
BEFORE THE MISSISSIPPI REAL E,STATE APPRAISER
LICENSIN(; AND CERTIFICATION BOART)

In- THE MATTER OF:
CHRISTOPHER REED WILSON
(LICENSE NO. GA.sEI)

NO. l6-2008

CONSENT ORDER

This matter came belbre the Mississippi Real Estate Appraiser Licensing and Cenitication

Board ("Board") tbr entry of a Consent Order regarding CHRISTOPHER REED WILSON

("Wilson" or "Respondent") who has been issued Mississippi Real Estate Certilled General

Appraiser License No. GA-581 by the Board. This action is befbre the Board regarding

Respondent's appraisal ofreal propeny located at I l4 S. Menrphis St.. Holly Springs. Mississippi.

By entering into this Consent Order. Respondent Wilson waives his right to an administrative

hearing befbre the Board with t'ull due process and the right to appeal any adverse decision that

nray have resulted l'rom an adrninistrative hearing. Having reached an agreement by consent in

this nratter. the Board issues its Ordel as lbllows:

I.

-l 
he Mississippi Real Estate Appraiser Licensing and Certification Board is charged by law

u,ith the regulation of the practice ofreal estate appraisal in Mississippi including matters relating

to real estate appraiser standards. qualifications and licensing. and disciplinary l'unctions pursuanr

to Miss. Code Ann. $$73-34-1. et seq.. as amended. The Board. pursuant to this authorit)'. has

l'ull. complete and proper j urisd iction oler the parties and olthe subject matter herein.

il.

Respondent. Christopher Reed Wilson is an adult resident of Mississippi whose last address

ol'record with the Board is 1420 N. l.amar Blvd.. Oxtbrd. Mississippi 38655. Respondent is the



holder ola real estate appraiser's license. No, GA-58 l. issued by the Board pursuant to Miss. Code

Ann. $$73-34-1. et sa(!., as amended, and, as such. he is sub.iect to all of the provisions. rules.

regulations and statutes governing the appraisal of real property and licensing ol real estate

appraisers under Mississippi law.

III.

On or about July 18, 2020, Respondent submitted an appraisal report tbr a real property

appraisal assignment performed by Respondent of property located at ll4 S. Memphis St.. Holly

Springs. Mississippi, 38635 with an ellective date ol' July 8. 2020 (sometimes hereinalier

"Appraisal Report" or "Report"). The sub.ject property is the downtown location ofthe Bank ol'

Holly Springs and the intended use ofthe repoft was stated to be for tax appeal purposes by the

Bank of Holly Springs.

tv.

On or about August 13, 2020 the Board received a written complaint regarding the subject

appraisal report prepared by Respondent Wilson. Upon receipt and review of the Appraisal

Report. the Board initiated its own investigalion olthe sub.ject appraisal peribrmed by Respondent.

During the course of the Board investigation. additional intbrmation and responses to several

questions regarding the subject Appraisal Report were requested and obtained from Respondent

disclosing additional information necessary tbr the Board's investigation.

V.

Upon conclusion of its investigation. the Board alleged that its investigation established

the tbllowing v iolations:

ALLEGA (l): Respondent provided a linrited work llle with random tax records
with insufflcient analysis. There was no or insullicient verified documentation tbr thc
analysis presented in suppon ol'the sales conrparison approach. No verilled documentation
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was provided in support of'the income approach section of the Report in rel'erence l.<r

rent/lease analysis as stated.

ALLEGATION (2): Respondent did not properlv analvze the subjecl prope y.
Respondent thiled to sullicienlly anallze or disclose pertinent intbrmation such as the

subject property's $10,000 del'erred nraintenance. adjacent 1296 s.t'. teller drive-through
station or the adjacent parking lot. No suppoft or hl,pothetical condition rvas reflected
within the repon regarding this pertinent infbrmation.

