations are reported for a total of 

$59,714,250 or $403,475 per valuation.  It is reasonable to assume that the increased valuation 

figures are partially attributable to increasing property values, but also could be related to 

increasing complexity in valuation assignments.  In 2013, 13 appraisers performed valuations for 

TriStar, and in 2017, 7 appraisers performed valuations for TriStar.  Certified appraisers were 

used for evaluations as well as appraisals. The Requester has not provided any details on the size 

of their fee panel or other business practices regarding how they qualify and select appraisers.   

There is no evidence that TriStar has been adding additional appraisers to their panel.  In 

addition, 9 appraisers credentialed in Tennessee responded to the ASC request for comments 
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stating they have contacted TriStar offering to perform appraisals for the bank, but have not been 

assigned any appraisals or evaluations to date. 

      The Tennessee Real Estate Appraiser Commission (TN REAC) responded to the ASC 

request for comment on the temporary waiver request.  The TN REAC letter asserts no shortage 

of appraisers currently exists to service the four counties.  The data provided by TN REAC states 

that 174 Certified General appraisers (491 total) are available in the four counties and the 

directly surrounding area.  This data is supported by National Registry data, and data collected 

by the ASC staff.  The TN REAC letter also states that “the Commission is concerned that 

allowing TriStar this waiver will cause detrimental harm to the residents of Tennessee by 

allowing unlicensed, unregulated and potentially unqualified individuals to perform appraisals – 

potentially leading consumers to detrimentally rely on a faulty appraisal.” 

III.  ASC discussion 

The ASC received 146 (to date) comment letters in response to the published notice of 

received request for a temporary waiver and request for comment.  These comment letters were 

received from State appraiser certifying and licensing agencies, appraiser and real estate trade 

associations, professional associations, AMCs, appraisal firms and appraisers.  The clear 

majority of comments received were from appraisers opposing the granting of a temporary 

waiver.  Several comments were also received from appraisal trade organizations opposing the 

granting of a temporary waiver.  The TN REAC comment is addressed above.   

      In order to grant a temporary waiver, and in accordance with procedures7 governing the 

processing of temporary waiver requests, the ASC would first need to make a determination that a 

scarcity of credentialed appraisers is leading to significant delays in obtaining appraisals for 

                                                            
7 12 CFR part 1102, subpart A. 
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federally related transactions (FRTs) in the geographic area specified in the request.  Particularly 

persuasive on the issue of scarcity of appraisers in the area specified by the Requester is the data 

submitted by TN REAC as verified by ASC National Registry data.  In reliance on that data, the 

ASC is unable to issue a written, duly authorized determination of scarcity of appraisers.  While 

the Requester asserts they are having a “difficult time receiving appraisals in a reasonable 

amount of time,” the data does not support the delay being the result of a scarcity of appraisers.   

      Accordingly, the ASC does not find that a scarcity of State certified general appraisers exists 

in the Tennessee counties of Dickson, Maury, Williamson and Davidson causing a significant 

delay in obtaining the services of certified general appraisers for commercial appraisals in 

connection with federally related transactions.   

VI.  Order  

      Therefore, the ASC finds there is not a scarcity of State certified general appraisers causing 

delays in obtaining the services of certified general appraisers for commercial appraisals in 

connection with federally related transactions in the Tennessee counties of Dickson, Maury, 

Williamson and Davidson.  Accordingly, pursuant to section 1119(b) of Title XI and 12 CFR 

part 1102, subpart A, the ASC is denying the request for temporary waiver relief from the State 

certification requirements for certified general appraisers to perform commercial appraisals that 

are also federally related transactions in the Tennessee counties of Dickson, Maury, Williamson 

and Davidson. 

By the Appraisal Subcommittee, 

 

___________________________________  _____________________________                    
Arthur Lindo      Dated: April 23, 2018 
Chairman 
Billing Code 6700-01 
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FEDERAL FINANCIAL INSTITUTIONS EXAMINATION COUNCIL  

[Docket No. [insert]] 

Final Order Granting Temporary Waiver Relief  

AGENCY: Appraisal Subcommittee of the Federal Financial Institutions Examination Council. 

ACTION:  Final Order granting temporary waiver relief. 

