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131 Garren Creek Rd
See Attached
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USAA Federal Savings Bank
10750 McDermott Freeway
San Antonio, TX 78288
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10/09/2014

BY:

Devin Chapman
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Uniform Residential Appraisal Report Pe# 1210061508
The pupose of fthis summary appralsal rapot is fo provide e  lender/cllent with an  accurete, and adequately Supporled, opinion of the market vake of the subject pioperty.
Property Mdress 131 Garren Creek Rd Sy _Fairview Sae NG  ZnCode 28730
Borower  Sarah G Z Pearshall Owner of Public Record Burton W Wiand Counly _Buncombe
Legal Description ~~ See Attached
Assessor's Parcel # 9696-12-9070-00000 TaYew 2014 RETmesS 2209
Neighborhood Name Fairview Map Reference 0696 Census et 0032.04
Occupant [ Owner [ Tenan! Vacant Special Assessments § 0 [CJmD  HOAS g [] peryear [ ] per month
= Property Rights Appraised [X] Fee Simple [] Leasehoid (] Other (describe)
Assignment Type [<] Purchase Transaction [ ] Refinance Transaction {7 Other (describe)
Lender/Clent USAA Federal Savings Bank Addess 10750 McDermott Freeway, San Antonio, TX 78288
Is the subject properly curmenily offered for sale or has it been offered for sals in the twelve months prior to the effective date of this appraisal? @] Yes D No
Report data source(s) used, offedng prce{s). and date(s). DOM 576;Per NCMMLS 553064, the subject was listed on 02/28/2013 for $340,000. It expired

on 12/01/2013 with no price changes. It was listed again on 12/17/2013 for $320,000.
| [_‘xj did D did not anatyze the contract for sale for the subject purchase transaction. Explain the resulls of the analysts of the contract for sale or why the analysis was not

pefomed.  Armg length sale;The terms of the contract are typical for the area.

g Contract Price § 287,500 Date of Contract 10/03/2014 s the property sefler the owner of public record? Yes []No Data Saurce(s) Buncombe Cnty
Is there any financlal assistance (foan charges, sale @it or elc.) to ba paid by any party on behalf of the bormower? D Yes [ZJ No
1f Yes, report the {otal dotiar amount and describe the ftems to be pald. 30

Note: Race and the racla! composition of the nefghborhood are not appraelsal factors.
e - e = e Tl

Locaion [ Unban [ Suburban Rural Property Values D Increasing 3 [} Deckiing PRICE AGE One-Unit 68 %

ButUp [ ) Overis% (] 2575% [ ] Under25% | OemandiSupply [ | Shoriage iBaance [ ] Over Supply $ (000) ) | 24Um 1%
=Y Growth [ Rapid [] Stae [ Show Marketing Time [] Under 3 mths 3-6 mihs [7] Oves 6 mifrs 31 Low 0 Muld-Fandy 1%
o Nelghboriood Boundaries The subject is bounded to the North by Old Fort Rd, to the South by Hwy 74, 875 Hah 218 | Commerciat 5%
=2 to the West by Hwy 74 and to the East by Flat Creek Rd. 219 Pred 30 | Other 25 %

Neighbotiood Description The subject area is located approximately 2-10 miles from employment centers and approximately 2-10 miles from public

recreation facilities such as parks, golf courses, etc. The area is predominantly owner occupied. The subject has a similar market appeal to other
properties in the area. The 25% “other" land use is vacant or undeveloped land.

Market Conditions (inciuding suppon for the above conclusions) See attached addenda.

Uemensions _ See Attached Mea 326 ac S Irregular View N;Woods;

Specific Zoning Classfication ou 2oning Description Open Use

Zoning Comphance Legal [:] Legal Nonconforming (Grandfathered Use) D No Zoning D lllegal {descrite)

is the highest and best use of subjsct property as improved (or as proposed per plans and specifications) the present use? E] Yes [:| No I No, describe

Utilities Public Other (describe) Public Other (describe) Ofi-site Improvements ~ Type Public Private
Elctricity &0 Watet O Well - Typical Stest _Asphalt ]
Gas L] [Xi Propane Sankary Swer [ | 3 Septic - Typical My None ] o
FEMA Special Flood Hazard Area [T} Yes  [i<] No  FEMA Flood Zone X FEMA Map # 37009696004 FEMA Map Date 01/06/2010
Are the utkities and off-sile improvements typical for the market area? Yes D No i No, describe

Are there any adverse sie conditiens or external factors ditions, land uses, ete.)? [] Yes No | Yes, describe

Well and septic systems are common in the subject's market area and do not adversely affect the marketability of properties.

