
   

TTEEXXAASS                                        AAPPPPRRAAIISSEERR  LLIICCEENNSSIINNGG  &&  CCEERRTTIIFFIICCAATTIIOONN  BBOOAARRDD  
 
 

 

P.O. Box 12188  Austin, Texas 78711-2188 ● 512-936-3001 ● www.talcb.texas.gov 
 

 

MEETING AGENDA 

AMC Advisory Committee 
TALCB Headquarters Office 

4th Floor, Stephen F. Austin State Office Building 
1700 North Congress, Austin, Texas 78701 

 
 Monday, November 4, 2013, 8:30 a.m. 

 
1. Call to order 

 
2. SES report on AMC complaint cases 

 

3. Discussion following presentation of AMC software demonstration by a la mode, inc. 
 

4. Discussion and possible action regarding AMC panel disqualification for: 
(a) appraisers who have had complaints filed against them but dismissed without 

discipline 
(b) submitting appraisal reports where trainees are used 
(c) refusing to give personal information to a third party background check company 

 
5. Discussion and possible action regarding rules or revisions for §1104.161 of the Texas 

Appraisal Management Company Registration and Regulation Act 
 

6. Discussion and possible action regarding 60 day payment threshold for prompt 

payment 
 

7. Discussion and possible action regarding auditing AMCs for compliance with TALCB 
statute and rules 
 

8. Discussion and possible action regarding an AMC funded Recovery Fund and other 
alternatives for appraisers 

 
9. Discussion and possible action regarding issues and agendas for future meetings 

 

10.Discussion regarding future meetings dates 
 

11.Adjourn 
 

 

The AMC Advisory Committee of the Texas Appraiser Licensing and Certification Board 
may meet with its attorney in executive session on any item listed above as authorized 

by the Texas Open Meetings Act, Tex. Gov’t Code, §551.071 to consult with its 
attorney. 
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AMC COMPLAINTS 

 
Complainant Complaint # Complaint Status License Type Respondent Received Date Classification Assigned to Disposition Disposition Date

DURHAM RONALD DWAYNE 2013096 Closed APO VALUATION PARTNERS 11/29/2012 OTHE - Other dwilson Dismissed by Commissioner w/AL 1/22/2013

ALDRIDGE DAVID EDWARD 2013086 Closed APO JVI APPRAISAL DIVISION LLC 11/14/2012 ETHC - Ethics mcaldwell Dismissed by Commissioner 4/29/2013

TOLOPKA MICHAEL ANTHONY 2013072 Closed APO JVI APPRAISAL DIVISION LLC 10/23/2012 ETHC - Ethics mcaldwell Dismissed by Commissioner 4/29/2013

MCINTURFF DAVID CHARLES 2013067 Closed APO JVI APPRAISAL DIVISION LLC 10/22/2012 ETHC - Ethics mcaldwell Dismissed by Commissioner 4/29/2013

BORING JOHN MATTHEW 2013084 Closed APO JVI APPRAISAL DIVISION LLC 11/9/2012 OTHE - Other mcaldwell Dismissed by Commissioner 4/29/2013

KREAMER MARK 2013044 Closed APO JORDAN REAL ESTATE GROUP INC 10/1/2012 VALU - Value rforrester Dismissed by Commissioner w/AL 8/1/2013

MARLOW BRIAN JAMES 2013061 Closed APO JVI APPRAISAL DIVISION LLC 10/22/2012 OTHE - Other mcaldwell Dismissed by Commissioner 4/29/2013

WATSON DEBORAH LOYCE 2013028 Closed APO JVI APPRAISAL DIVISION LLC 9/27/2012 OTHE - Other mcaldwell Dismissed by Commissioner 4/18/2013

AVILES ANDREW 2013248 Closed APO STREETLINKS LLC 6/18/2013 USAP - USPAP rforrester Dismissed by Commissioner 8/15/2013

LEAL LAURO 2013083 Closed APO JVI APPRAISAL DIVISION LLC 11/7/2012 OTHE - Other mcaldwell Dismissed by Commissioner 4/29/2013

SORGE GREGORY KENT 2013070 Closed APO JVI APPRAISAL DIVISION LLC 10/22/2012 ETHC - Ethics mcaldwell Dismissed by Commissioner 4/29/2013