ALLEGATION (3): Respondent did not properll perfbrm the income approach. 1'here

was insuflcient support fbr the value concluded and lack of sullicient support ibr the per

square fbot rent rate retlected in the Report. Respondent's Report reflected tlre purponed
actual expense ratio lbr the subject. provided by the orvner. and which did not necessarilv

rctlect market derived expenses.

ALLEGAT'ION (4): Respondent did not properly analyze or disclose pertinent
infbnrration within the sales conrparison approach section of the Report. Cornparables
were sold between tamilt menrbers rvhich rvas not disclosed properly within the repofl.
Conrparables had upstairs areas and/or tiontage difterences nol included in the anall,sis
and/or the Report lacked veritjed documentation to verily total square fbotage ol
comparables. The Report lellected a lack of reasoning and analysis fbr adjustr:rents
concluded by Respondent. Each comparable was classitied difl'erently per the tax records
with insufficient disclosure or analvsis.

ALLEGATION (5): Respondent reasoned that a Cost Approach anallsis would not be
considered reliable fbl appraisal ol the sLrb.iect. Horvcver. Respondent's reconciliation of
approaches utilized in the Repon rctlected a llnal value conclusion based upon r.r,ide11

divergent values between the lnconre approach ($75.000) and Sales Conrparison approach
($465.000) suggesting that utilization olthe Cost Approach could have been helpful ro thc
developnrent ofthe Repon. especially in conte\t of the reponed intended use lbr purposcs
o1- a tax appeal.

VI.

Respondent Christopher Reed Wilson agrees. by consent with the Board, that the above

and fbregoing allegations offact. ifproved at an adnrinistrative hearing upon clear and convincing

evidence. could constitute violations of Miss. Code Ann. $73-34-35 and $73-34-37 and the Years

2020-2021 Unilbrm Standards of Prof'essional Appraisal Practice (USPAP) Record Keeping Rule.

Scope of Work Rule (Problem klentific'ution. ,\ct4rc ol ll/ork Acc'eptabilin' and Disckt:iurc

Obligations\. and Standards Rules l-1. l-2. l-4. 2-1 and 2-2. which provide. in relevant pans:
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$73-34-35(l): ...[1']hc rights ofany licensed appraiseror licensed certilled real
estate appraiser mal be revoked or suspended. or the holder ol'the
Iicense nray be otherwise disciplined. in accordance with the
provisions of this chapter fbr any ol'the tbllowing acts or omissions:

(/) Any act or conduct. whether the same or of a ditferent character than
specitled above. $'h ich constitutes or demonstrates . - . incompetenc)' . . .or
any other violation of the provisions ol th is chapter and of rules and
regulations established by the board.

$73-34-37: Each real estate appraiser licensed under this chapter ntust comply
with generally accepted standards ol'protbssional appraisal practice...
Generally accepted slandards ol' prol'cssional appraisal practice are
currently evidenced b1'the unilornr standards of prot'essional appraisal
practice as directed bl the Appraisal Subcommittee ol'the Federal
Financial Institutions Exanrinations Council...

2020-202t UsPAP

RECORD KEEPING RULE

An appraiser must prepare a worktlle fbr each appraisal or appraisal review assignment. A
worktlle must be in existence prior to the issuance ot'any report or other communication of
assignment results...

The workfile must include:

all other data. inlbrmation. and documentation necessary to support the appraiser's
opinions and conclusions and to show conrpliarrce with USPAP. or ret'erences to the
location(s) of such other data. infbrmation. and docunlentation.

SCOPE OF WORK RULE

For each appraisal and appraisal review assignment. an appraiser must:

l. identify the problem to be solved:
2. detennine and perfbrm the scope of work necessary to develop credible assignment

results: and

3. disclose the scope of work in the report.

An appraiser must properly identif,v the problent to be solved in order to determine the
appropriate scope of work. The appraiser must be prepared Io demonstrate that the scope of work
is suftlcient to produce credible assignment results.
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Problem Identification

An appraiser must gather and analyze inlbnlation about those assignnrent elements that are

necessary to properly identify the appraisal or appraisal review problem to be solved.