‘oundation [ Exterior Description

T I R |

Unts [ One [ On;aw!mAccossmyUrm [ ] Concrete Siab @ Crawi Space Foundaton Wals Stone/Avg Floors Wd, Crpt, TiIe/AQg
# of Stories 2 (] Full Basement [] Pastiad Basement Exterior Walls Alum/Avg Walls Pistr,Wd,Dry/Avg
Type <) Det [T} A [} S-Det/End Unit Basement Area 0 set. |Roof Suface Metal/Avg TrinyFinish Wood/Avg
[Z] Existing D Proposed D Under Const. | Basement Finish 0 % {Gutters & Downspouts Alum/Avg Bath Fioor Tile/Avg
Design (Styte) Traditional ] Ouiside Eniry/Ext (] SumpPump [Window Type Dbl Hung/Avg Bath Walsseot Fiberglass/Avg
Year Bult 1796 Evidence of ["] Infestation Storm Sashvinsulated Yes/Avg Car Storage | ] None
Effective Age (Vrs) 42 [ ] Dampness [ Settlement Sereens Yes/Avg <] Driveway  # of Cars 4
Atlic [>] None Healing [ FWA  [[" [ HWBB || | Hadiani |Amenlies | ] Woodstove(s) # () {Driveway Surface Gravel
[ Drop Stair (] Sairs ] Other [fel propane  |[<] Feplacelss # 3 [ | Fence Nope ] Garage # of Cars 2
D Floor |:] Scutlle Coofing [ | Central Akr Condhtioning [X] PalialDeck 3 [X] Porch 4 D Carpont # of Cars 0
[} Finished {7] Heated [} Individual } oher NOne 1 1P® None [<] oter  Gst House ||| At Det. {] Buktn
Appliances [ Refrigerator [ Range/Qven [} Dishwasher [] Disposal [} Microwave [] WasherDryer [] Otner (describe)
Finished area  above  grade contains: 41 Rooms 3 Bedooms 2.0 Bahfs) 2,854  Square Feet of Gross Livin Area Above Grade

< Adilonal teatures {speckl snergy efficlent Hems, efc.). There are 3 fireplaces. There are 2 patios and a deck. There is a two car detached garage. There

4 is a 1 bedroom, 1 bathroom, 768 square foot guest house.
Descrive the condition of the property (including needed repalrs, deferioration, renovations, remodefing, etc.). C4:No updates in the prior 15 years;The N

improvements feature some minor deferred maintenance and physical deterioration due to norma! wear and tear. The dwelling has been

adequately maintained and requires only minimal repairs to building components/mechanical systems and cosmetic repairs. All major building

components have been adequately maintained and are functionally adeguate.

Are ther any physical deficiencies or adverse conditions that affect the ivability, soundness, or structural integrity of the property? [ ves Ef] No i Yes, describe
Daes the property gensrady conform to the neighbarhaod (functional ufikty, style, condition, use, construction, etc.)? [ Yes [ No  IfNo, describe
Freddie Mac Form 70 March 2005 UAD Version /2011 Page 10l 6 Fannle Mae Form 1004 March 2005
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Fie# 1410061508

SALES COMPARISON APPROACH

There aie 3 compaable pioperies cumenty offered for sl 0 the sublect neighbomood ranghg i price fom $ 975 5oQ oS 469,000
There are 6 Comparble sals in the subject neighborhood wilhin the past twelve months ranging M sak pice fom § 235 00O 038 440,000
FEATURE [ SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE #3
Agdress 131 Garren Creek Rd 178 Sunset Dr 1125 Reems Creek Rd 1935 Charlotte Hwy
Fairview, NC 28730 Black Mountain, NC 28711 Weaverville, NC 28787 Fairview, NC 28730
Proximity to Subject i
Sake Price
Sal Prica/Gross Liv Area § 12506 U = ]
Data Source(s) CMMLS 553171,00M 69 NCMMLS 539558;00M 200 NCMMLS 536719;D0OM 332
Vertication Source(s) /| Buncombe County Buncombe County Buncombe County
VALUE ADJUSTMENTS DESCRIPTION +(-) § Adjustment DESCRIPTION +(-) § Adjustment DESCRIPTION +(-) § Adjustment
Sales of Financing rmLth ArmLth ArmLth
Concessions onv; 1000 Conv;0 Cash;0
Date of Sak/Time . 02/14;Unk s01/14;,c12/13 s04/14,c03/14
Location N:Res; N;Res; N;Res; N;Res;
Leasenold/fFee Simple Fee Simple Fee Simple Fee Simple Fee Simple
Ste 3.26 ac 2.00ac +15,120/5.85 ac -31,080|1.90 ac +16,320
View N;Woods,; N;Woods; B;Mtn;Creek -25,000| 8;Woods;Mtn -25,000
Design (Style) DT2;Trdtnl DT2;Victorian 0iDT2;Victorian 0|DT1;Deltec 0
Qualky of Construction Q4 Q4 Q4 Q4
Actual Age 218 119 0122 0[18 -10,000
Condtion C4 Cc4 C4 Cc3 -50,000
Above Grade Toal | Boms. | Baths | Toi¥ | Bdms. | Baths Todl | Boms, | Bas Totl | Boms. | Baks
Room Count 111 3 [20] 10| 4 [20 0 9] 4 (21 4,000 7| 3 |30 -8,000
Gruss Living Area 2,854 soft 2,830 seft 0 2,858 suft 0 2,038 st +16,320
Basement & Finished Osf Osf Osf Osf
Rooms Below Grade
Functional Utity Average Average Average Average
Heating/Cooking Fal- Hpump/Ca -4,000|Rdtr/- +2,000|Rdnt/Ca -8,000
Energy Efficient ltems None None None None
Garage/Carport 2gd4dw 4dw +12,000| 4dw +12,000] 1gd2cp4dw +2,000
PorchvPatio/Deck 021 500 -4,000(2,0,2 -2,000{0,2,0 +2,000
3 Fireplaces 2 Fireplaces +2,00012 Fireplaces +2,000|None +6,000
Gst Hs-768 sf _ |None +38,400{ 2Gst Hs-468 sf -8,400|Gst Hs-1,031 sf -13,150
None None Pond -5,000|None
' -8 59,5200 [J+ [J- |8 59480 [+ [J- |8 71,510
Adjusted Sale Price 240% Net Ad). 16.6% Net Ad). 19.6%
of Comparables 30.5% (8 307,520 6ross Ad 25.6% |8 208,520|Cross Ad. 430% |$ 293,490
1 [} did | did not research the sale or and comparable sales. ff not, explain
My ressarch D did E] did nod revedl any prior sales of transfers of the subject property for the three years prior to the effective date of this appraisal,
Data Saurce(s) Buncombe County Records, NCM MLS
My research [ ] did  [] did not reveal any prior safes of transfers of the comparable sales for the year prior to the date of sale of the comparablo sake.
Data Source(s) Buncombe County Records, NCM MLS
Report the results of the research and analysis of the pror sale o transfer history of the subject property and comparable sales (report additionat prior sales on page 3).
ITEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3