MCCOY KLINT 2013056 Closed APO LESTER MICHAEL LANCE 10/19/2012 OTHE - Other rforrester Dismissed by Commissioner 1/22/2013

FREESE KEN MITCHEL 2013071 Closed APO JVI APPRAISAL DIVISION LLC 10/22/2012 ETHC - Ethics mcaldwell Dismissed by Commissioner 4/29/2013

JONES ROBERT RANDELL 2013114 Closed APO ES APPRAISAL SERVICES LLC 12/27/2012 ETHC - Ethics dwilson Disciplinary Action (not through Orders) 7/10/2013

GARZA ROBERT LEE 2013032 Closed APO RELS 9/27/2012 VALU - Value jstrawmyer Dismissed by Commissioner 11/29/2012

MOFFITT MICHAEL LOUIS 2013026 Closed APO JVI APPRAISAL DIVISION LLC 9/18/2012 OTHE - Other mcaldwell Dismissed by Commissioner 4/29/2013

STREEP WILLIAM CLOKE 2012302 Closed APO JVI APPRAISAL DIVISION LLC 8/2/2012 OTHE - Other mcaldwell Disciplinary Action (not through Orders) 4/8/2013

LYSSY MATT 2013266 Open APO STREETLINKS LLC 7/3/2013 USAP - USPAP jstrawmyer Pending

TALCB 2014039 Open APO BOOTH MILTON (LANDAVALUE) 10/9/2013 USAP - USPAP Pending  
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AGENDA ITEM 5 
 

TEXAS OCCUPATIONS CODE Sec. 1104.161. 
REMOVAL OF APPRAISER FROM APPRAISAL PANEL 

Sec. 1104.161.  REMOVAL OF APPRAISER FROM APPRAISAL PANEL.  (a)  Other than 
during the first 30 days after the date an appraiser is first added to the appraisal panel of an 
appraisal management company, a company may not remove an appraiser from its panel, or 
otherwise refuse to assign requests for appraisal services to an appraiser without: 

(1)  notifying the appraiser in writing of the reasons for removal from the 
company's panel; 

(2)  if the appraiser is being removed from the panel for illegal conduct, a 
violation of the Uniform Standards of Professional Appraisal Practice, or a violation of this 
chapter, notifying the appraiser of the nature of the alleged conduct or violation; and 

(3)  providing an opportunity for the appraiser to respond in writing to the 
notification. 

(b)  An appraiser who is removed from the appraisal panel of an appraisal management 
company for alleged illegal conduct, a violation of the Uniform Standards of Professional 
Appraisal Practice, or a violation of this chapter, may file a complaint with the board for a 
review of the decision of the company if the matter remains unresolved after the appraiser 
completes the company's dispute resolution process under Section 1104.162. 

(c)  In a review under Subsection (b), the board may not make any determination 
regarding the nature of the business relationship between the appraiser and the appraisal 
management company that is unrelated to the grounds for the removal. 

(d)  The board shall hear and resolve a complaint filed under Subsection (b) not later 
than the 180th day after the date the complaint is filed with the board. 

(e)  If after opportunity for hearing and review, the board determines that an appraiser 
did not commit the alleged violation, the board shall order that the appraiser be returned to 
the appraisal panel of the appraisal management company.  The appraisal management 
company may not refuse to make assignments for appraisal services or otherwise penalize the 
appraiser after returning the appraiser to the company's appraisal panel. 
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COMPLIANCE AUDITS OF AMCS 
 

TEXAS 
Sec. 1104.156. of the Occupations code authorizes TALCB to audit the records of a registered AMC to ensure 
compliance with the statute, board rules, and USPAP. 
 
Here are a few examples of what other states are doing: 
 

MONTANA 
Montana statute requires the Montana regulatory agency to randomly audit at least 10% of the AMCs. Those 

audited must provide audit materials for the prior 12-month period. And all costs associated with the audit 

are passed to the AMC.  

Rules have been proposed detailing the information that AMCs are required to provide (detailed below).  