SUMMARY:  The Appraisal Subcommittee (ASC) of the Federal Financial Institutions 

Examination Council (FFIEC), with the FFIEC’s approval, is issuing a final order granting 

temporary waiver relief pursuant to section 1119(b) of Title XI of the Financial Institutions 

Reform, Recovery, and Enforcement Act of 1989, as amended, and the rules promulgated 

thereunder.  This order grants temporary waiver relief from State certification requirements for 

certified general real property appraisers performing commercial appraisals for federally 

regulated lenders within the Tennessee counties of Dickson, Maury, Williamson and Davidson, 

and will run from May 15, 2018, through May 15, 2019, unless the scarcity of certified general 

appraisers is alleviated before the order’s termination date. 

DATES:  Effective date.  Effective date of this order is May 15, 2018.  

FOR FURTHER INFORMATION CONTACT:  

James R. Park, Executive Director, at (202) 595-7575, or Alice M. Ritter, General Counsel, at 

(202) 595-7577, Appraisal Subcommittee, 1401 H Street NW, Suite 760, Washington, DC 

20005. 

SUPPLEMENTARY INFORMATION:    

I. Background 

A.  Relevant statutory provisions and regulations 

Title XI of the Financial Institutions Reform, Recovery, and Enforcement Act of 1989, as 
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amended (Title XI), established the ASC.1  The purpose of Title XI is “to provide that Federal 

financial and public policy interests in real estate related transactions will be protected by 

requiring that real estate appraisals utilized in connection with federally related transactions are 

performed in writing, in accordance with uniform standards, by individuals whose competency 

has been demonstrated and whose professional conduct will be subject to effective supervision.”2    

Title XI requires all federally insured financial institutions to use State licensed or certified 

appraisers in federally related transactions.3  Section 1119(b) of Title XI, 12 U.S.C. 3348(b), 

authorizes the ASC to waive, on a temporary basis and with approval of the FFIEC, any State 

certification or licensing requirement relative to certifying or licensing individuals to perform 

appraisals under Title XI in a State or geographic political subdivisions of a State upon a written 

determination that there is a scarcity of certified or licensed appraisers leading to significant delays in 

the performance of appraisals in connection with federally related transactions.  Congress intended 

that the ASC exercise this waiver authority “cautiously.”4 

The ASC has issued procedures5 governing the processing of temporary waiver requests.  After 

receiving a waiver request, the ASC is required to issue a public notice in the Federal Register 

requesting comment on the request for a proposed temporary waiver.  Within 15 days of the close of 

the 30-day comment period, the ASC, by order, will grant or deny a waiver, in whole or in part, and 

                                                            
1 The ASC Board is comprised of seven members.  Five members are designated by the heads of the FFIEC agencies 
(Board of Governors of the Federal Reserve System [Board], Consumer Financial Protection Bureau [CFPB], 
Federal Deposit Insurance Corporation [FDIC], Office of the Comptroller of the Currency [OCC], and National 
Credit Union Administration [NCUA]).  The other two members are designated by the heads of the Department of 
Housing and Urban Development (HUD) and the Federal Housing Finance Agency (FHFA). 
2 Title XI § 1101, 12 U.S.C. 3331. 
3 “Federally related transaction” refers to any real estate related financial transaction which: a) a federal financial 
institutions regulatory agency engages in, contracts for, or regulates; and b) requires the services of an appraiser.  
(Title XI § 1121 (4), 12 U.S.C. 3350.)   
4 House Comm. on Banking, Finance and Urban Affairs, Report Together with Additional, Supplemental, Minority, 
Individual, and Dissenting Views, Financial Institutions Reform, Recovery and Enforcement Act of 1989, H.R. Rep. 
No. 101-54 Part 1, 101st Cong., 1st Sess., at 482-83. 
5 12 CFR part 1102, subpart A. 
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upon specified terms or conditions, including provisions for waiver termination.  If the ASC 

approves any or all of the request, it is subject to concurrence by the FFIEC.  Such order shall 

respond to comments received and shall provide reasons for the ASC’s finding.  The order shall be 

published promptly in the Federal Register.  The ASC at any time may terminate such an order on a 

finding that: (1) the significant delays in obtaining certified or licensed appraiser services no longer 

exist; or (2) the terms and conditions of the waiver order are not being satisfied.  The ASC is required 

to publish its termination finding promptly in the Federal Register and to solicit public comments on 

the finding for a 30-calendar day period.  Absent further ASC action, the finding becomes final 

automatically 21 calendar days after the end of the comment period.6 

      B. Procedural Status 

On November 20, 2017, a letter requesting consideration of a temporary waiver was received 

by the ASC from TriStar Bank, a state-charted bank located in Dickson, Tennessee (Requester).  