Date of Prior Sale/Transter

Prics of Prior Sale/Transler

Data Source(s)

Buncombe County Records

Buncombe County Records

Buncombe County Records

Buncombe County Records

Etfective Date of Data Source(s)

10/09/2014

10/09/2014

10/09/2014

10/09/2014

Analysis of prior sake of transfer history of the subject propeity and comparable sales

No known prior sales of the subject or comparables except where

noted.

Summary of Sales Comparisan Approach

See attached addenda.

Indicated Value by Sales Comparison Approach $

295,000

Indicated Valua by: Sales Comparison Approach §

295,000

Cost Approach (If developed) §

298,880

Income Approach (If developed) §

See attached addenda.

This appraisal Is made
completed,

TS

D subject to completon per plans and specifications oa the basls of a hypolhelical conddtion that the Improvements have been
Dsuh]ent to the foflowing repairs or alerations on the basis of a hypoihetical condiion that the repairs or aferations have been compleled, of Dsubiectmme
fotlowing required Inspection  based on the edraordinary assumption that the condiion or deficlency does not requie aterson of Pt No gonditions known or made

RECONCILIATION

available to the appraiser.

Based on a

$ 295000

conditions, and appraiser's  certification,

10/09/2014

complete visual inspection of the interior and exterior areas of the subject property,
my f{our) opinlon of the merket value, as defined, of the real property that s the subject of this

defined  scope of work,

statement  of  assumptions
report s

which is the date of Inspection and the effective date of this appraisal,

and  Hmiting

Freddie Mac Form 70 March 2005

UAD Version 9/2011

Page 2 of 6
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Uniform Residential Appraisal Report Fe# 1410061508
The appraiser is not a licensed home inspector. Unless otherwise noted, all mechanicals (HVAC, plumbing, wiring, fixtures, appliances and any
other mechanical systems) are assumed to be in working order. The appraisal also assumes adequate legal means of ingress and egress to and |
from the property.

The roof covering of existing homes is inspected visually from the ground level. Any know or indicated (by sight) roof problems are included in the

assurance of the integrity of the roof or roof covering against failure or leaking would be determined by a roof inspection by a qualified home
Inspector or roof specialist.

If any sketches or measurements are shown in this report, they may be rounded and are approximate measurements not intended to be exact or
drawn to scale.

| have no current or prospective interest in the subject property or the parties involved; and no services were performed by the appraiser within
the 3 year period immediately preceding acceptance of this assignment, as an appraiser or in any capacity.

The subject is in C4 condition. Part of the consideration of that condition rating was the fact that there are no kitchen appliances. The
missing appliances have minimal effect on the marketability of the subject because the fact that they are missing is consistent with the
condition of the rest of the house.

The subject was vacant at the time of inspection. The utilities were on and working at the time of inspection,

Public utilities are not available at the subject site.

ADDITIONAL COMMENTS

The retaining wall did not appear to be of any structural or safety concern for the house.

PPROACH TO VALUE (nat

&

Pravide adequate information for the lender/chent to replicate the betow cost figures and calcutations.

Support for the opinion of site vaue (summary of comparatie land sales or other methods for estimating she value) Comparable land sales in the area were used to
establish an estimate for site value for the subject property. A combination of matched pairs and realtor data was used to estimate the site value |
for the subject property.