AUDIT PROCESS: Upon request, each AMC selected for audit must provide the following information to the 
board office in the form required by the board: 

 written policy for quality control examinations and reviews; 

 written policy for determining the good standing of each appraiser panel member; 

 written policy identifying how geographic competency is determined for each appraiser panel 
member; 

 the following information regarding reconsiderations of value: 

 written policy to request a reconsideration of value; 

 number of reconsiderations of value that were requested in the 12 months preceding renewal; 

 name of any person who provided additional sales for reconsideration; 

 sources of the sales data provided for every additional sale given to the appraiser to analyze; and 

 written notification to the appraiser regarding the justification for the reconsideration; and 

 the following information regarding the removal of an appraiser from the company's appraiser panel: 

 number of appraisers removed from the panel in the 12 months preceding renewal; 

 reasons for each removal; and 

 a copy of the written removal notification provided to each appraiser. 
 
In addition to the information specified above, for each member of the appraiser panel, an AMC selected for 
audit must provide upon request: 

 name of each appraiser on the appraiser panel; 

 number of engagements performed; and 

 any appraisal review performed for USPAP compliance for each panel member, including: 
(i) address of property appraised; 
(ii) date assigned and date completed; 
(iii) name and license number of appraiser who performed the review; 
(iv) appraisal report and corresponding appraisal review completed for USPAP compliance in the 

previous renewal year; 
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(v) documentation of any alteration of the appraisal report; 
(vi) listing of any additional sales data provided to the appraiser; 
(vii) name and contact information of the person who selected the additional sales data for the 

appraiser to respond to or analyze; and 
(viii) amount of fees and date paid to the appraiser. 

 

OREGON 
State board must audit AMCs no later than 2 years from the date of registration, or 2 years from a date 
established by the director. The director can audit an AMC at any reasonable time and can require the 
production of records as often as is reasonably necessary.  An AMC that refuses to submit to an audit is 
considered to have failed the audit.  
 
AUDIT PROCESS:  
The audit examines the AMC’s compliance with state regulations, including but not limited to examination of 
the following:  

 The AMC’s system to verify the competency of appraisers on their panel meeting the minimum 
requirements in the state  

 The names, license or certification numbers, and competency information required by rule or certified 
appraisers on the applicant’s appraiser panel.  

 The AMC’s dispute resolution process as described in statute and rule, including a sampling of disputes 
and the resolution of those disputes chosen by the auditor.  

 The AMC’s record retention schedule, consistent with statutory provisions 

 The AMC’s business practices and transactions that may indicate:  
(i) an attempted to influence the development, reporting or review of an appraisal or appraisal 

review assignment, consistent with the prohibitions established by statute;  
(ii) the AMC substantively altered a completed appraisal report submitted by an appraiser, in any 

way;  
(iii) The AMC failed to make payments to an independent contractor appraiser for the completion of 

an appraisal or appraisal review, excluding claims for breach of contract or substandard 
performance; or  

(iv) The AMC violated any other statutory provision 
 

WASHINGTON 
AMCs are required to retain records in accordance with state law and those records are subject to random 
audit by the state regulatory agency without notice and must be readily available for inspection by a 
representative of the agency. 
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AMC RECOVERY FUND AND SURETY BOND REQUIREMENTS BY STATE 

The types of obligations covered by surety bonds differ for state to state based on the state’s particular AMC regulation, and 

include penalties owed to the state in connection with disciplinary actions, timely payment to contracted appraiser, unpaid 

appraiser fees, and/or negligent appraisal activity.  

STATE STATUTORY REQUIREMENT WHAT DOES IT COVER 

Alabama 
AMCs required to file a $25,000 surety bond. Cash deposit 
or other security may be accepted in lieu of the required 
bond.  

Broad coverage: pays for claims against AMC for failure 
to comply with the performance of obligations under 
the state’s AMC registration act. 

Arkansas 
AMCs required to file $20,000 of coverage in the form of a 
surety bond, cash deposit, or security deposit. 
 

Broad coverage: pays for claims against AMC for failure 
to comply with the performance of obligations under 
the state’s AMC registration act. 

Arizona 

AMCs required to file a $20,000 surety bond. No rules to clarify coverage. Bond form implies that 
bond pays for claims against AMC for failure to comply 
with the performance of obligations under the state’s 
AMC registration act. 

Colorado 
AMCs required to file a $25,000 surety bond Broad coverage: Covers acts contemplated for appraisal 

management companies under the state’s licensing act. 

