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TEGoVA has locked itself in step with the European project, 
because Europe is the means to its two ambitions:

• Adapt European Valuation Standards to EU law so that they become the 
dominant standards for the entire Union

• Create a European valuation elite

This has been the strategic objective of TEGoVA’s leadership for over a decade.



That’s why the EU context underscores the whole Blue Book:

• Standards without a single reference to anything ‘international’, just 
concepts and definitions founded in EU law;

• EVS Part 3 on ‘EU Legislation and Property Valuation ’, the most 
sophisticated available analysis of property- and valuation-relevant EU law;

• European Codes and Technical Documents that are also steeped in EU law.

And the REV and TRV qualifications creating a European valuation elite.



And it worked! TEGoVA’s entire success followed from it:

• The primacy of EVS over any other ‘international’ standards (a fine 
progression from the Mortgage Credit Directive to the ECB’s Asset 
Quality Review)

• The rise of REV and TRV

• TEGoVA’s extraordinary growth: 70 valuers’ associations from 36 
countries; 70,000 valuers
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TEGoVA’s EU power game has a purpose: to serve its members

Housing Scotland Act

Valuers need to be registered with, or authorised to practice by, the RICS.

Complete obstruction to the EU Treaty freedom to provide services with or 
without establishment.

Then came Brexit, but it was good training …



The War of the Worlds

Man versus Machine



A VIRAL DUTCH DISEASE

Transposition of the Mortgage Credit Directive into Dutch law allowing the 
use of AVMs without any intervention by a qualified valuer for the valuation 
of property serving as collateral for a mortgage loan at initiation



Mortgage Credit Directive Article 19 – Property Valuation

1. Member States shall ensure that reliable standards for the valuation of residential 
immovable property for mortgage lending purposes are developed within their 
territory. Member States shall require creditors to ensure that those standards are 
used where they carry out a property valuation or to take reasonable steps to ensure 
that those standards are applied where a valuation is conducted by a third party. 
Where national authorities are responsible for regulating independent appraisers who 
carry out property valuations they shall ensure that they comply with the national 
rules that are in place.
2. Member States shall ensure that internal and external appraisers conducting 
property valuations are professionally competent and sufficiently independent from 
the credit underwriting process so that they can provide an impartial and objective 
valuation, which shall be documented in a durable medium and of which a record shall 
be kept by the creditor.



Commission response

• “Article 19 is just ‘High-level principles’” 

• “Nothing specific in Article 19 about AVMs”

• “The Dutch law gives the banks three options. Only one is stand-alone 
AVMs; another is a classic valuation”

The real Commission motivation: prioritisation (eg foreclosure, foreign 
currency mortgages, etc.) and fear of Dutch wrath



And this time we focussed on valuation accuracy
For a single property serving as collateral for the most important transaction 
in a borrower’s life, accuracy is important.

How accurate are AVM estimates in comparison to sale price?

In Europe, it’s hard to tell because the AVM manufacturers are opaque:

• The European AVM Alliance (EAA) refuses to give any information about 
the accuracy of its members’ figures.

• Its Dutch member Calcasa refuses to respond.

MK
The most sophisticated and inclusive lobbying campaign in TEGoVA’s history 

gave us our chance



To get any clarity, you have to revert to the US, where manufacturers 
are much more transparent

The best and most finely grained figures come from the biggest 
manufacturer, Zillow, producer of ‘Zestimates’ 

→

The others (Housecanary, Corelogic) though less broad and refined, are in 
the same range.



Zillow: On average, the percentage of valuations across 666 US Counties 
falling within +/- 20% of the sales price is 85%. However they can vary 

between 37% and 100%, depending on the County.

That means that:

• On average, 15% of ‘Zestimates’ are more than 20% off the mark.

• But in some Counties, 63% of Zestimates are more than 20% off the 
mark.

• This implies that a smaller, but significant number of valuations will be 
much farther of the mark: by 30 or 40%.



What these figures mean for Europe

• Given their number and longer experience in developing and using 
AVM models, it may be assumed that the US models are leading-
edge and more established compared to their European 
counterparts. 

• US models can be expected to define the upper limit for European 
AVM accuracy levels which, if anything, would likely be lower. 



What US and EU AVM manufacturers have in common: Clear warnings 
that their estimates are not valuations

“The Zestimate® home valuation is Zillow's estimated market value, 
computed using a proprietary formula. It is not an appraisal. It is a starting 
point in determining a home's value. The Zestimate is calculated from 
public and user-submitted data, taking into account special features, 
location, and market conditions. We encourage buyers, sellers, and 
homeowners to supplement Zillow's information by doing other research 
such as:
• Getting a comparative market analysis (CMA) from a real estate agent
• Getting an appraisal from a professional appraiser
• Visiting the house (whenever possible)”



European Semester Netherlands Country Report 2017 

• Social housing is 30% of the entire housing stock and reserved for 
households earning less than €37.000

• Owner-occupied housing is artificially boosted by tax deductions on 
mortgage interest

• Private rental housing is the only unsubsidised sector, therefore small

This pushes young people onto the property ladder making them a large 
part of the 17.6% of homeowners facing higher debt than the current value 
of their house (underwater mortgages). 

If young people have to take this kind of risk, they have a special need for 
reliable valuation.



In short …

• AVMs regularly produce estimates that are at least 20% off sale price.

• Their own manufacturers acknowledge that their estimates are not 
valuations.

• The nature of the Dutch housing market generates a special need for 
consumer protection through reliable valuation.

The Commission’s response



Finally, we need to clean up our own act
1. EVS AVM Information Paper to be replaced by Standard and Guidance Note

Draft European Valuation Standard 6

AVMs cannot be used to produce a valuation report that complies with EVS 
independently of a valuation process founded, inter alia, on inspection of 
the property by the valuer and the application of valuation judgment by the 
valuer.

Where used, an AVM is never more than a tool contributing to the valuer’s 
estimation of value, for which he remains responsible. 

AVMs may be used without inspection of the property in the cases of banks 
monitoring the values of their property portfolios or identifying property 
that needs revaluation.



Cleaning up our act cntd.

2. Revision of EVS 5 ‘Reporting the Valuation’

The only bad moment with the European Commission



Conclusion

It is possible to lever EU politics and law to the benefit of the valuation 
community and of society at large.
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