Y ESTIMATED [ REPRODUCTION OR [5] REPLACEMENT COST NEW OPINION OF STEVALGE =5 81.500
Y Sourcesfeostddls | ocal Contractors DWELLING 2,854 SR @S 110.00 .. .. .. =$ 313,940
=3 Qualty rating from cost service Average Ffiective dais of cost data 10/01/2014 0 @y =$
E Comments on Cost Approach (gross living area calculations, depreciation, stc.) ca,WS.DekFpsGH =$ 105,000
§ Cost data provided by local contractors. Garage/Carport 672 SfL@s 20.00 ...... =5 13,440
Site value based on land sales, extraction or % allocation methaod. Total Estimate of Cost-Now .. =S 432,380
Land to improvement ratio is typical for the area. Less Physica Functional External
No functional or external depreciation noted. Depreciation 227,000 =¥ 227,000
Physical depreciation calculated using effective age/life method. Depreciated Cost of Improvements =3 205,380
*As-is® Vale of Site kmprovements 12,000
Estimated Remaining Economic Life (HUD and VA only) 38 Years |INDICATED VALUE BY COST APPROACH 208 880

Estimated Monthly Market Rent $ X Gross Rent MuRiplier =3 Indicated Valua by Income Approach

Summary of Income Approach (inctuding suppaort for market rent and GRM)

ncontrot o he H HoRy? Cj¥es [ M U [ ] Delached [ ] Atached
Provide the foflowing informatien for PUDs ONLY if the developer/bulider s In control of the HOA and the subject property ts an attached dwefiing uni.
Legal Nama of Project

Total number of phases Tota) number of units Total number of units sokd
é Total number of units rented Total number of units for sake Data source(s)
’g_ Was the project created by the conversion of existing building(s) into a PUD? [[] Yes  [] Mo MiYes, date of conversion.
§ Does the project contain any multi-dwelling units? [7]Yes []No DataSours
E Are the units, common elemants, and recreation facikties complete? D Yes 1:] No 1f No, describe the status of completion.
&
Are the common elements leased to of by the Homeowners' Association? [ Yes [] No IfYes, describe the rental tems and optians.

Describe common etements and recreational facikties.

Freddie Mac Form 70 March 2005 UAD Verslon 972011 Paga 3 0f 6 Fannie Mae Form 1004 March 2005
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This report form is designed 1o report an appraisal of a one-unit propety or a one-unit property with an accessory unit;
including a wunit in a planned unit development (PUD). This report form s not designed to report an appraisal of a
manufactured home or a unit in a condominium or cooperative project.

This appraisal report is subject to the following scope of work, intended use, intended wuser, definition of market value,
statement  of assumptions and limiting  conditions, and cerifications.  Modifications,  additions, or deletions to the intended
use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may
expand the scope of work to include any additional research or analysis necessary based on the complexity of this appraisal
assignment.  Modifications or deletions to the certifications are also not permitted. However, additional certifications that do
not constitute material alterations to this appraisal report, such as those required by Jaw or those related to the appraiser's
continuing  education or membership in an appraisal organization, are  permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reporting  requirements  of this  appraisal report form, including the following definiton of market value, statement of
assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual
inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the
comparable sales from at least the strest, (4) research, verify, and analyze data from reliable public and/or private sources,
and (5) report his or her analysis, opinions, and conclusions in this appraisal repor.

INTENDED USE: The intended use of this appraisal report Is for the lender/client to evaluate the property that Is the
subject of this appraisal for a mortgage finance transaction.

INTENDED USER: The intended wuser of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE: The most probable price which a propetty should bring in a competitve and open
market under all conditions requisite o a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming
the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and
the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both
parties are well informed or well advised, and each acting in what he or she considers his or her own best interest; (3) a
reasonable time is allowed for exposure in the open market, (4) payment is made in terms of cash in U S. dollars or in terms
of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold
unafiected by special or creative financing or sales concessions* granted by anyone assoclated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary for those costs which are normally paid by sellers as a result of ftradition or law in a market area; these costs are
readily identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing
adjustments can be made to the comparable propety by comparisons to financing terms offered by a third party institutional
lender that is not already involved in the property or ftransaction. Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market's
reaction to the financing or concessions based on the appraiser's judgment.

STATEMENT QF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's certification in  this  report s
subject to the following assumptions and limiting  conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the fitle
to it, except for information that he or she became aware of during the research Involved in performing this appraisal. The
appraiser assumes that the title is good and marketable and will not render any opinions about the title.

2. The appraiser has provided a sketch in this appraisal repot to show the approximate dimensions of the improvements.
The sketch is included only to assist the reader in visualizing the property and understanding the appraiser's determination
of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management  Agency
{or other data sources) and has noted in this appraisal report whether any portion of the subject site is located in an
identified  Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or
implied, regarding this determination.

4, The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,
unless  specific  arrangements to do so have been made beforehand, or as otherwise required by law.

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or
she became aware of durng the research involved in pedorming the appraisal. Unless otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
property  (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic  substances,
adverse environmental  conditions, etc.) that would make the property less valuable, and has assumed that there are no such
conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such
conditons that do exist or for any engineering or ftesting that might be required to discover whather such conditions exist.
Because the appraiser is not an expet in the field of environmental hazards, this appraisal report must not be considered as
an  environmental  assessment  of the  property.

6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will
be performed in a professional manner.

Freddie Mac Form 70 March 2005 UAD Version 8/2011 Page 4 of 6 Fannie Mae Form 1004 March 2005
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APPRAISER'S CERTIFICATION: The Appralser cerifies and agress that:

1. | have, at a minimum, developed and reported this appraisal in accordance with the scops of work requirements stated in
this appraisal report.

2. 1| performed a complete visual Inspection of the interior and exterior areas of the subject property. | reported the condition
of the improvements in factual, specific terms. | identified and reported the physical deficiencies that could affect the
livability,  soundness, or structural integrity of the propenry.