Comment: ...ln an appraisal assignment. tbr example. identitication ofthe problem to be solved

requires the appraiser to identily the Ibllowing assignment clements:

. subject ofthe assignment and its relevant characteristics: and

. assignmentconditions.

This infbrmation provides the appraiser with the basis fbr determining the type and extent ol
research and analyses to include in the development ol'an appraisal. Similar infbrmation is

necessary tbr problem identitlcation in appraisal review assignnrents.

Communication with the client is required to establish nrost of the intbrmation necessary fbr
problem identification. However. the identillcation of relevant characteristics is a judgment
nrade by the appraiser that requires competency in that type ofassignment.

Assignment conditions include assunrptions. extraordinary assunrptions. hypothetical
conditions. laws and regulations. jurisdictional exceptions. and other conditions that atfect
the scope ofwork. Laws include constitutions. legislative and cou(-made law, administrative
rules. and ordinances. Regulations include rules or orders. having legal force. issued by an
administrative agency.

Scope of Wo Acceotabilitr

The scope of work must include the research and analyses that are necessary to develop credible
assignment results.

...Determining the scope ofwork is an ongoing process in an assignnlent. lnfbrmation or
conditions discovered during the course ofan assignment might cause the appraiser to
reconsider the scope ofwork.

An appraiser must not allow assignment conditions to limit the scope olwork to such a degree
that the assignment results are not credible in the contexl oithe intended use.

Disclosure Oblieations
-l 

he repon must contain sufllcient intbrntation to allor,",the client and other intended users to
understand the scope of work pertbrmcd...
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Conlment: Proper disclosure is required bccausc clicnts and other intended uscrs rely on the
assignment results. Sullicient inlbrmation includes disclosure of research and analyses
perlbrmed and might also include disclosure ol'rcsearch and analyses not perlbrmed.

STANDARD I: REAL PROPER SAL, DEVELOPMENT

ln developing a real property appraisal. an appraiser must identity the problem to be solved.
determine the scope of work necessary to solve the problem. and correctly complete research and

analyses necessary to produce a credible appraisal.

STANDARDS RULE I.I. GENERAL DEVET.OPMENI' REOUIREMENTS

In developing a real property appraisal. an appraiscr nrust:

(b) not commit a substantial error o1'onrissiorr or commission that signilicantly afl'ects
an appraisal: and

not render appraisal services in a careless or negligent manner. such as by making
a series oferrors that. although ind il idualll might not significantly af}'ect the results
ofan appraisal. in the aggregate atf-ects the credibility ofthose results.

(c)

STANDARD E_ t-2 P OBLEM IDENTIFI TION

ln developing a real propeny appraisal. an appraiser nrust:

(e) identify. f'rom sources the appraiser reasonabh believes to be reliable. the
characteristics ofthe property that are relevanr to the type and definition of value
and intended use of the appraisal.. .

STAN DARDS RULE I-4. APPROACHES TO VN LUE

In developing a real propeny appraisal. an appraiser n:ust collect. verily. and analyze all
information necessary for credible assignment results.

(a) When a sales comparison approach is necessary tbr credible assignment results. an
appraiser must analyze such comparable sales data as are available to indicate a value
conclusion.

(b) When a cost approach is rrecessary lbr crcdiblc assignment resulls. an appraiser must:

(i) develop an opinion of site value b1 an appropriate appraisal method or
technique;

(ii) analyze such comparable cost data as are available to estimate the cost new ot
the improvements (if any)l and
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(iii)analyzc such comparable data as are available to estintate the difl'erence
between the cost new and thc present \\,oI1h ofthe improvements
(depreciation).

(c) When an income approach is necessary lbr credible assignment results. an appraiser
lt'l ust:

(i) analyze such comparable rental data as are available and/or the potential
eamings capacity ofthe propert)'to estimate the gross income potential ofthe
property:

(ii) analyze such comparable operating expense data as are available to estimate
the operating expenses of the property:

STANDARD 2: REAL PROPERTY APPRAISAL, REPORTING

ln reponing the results of a real property appraisal. an appraiser must communicate each

analysis. opinion. and conclusion in a rranner that is not misleading.