Georgia 

AMCs required to file a $20,000 surety bond. 
 
Cash bond or property bond may be accepted in lieu of 
the required bond. 

Broad coverage: Pays for claims against an AMC for 
failure in the performance of the standards required of 
AMCs by the state’s licensing and regulation act. 

Illinois 
AMCs required to file a $25,000 surety bond Pays for the recovery of expenses, fines, or fees due to 

or levied by the Department in accordance with the 
state’s licensing and registration act 

Kentucky 

Legislature replaced the surety bond requirement with a 
recovery fund. The statute authorizes the regulatory 
entity to collect up to $800 per AMC for the fund, and the 
fund amount is capped at  
 
Agency rules implemented a $300 recovery fund payment 
per AMC. 

Provide restitution to any licensed or certified real 
property appraiser who has suffered financial loss 
because an AMC is no longer registered with the state 
(either voluntarily or involuntarily).  
 
To be paid from the fund, an appraiser must have 
received a final judgment from a court within the state 
and have no viable alternative for full restitution is 
available, as determined by the state regulatory agency 
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Louisiana 
AMCs required to file $20,000 of coverage before they can 
be licensed. A deposit of cash or security may be accepted 
in lieu of the surety bond. 

Broad coverage: pays for claims against AMC for failure 
to comply with the performance of obligations under 
the state’s AMC registration act. 

Mississippi 

AMCs required to file a $20,000 surety bond. Pays for claims made by any person who suffers any 
damage or loss as a result of the appraisal management 
company’s breach of contract or of any obligation 
arising therefrom or any violation of law. 

Missouri 

AMCs required to post $20,000 of bond insurance 
coverage. 

Broad coverage: Pays for claims against an AMC for 
failure in the performance of the AMC, its employees, or 
agents in connection with the activities of the AMC and 
compliance with the state’s licensing and regulation act.  

Nebraska 
AMCs required to file $25,000 of bond insurance 
coverage. 

Broad coverage: Pays for claims against an AMC for 
violations of the state’s registration act 

New Mexico 

AMCs required to file a $10,000 bond or cash collateral 
worth $10,000. 

Pays for the recovery of expenses, fines, or fees due to 
or levied by the Department in accordance with the 
state’s licensing and registration act as well as claims 
arising out of an AMC’s violation of the state’s 
registration act. 

North Carolina 

AMCs required to file a $25,000 surety bond. Pays for claims against an AMC for failure in the 
performance of the obligations required of AMCs by the 
state’s licensing and regulation act and to any real 
estate appraiser who performed an appraisal but has 
not been paid.   

North Dakota 
State’s Licensing Act not effective until 01/01/2014 

 
AMCs will be required to file a $25,000 surety bond 

No specificity in the statute 

Oregon 

AMCs required to file a $25,000 surety bond. In lieu of the 
surety bond, an AMC can file a in deposit in cash or 
negotiable securities acceptable to the state regulatory 
entity.  

Applies to both unpaid contract fees and negligent or 
improper appraisal activity. 

Pennsylvania 

AMCs required to file a $20,000 surety bond Pays for the recovery of damages for a failure of the 
AMC to perform obligations under the act or an 
appraiser who has performed an appraisal and has not 
been paid.  
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Tennessee 
AMCs required to file $20,000 surety bond Broad coverage: Pays for claims against an AMC for 

violations of the state’s registration act 

Utah AMCs required to file $25,000 surety bond. Applies to unpaid contract fees 

Virginia 

AMCs required to file a $25,000 surety bond or letter of 
credit beginning July 1, 2014. 

Pays for claims against an AMC for failure in the 
performance of the obligations required of AMCs by the 
state’s licensing and regulation act and to any real 
estate appraiser who performed an appraisal but has 
not been paid.   

Washington 
AMCs required to file $100,000 surety bond. The director 
of the state regulator agency can accept a cash bond or 
other security in lieu of the surety bond.  

Broad coverage: pays for claims against AMC for failure 
to comply with the performance of obligations under 
the state’s AMC registration act. 

Wyoming 

AMCs required to file a $25,000 surety bond Covers claims against an AMC for negligent or improper 
real estate appraisal services or appraisal management 
services or breach of contract in performing real estate 
appraisal services or appraisal management services.  

 