3. | performed this appraisal in  accordance with the requirements of the Uniform S i of  Prof | Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in
place at the time this appraisal report was prepared.

4. | developed my opinion of the market value of the real property that is the subject of this report based on the sales
comparison  approach to value. | have adequate comparable market data to develop a reliable sales comparison  approach
for this appraisal assignment. | further cerify that | considered the cost and income approaches to wvalue but did not develop
them, unless otherwise indicated In this  report.

5. | researched, verified, analyzed, and reported on any curent agreement for sale for the subject propety, any offering for
sale of the subject propetty in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject
property for a minimum of three years prior to the effective date of this appraisal, uniess otherwise indicated in this report.
6. | researched, verfied, analyzed, and repoted on the prior sales of the comparable sales for a minimum of one ysar prior
to the date of sale of the comparable sale, unless otherwise indicated in this report.

7. 1 selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject propery.
8. | have not used comparable sales that were the result of combining a land sale with the contract purchase price of a home that
has been buit or will be built on the land.

9. 1 have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject
property and the comparable  sales.

10. | wverified, from a disinterested source, all information in this report that was provided by paries who have a financial interest in
the sale or financing of the subject property.

11. 1 have knowledge and experience in appraising this type of propety in this market area.

12. | am aware of and have access to, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources for the area in which the property is located.
13. | obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from
reliable sources that | believe to be true and correct.

14. | have taken into consideration the factors that have an Impact on value with respect to the subject neighborhood, subject
property, and the proximity of the subject property to adverse influences In the development of my opinion of market value. |
have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the
subject property or that | became aware of during the research involved in performing this appraisal. | have considered these
adverse conditions in my analysis of the property value, and have reported on the effect of the conditions on the value and
marketability of the subject property.

15. | have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all
statements and information in this appraisal report are true and correct.

16. | stated in this appraisal repot my own personal, unbiased, and professional analysis, opinions, and conclusions, which
are subject only to the assumptions and limiting conditions in this appraisal report.

17. | have no present or prospective interest in the property that is the subject of this repot, and | have no present or

prospective personal interest or bias with respect to the participants in the transaction. | did not base, either partially or
completely, my analysis andfor opinion of market value In this appraisal report on the race, color, religion, sex, age, marital
status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the
present owners or occupants of the propertiess in the vicinity of the subject propety or on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that | would report (or present analysis supporting) a
predetermined  specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of
any party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending
mortgage loan application).

18. | personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. W |
relied on  significant real property appraisal assistance from any individual or individuals in the performance of this appraisal
or the preparation of this appraisal report, | have named such individual(s) and disclosed the specific tasks performed in this
appraisal report. | certify that any individual so named s qualified to perform the tasks. | have not authorized anyone to make
a change to any item in this appraisal report; therefors, any change made to this appraisal is unauthorized and | will take no
responsibility  for it

20. | identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that
ordered and will receive this appraisal report.

Freddie Mac Form 70 March 2005 UAD Version 9/2011 Page50f 6 Fannie Mae Form 1004 March 2005
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21, The lender/client may disclose or distribute this appraisal report to: the borrower, another lender at the request of the
borrower; the mortgagee or its  successors and  assigns; mortgage  insurers; government sponsored  enterprises;  other
secondary market  participants; data  collection or  reporting services; professional appraisal organizations; any department,
agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to
obtain the appraiser's or supervisory appraiser's (if applicable) consent. Such consent must be obtained before this appraisal
report  may be disclosed or distributed to any other party (including, but not limited to, the public through advertising, public
relations, news, sales, or other media).
22, | am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain
laws and regulations. Further, 1 am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice
that pertain to disclosure or distribution by me.
23. The borrowsr, another lender at the request of the bomrower, the mortgagee or its successors and  assigns, mortgage
insurers,  government sponsored  enterprises, and  other secondary market participants may rely on this appraisal report as part
of any mortgage finance transaction that involves any one or more of these parties.
24, If this appraisal report was ftransmitted as an ‘“electronic record" containing my ‘“electronic signature, as those terms are
defined in applicable federal and/or state laws (excluding audic and video recordings), or a facsimile transmission of fthis
appraisal report containing a copy or representation of my signature, the appraisal report shal be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.
25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or
criminal  penalties  including, but not limited to, fine or imprisonment or both under the provisions of Title 18, Unitad States
Code, Section 1001, et seq, or similar state laws.
SUPERVISORY APPRAISER'S CERTIFICATION: The Supervisory Appraiser cerifies and agrees  that
1. | directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser's
analysis,  opinions,  statements, conclusions, and the  appraiser's certification.
2. | accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser's analysis, opinions,
statements, conclusions, and  the appraiser's cerification.
3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.
4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal
report was prepared.
§. W this appraisal report was transmitted as an ‘“electronic record” containing my ‘“electronic signature,* as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written  signature.
APPRAISER SUPERVISORY APPRAISER (ONLY IF REQUIRED)
Signature T e Signature

e = i
Name  Devin Chapiiian 0, S ST Name
Company Name Mountain Apprai ALE f Company Name
Company Address 30 Westgate Parkiiay#TE3 Company Address