On November 30, 2017, ASC staff replied by letter to the Requester, in which ASC staff 

described the information required to file a completed waiver request pursuant to 12 CFR §§ 

1102.2 and 1102.3, subpart A, Temporary Waiver Requests.  On January 22, 2018, the Requester 

submitted additional information (dated January 10, 2018) in response to the ASC’s November 

30, 2017 letter.  On March 9, 2018, the ASC published a notice of received request for a 

temporary waiver with a 30-day public comment period to give interested persons 30 days to 

comment, including submission of written data, views and arguments.7  The comment period 

closed on April 9, 2018.  A discussion of the public comments received by the ASC concerning 

the request for temporary waiver relief follows in Section III below. 

                                                            
6 The ASC may also initiate an extension of temporary waiver relief on its own or pursuant to the request of a State 
agency.  
7 83 FR 10480 (March 9, 2018).  
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The ASC called a special meeting to consider this matter on April 23, 2018, and voted to 

approve the issuance of this final order.  On _________, 2018, the FFIEC concurred in the 

ASC’s determination. 

II. Request for a Temporary Waiver 

The request submitted by the Requester sought temporary waiver relief from State 

certification requirements for certified general real property appraisers performing commercial 

appraisals for federally regulated lenders within the Tennessee counties of Dickson, Maury, 

Williamson and Davidson.  The Requester stated that the request was “to receive a one-year 

waiver of the appraisal regulation’s requirements to utilize a certified appraiser . . . . for 

appraisals completed within the Nashville MSA . . . . mostly in Dickson, Maury, Williamson and 

Davidson counties.”  The Requestor submitted data to support the request alleging a scarcity of 

certified general appraisers and delays experienced in receiving commercial 

appraisals/evaluations.  Specifically, the Requester stated there is only one certified general 

appraiser in the county of Dickson, and the demand is so great in the Nashville MSA area that 

they are having a very difficult time receiving appraisals in a reasonable amount of time.  The 

Requester expressed concern that “current regulation and requirements are not allowing a healthy 

marketplace to obtain independent values.” 

III. ASC discussion 

The ASC received ___ comment letters in response to the published notice of received 

request for a temporary waiver.  These comment letters were received from State appraiser 

certifying and licensing agencies, AMCs, appraiser and real estate trade associations, 

professional associations, appraisal firms and appraisers.   

[Address comments received] 
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 Based on the foregoing representations of the Requester and other information received, the 

ASC believes that a scarcity of State certified general appraisers exists in the Tennessee counties 

of Dickson, Maury, Williamson and Davidson causing a significant delay in obtaining the 

services of certified general appraisers for commercial appraisals in connection with federally 

related transactions.   

VI. Order  

 Therefore, the ASC finds that a scarcity of State certified general appraisers exists, and that 

significant delays in obtaining the services of certified general appraisers for commercial 

appraisals in connection with federally related transactions are being experienced in the 

Tennessee counties of Dickson, Maury, Williamson and Davidson.  Accordingly, pursuant to 

section 1119(b) of Title XI and 12 CFR part 1102, subpart A, the ASC orders temporary waiver 

relief from the State certification requirements for certified general appraisers to perform 

commercial appraisals that are also federally related transactions in the Tennessee counties of 

Dickson, Maury, Williamson and Davidson for the period beginning on May 15, 2018, through 

May 15, 2019, unless the scarcity of certified general appraisers is alleviated before the order’s 

termination date, subject to the following conditions: 

 (1) [Requirements for monitoring reports] 

(2) [Requirement to notify ASC promptly of any circumstances that might adversely 

affect compliance with the terms of this order] 

(3) [Any other conditions placed on Requester] 
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 During the time that this order is effective, for commercial transactions that are also 

federally related transactions, federally regulated lenders8 in the Tennessee counties of Dickson, 

Maury, Williamson and Davidson may obtain the services of individuals who have not been 

credentialed as certified general appraisers to perform valuation services, so long as valuation 

services are performed in a manner that is consistent with the appraisal regulations, 

requirements, guidelines and standards of the appropriate federal financial institutions regulatory 

agency.9 

   

By the Appraisal Subcommittee, 

 

___________________________________  _____________________________                    
Arthur Lindo      Dated: April 23, 2018 
Chairman 
 

 

Billing Code 6700-01 

                                                            
8 “Federally regulated lenders” refers to a lender regulated by one of the Federal financial institutions regulatory 
agencies (Board, FDIC, OCC, and NCUA).  (12 U.S.C. 3350(6)). 
9 See footnote 8. 
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