STANDARDS RULE 2-I. CENERAL REPORTING REOUIREMENTS

Each written or oral real property appraisal report must:

(a) clearly and accurately set fbrth rhe appraisal in a manner that will not be misleading:
(b) contain sufficient inlbrmation to enable the intended user(s) of the appraisal to

understand the report properly: and
(c) clearly and accurately disclose all assumptions. extraordinary assumptions.

hypothetical conditions. and limiting conditions used in the assignntent.

S'IANDARDS RUt,E 2-2, CONTT]N'I OF A RI:Al- Pt{()PERTY A PPRAISAL REPORT

Each written real propert) appraisal repon must be prepared under one olthe tbllowing options
and prominently state which option is used: Appraisal Report or Restricted Appraisal Report.

(a) The content ofan Appraisal Repon must be consistent appropriate for the intended use of'
the appraisal and. at a minimum:

(5) summarizing the infbrmation analyzed and the reasoning that suppons
the analyses. opinions. and conclusions. including reconciliation ofthe
data and approaches:

1

(x) provide suf'ficient infbrntation to indicate that the appraiser complied w,ith
the requirements ot'S'I'ANDARD I bv:



oRDt-tR

The Board, by Respondent Christopher Reed Wilson's agreement and consent. issues its

Order in this matter as follows:

l. Respondent shall complete a fifieen ( I 5) hour 2020-2021 national USPAP course.

and pass the accompanying examination. within one hundred eighty ( 180) days of

the effective date of this Consent Order.

2. Respondent shall complete a thirty (30) hour qualitying course in the Certified

General category in either site/cost approach. income approach. or sales

comparison approach. and pass the accompanying examination, within one

hundred eighty ( I 80) days of the etfective date of this Consent Order.

3. The credit hours generated by the successl'ul completion ofthe above mandated

courses may not be used to satisfy the twentl'-eight (28) hours ofcontinuing

education required tbr lenewal of Respondent's license. The Board recommends

Respondent complete the nrandated courses in a classroom environment. if

available. Respondent shall provide the Board with written evidence ofthe

satisfactory completion ofthe above mandatcd courses.

4. Respondent expressly agrees that failure to comply with any ofthe terms of this

Consent Order, within the time period ordered. shall constitute grounds tbr

additional action by the Board. Respondent I'urther agrees that failure to complete

the above mandated courses. within the time period ordered, may result in the

placement of Respondenl's license in inactive status until such time as

Respondent provides the Board rl ith proof of satisl'actory completion ol'said

mandated courses and t'ull compliance with all other terms of this Consent Order.
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5 This action and Order ofthc Board shall be public record and shall be spread

upon the Minutes ofthe Board as its otllcial act and deed.

This action and Order of the Board shall be published on the Board's website

and reported to and posted with appropriate authorities.

Respondent. by his signature. expressly waives any and all legal challenges he

may have regarding or arising out of this matter. the entry of this Consent Order.

or any of its terms. Respondent acknowledges and agrees that he waives any

legal objections that may otherwise be available to him as ro the Board taking up

this matter preliminarily tbr the purpose ol'considering and voting on whether to

approve entry of this Consent Order.

Should the Board decline entry of this Consent Order. Respondent understands

and acknowledges that he remains entitled to a fair and impartial hearing of this

matter before the Board.

This Order shall be elfective upon the date it is approved lbr entry by the Board as
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evidenced by the authorized signature ol tlre Board Administrator.

so oRDERED. tt,ittt," fu4 day ot'Novenrber. 202t.

MISSISSIPPI REAL ESTATE APPRAISER LIC SIN(i
AND CERTIFICAT N

B)':
OBERT E. P istrator

*ru^Lq-*
(t I

CHRISTOPHER REED WILSON

1.
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