Asheville, NC 28806

Telephone Number 8287134494 Telephone Number
Email Address mountainappraisal@gmail.com Email Address
Date of Signature and Report 10/13/2014 Date of Signature
Effective Date of Appraisal 10/08/2014 State Certification #
State Certification # ABG22 or State License #
or State License # State
or Other {describe) State # Expiration Date of Certification or License
State  NC
Expiration Date of Certification or License 06/30/2015 SUBJECT PROPERTY

ADDRESS OF PROPERTY APPRAISED

{1 Did not inspect subject property
1 Didinspect exterior of subject property from street

Date of Inspection

Date of inspection

COMPARABLE SALES

APPRAISED VALUE OF SUBJECT PROPERTY $ 295000
LENDER/CLIENT

Name  United Lender Services

Company Name USAA Federal Savings Bank

Company Address 10750 McDermott Freeway, San Antonio, TX

78288

M Did not inspect exterior of comparable sales from street
M Did inspect exterior of comparable sales from street

Email Address

" Dateof Inspection

Freddie Mac Form 70 March 2005 UAD Version 9/2011

Page 6 of 6 Fannie Mae Form 1004 March 2005
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13392292-1t0003758255012
Fie# 1410061508

FEATURE [ SUBJECT COMPARABLE SALE # 4 COMPARABLESALE# 5 COMPARABLESALE # ¢
Address 131 Garren Creek Rd 1006 Reems Creek Rd 10 Whiteash Farm Trl 1615 Charlotte Hwy
Fairview, NC 28730 Weaverville, NC 28787 Fairview, NC 28730 Fairview, NC 28730
ProdmiyloSubect . 1.61 miles SW i
NCMMLS 563067;DOM 134
Veriicaion Sources) {Buncombe County Buncombe County Buncombe County
VALUE ADJUSTMENTS DESCRIPTION +(-) § Adjustment DESCRIFTION +(-) $ Adjustment DESCRIPTION +() § Adjustment
Sales or Fnancing EO Listing -23,450|Listing -18,210
Concessians Conv;0
Date of Sake/Time _ 1s08/14;c06/14 Active Active
Location N;Res; N:Res; N;Res;
Leasefold/Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
Ste 3.26 ac 3.73 ac -5,640(20.67 ac -208,820|5.25 ac -23,880
View N;Woods; B;Woods;Mtn -25,000|N;Woods; N;Creek;Mtn 0
< Design (Styte) DT2;Trdtnl DT2,Victorian 0{DT2;Victorian 0|DT1;Ranch 0
3 Quatity of Construction Q4 Q4 Q4 Q4
4 Actual Age 218 169 0]124 0]47 -8,550
4 Condition Cc4 C3 -50,000/C4 Cc4
4 Avove Grade Tota | Boms. | Baths | Towl | Bams. | pans Tota | Barms, | Batis Total | Bams. | Bahs
Room Count 11] 3 | 20| 10] 4 [41 -20,000f 9 | 4 |20 o 81 3 (21 -4,000
Gross Living Area 2,854 suft 3,299 saft -8,900 2,498 st +7,120) 2,079 seft +15,500
Basement & Finished Osf Osf Osf 2079sf1579sfwo -32,001
Rooms Below Grade 1rr2br1.0bato -8,000
Functional Uttty Average Average Average Average
Heating/Coofing Fal- Hpump/Ca -4,000|Mntr/- +4,000|Rdtr/Ca -2,000
Energy Efficient fems None None None None
Garage/Carport 2gd4dw 4dw +12,000| 1gd4dw +6,000] 1gd2cp4dw +2,000
PorchvPatioDeck 02,1 6,00 -6,000[4,0,1 -4,000{1,1,1 0
Extras 3 Fireplaces 8 Fireplaces -10,000(2 Fireplaces +2,000| 2 Fireplaces +2,000
Extras Gst Hs-768 sf _|Gst Hs-1,200 sf -21,600|None +38,400| Gst Hs-486 sf +14,100
Exiras None None Barns, Sheds -10,000(Workshop -10,000
Net Adjustment (Tota) . eg- 8 -139,140, [J+ - |8 -188,850 [+ [ - I8 -73,041
Adjusted Sake Price 316% Net Adj. 403% Net Adj. 201%
of Comparabes : 37.1%8 300,860[6r0ssAd.  4.8% S 280,150[6mssAdi  385% |$ 291,159
Repart the results of the research and analysts of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).
1TEM SUBJECT COMPARABLE SALE # 4 COMPARABLE SALE #  § COMPARABLE SALE # ¢

Date of Prior Sale/Transter

Price of Prior Sale/Transfer

Data Soutce(s)

Buncombe County Records

Buncombe County Records

Buncombe County Records

Buncombe County Records

10/09/2014

10/09/2014

10/08/2014

10/09/2014

Analysis/Comments

ANALYSIS  COMMENTS

Freddie Mac Form 70 March 2005

UAD Version 9/2011

Form 1004UAD. (AC) - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Fannlg Mae Form 1004 March 2005
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Supplemental Addendum Fle . 1410061508
Borrower/Client_Sarah G Z Pearshall
Property Address 131 Garren Creek Rd
Gy Fairview Counly  Buncombe St NC IpGode 28730
Lender USAA Federal Savings Bank

SCOPE OF WORK STATEMENT

At the request of the client, this appraisal report has been prepared in compliance with the Uniform Appraisal Dataset (UAD)
from Fannie Mae and Freddie Mac. The UAD requires the appraiser to use standardized responses that include specific
formats, definitions, abbreviations, and acronyms. The appraiser attempted to obtain an adequate amount of information in the
normal course of business regarding the subject and comparable properties. Some of the standardized responses required by
the UAD, especially those in which the appraiser has NOT had the opportunity to verify personally or measure, could mistakenly
imply greater precision and reliability in the data than is factually correct or typical in the normal course of business. Examples
include condition and quality ratings as well as comparable sales and listing data. The appraiser makes no representations,
guarantees or warranties, express or implied, regarding building materials, their fitness, guality, condition or remaining
economic life. Not every element of the subject property was viewable. The appraiser did not move any personal property, due
to liability concerns for potential damage to the property, to disclose or reveal any unapparent or hidden defects to the structure,
nor did the appraiser dismantle or probe the structure to observe enclosed, encased, or otherwise concealed areas.
Comparable data was generally obtained from third-party sources including but not limited to the local MLS, County Assessor,
Township Assessor, online resources and additional public data sources. Consequently, this information should be considered
an "estimate" unless otherwise noted by the appraiser.

* URAR : Neighborhood - Market Conditions

All neighborhood related data is based on information gathered from local markets, realtors and lenders. The subject area
appears to be stable with supply and demand in relative balance. Current marketing time in the subject area appears to
fluctuate between 3 and 12 months. Sales in the subject market area appear to be primarily conventional with some cash, va,
fha and land contracts. Homes in the area vary in style, size, age and value.

» URAR : Sales Comparison Analysis - Summary of Sales Comparison Approach
A comprehensive search for comparables was conducted in the immediate subject area.

Due to a lack of similar comparable sales the search area was expanded to included similar market areas further away from the
subject.

The comparables used appear to be the best available at the time of the appraisal.
Comparable #4 was added for support of the estimated market value.
Comparables #1 and #2 are not as recent as desired.

Comparables #2 and #4 are more distant than desired.

It was necessary to exceed the time and/or distance guidelines because of the volume of sales in the area. A limited number of
properties were transferred within the subject area and therefore the 6 month and/or 1 mile guideline had to be expanded.

The sales adjustments were derived from observing how certain amenities affect similar sales in the area. A method using a
combination of matched pairs and an understanding of what factors drive market values in the area was also used to determine
the value of the adjustments.

A weighted, gross adjustment percentage method, was used in determining the final value.

The site area was adjusted on a per acre basis and then rounded.

The subject age was adjusted on a per year basis and then rounded.

No adjustment is necessary for design/style due to the fact that the market does not recognize the differences in design/style.

Comparables #1, #3, #4 and #5 exceed the standard line item, net and gross adjustment percentages due to the necessary
adjustments.

Comparables #2 and #6 exceed the standard line item and gross adjustment percentage due to the necessary adjustments.

Exposure Time: estimated length of time that the property interest being appraised would have been offered on the market prior
to the hypothetical consummation of a sale at market value on the effective date of the appraisal. Exposure time of the subject
property at the appraised value is estimated to be 180-365 days.

The subject property varies from the predominant neighborhood value by more than 25%. The market value of the subject
property is well within the neighborhood price range and is not considered an over or under improvement. The subject variance
from the predominant value does not have a negative impact on its marketability. The subject does not suffer functional
obsolescence. The subject is sufficiently appealing to the typical buyer in this market and price range.

The subject was not appraised at the predominant price for homes in this area. It is not uncommon for this type of home to be in
the lower or upper range of market value and should not be considered an under or over-improvement. This had no adverse
effect on the subject's value or marketability.

No comparables were available to bracket the subject's age. The best, oldest, sales in the county were used as
comparables. This is the oldest house that | have ever appraised. It is unknown how the subject's age could effect it's
marketability. Because the subject has been updated over the years, similarly to the other older comparables that have
also been updated that were used as comparables, there is no market indication that the subject's age would adversely
effect it's marketability in relation of other similar comparable sales and listings.

Ali of the comparables are from similar rural areas. No location adjustments are necessary.

Age adjustments were based on the effective age of the subject and the comparables. These adjustments were
determined by analyzing market data.

The sun room is heated (see the heating vents on the floor) and finished to a similar quality as the rest of the house.
Therefore, it was included in the GLA.

Form TADD - “TOTAL" appraisal software by a fa mode, inc. - 1-800-ALAMODE
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Supplemental Addendum Fis ¥o. 1410061508
Borrower/Client _ Sarah G Z Pearshall
Property Address 131 Garren Creek Rd
Ciy Fairview oy Buncombe Sde NG UpGode 28730
Lender USAA Federal Savings Bank

« URAR : Recongiliation - Reconciliation and Final Value Conciusion
The cost approach was considered only for support of the estimated value.

The income approach was considered but not developed due to the fact that a majority of the homes in the market area are
owner occupied.

The sales comparison approach is considered the most reliable indicator of market value.
The intended user of this appraisal report is the lender/client. The intended use is to evaluate the property that is the subject of
this appraisal for a mortgage finance transaction, subject to the stated scope of work, purpose of the appraisal, reporting

requirements of this appraisal report form, and definitions of market value. No additional intended users are identified by the
appraiser.

Form TADD - “TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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Subject Photo Page

Borrower/Client  Sarah G Z Pearshall

Propetty Address 131 Garren Creek Rd .

Clty Fairview Couy Buncombe S NC IpCode 28730
Lender USAA Federal Savings Bank

Subject Front
131 Garren Creek Rd

Sales Price 287,500
Gross Living Area 2,854
Total Rooms 11

Total Bedrooms 3
Total Bathrooms 2.0

Location N;Res;
View N;Woods;
Site 328ac
Quality Q4

Age 218

Subject Rear

Subject Street

Form PICPIX.SR - *TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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Photograph Addendum

Borrower/Client _ Sarah G Z Pearshal!
Property Address 131 Garren Creek Rd
Chy Fairview County Buncombe Sals  NC Zplode 28730

Lender USAA Federal Savings Bank

Hot Tub House Garage Interior Mud Room

Living Room Bathroom Sun Room
Form PIC15 - *TOTAL® appraisal software by a la mode, inc. - 1-800-ALAMODE
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Photograph Addendum

Borower/Client  Sarah G Z Pearshall

Property Addess 131 Garren Creek Rd

Cly Fairview County  Buncombe St NC UpCode 28730
Lender USAA Federal Savings Bank

Sun Room Alt Sitting Area Family Room

Bedroom 1 Bedroom 2 Den

Bathroom 2 Bedroom 3 Cellar

Guest House Guest House Rear Guest House Living Room

Guest House Kitchen Guest House Bedroom Guest House Bathroom
Form PIC15 - “TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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Comparable Photo Page

Bonower/Client _Sarah G Z Pearshall

Property Addiess 131 Garren Creek Rd

Chy Fairview County Buncombe Sae  NC ZpCode 28730
Lender USAA Federal Savings Bank

Comparable 1

178 Sunset Dr

Prox. to Subject 7.75 miles NE
Sales Price 248,000

Gross Living Area 2,830

Total Rooms 10

Total Bedrooms 4
Total Bathrooms 2.0

Location N;Res;
View N;Woods;
Site 2.00 ac
Quality Q4

Age 119

Comparable 2

1125 Reems Creek Rd

Prox. to Subject 14.04 miles NW
Sales Price 358,000

Gross Living Area 2,858

Total Rooms 9

Total Bedrooms 4
Total Bathrooms 21

Location N;Res;

View B;Mtn;Creek
Site 5.85 ac
Quality Q4

Age 122

Comparable 3

1935 Charlotte Hwy

Prox. to Subject 1.42 miles SE
Sales Price 365,000

Gross Living Area 2,038

Total Rooms 7

Total Bedrooms 3
Total Bathrooms 3.0

Location N;Res;

View B;Woods;Mtn
Site 1.90 ac
Quality Q4

Age 18

Form PICPIX.CR - *TOTAL® appraisal software by a la mode, Inc. - 1-800-ALAMODE



Main Fifa No. 1410061508 Page # 15 of 25_]
Comparable Photo Page

Borower/Client  Sarah G Z Pearshall

Property Address 131 Garren Creek Rd

Chy Fairview Couy Buncombe Sate  NC ZpCode 28730
Lender USAA Federal Savings Bank

Comparable 4
1006 Reems Creek Rd
Prox. o Subleet 14.02 miles NW

Sale Price 440,000
Gross Living Area 3,299
Total Rooms 10

Tota! Bedrooms 4
Total Bathrooms 4.1

Location N;Res;

View B;Woods;Mtn
Site 373ac
Quality Q4

Age 169

Comparable 5
10 Whiteash Farm Trl
Prox. to Subject 1.61 miles SW

Sale Price 469,000
Gross Living Area 2,498
Total Rooms 9

Total Bedrooms 4
Total Bathrooms 2.0

Location N;Res;
View N;Woods;
Site 20.67 ac
Quality Q4

Age 124

Comparable 6

1615 Charlotte Hwy

Prox. 1o Subject 0.71 miles SW
Sale Price 364,200

Gross Living Area 2,079

Total Rooms 8

Total Bedrooms 3
Total Bathrooms 2.1

Location N;Res;

View N;Creek;Mtn
Site 5.25 ac
Quality Q4

Age 47

Form PICPIX.CR - *TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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Market Conditions Addendum to the Appraisal Report 1410081508

The purpose of tis addendum Is (o provie the lender/caent with a clear and accurate understanding of the market trends and cond#ions prevalent in the subject
neighborhood. This s a required addendum for all appraisal reports with an effective date on or after Apri 1, 2008.

Property Address 131 Garren Creek Rd

Borrower Sarah G Z Pearshall
Instructions:  The appraiser must use the information reguired on this form as the basis for his/her conclusiens, and must provide support for those conclusions, regarding

housing rends and overa market condidions as reported in the Nelghbortiood section of the appraisal repart form. The appraiser must ik in afl tha information to the extent

itls available and reable and must provide analysis as indicated below, f any required data Is unavalable of Is considered unretiabie, the appraiser must provide an

explanation.  is recognized thal not all data sources wil be able to provide data for the shaded aseas below; if & is avallable, however, the appraises must includa the data

in the analysis. If data sources provide the requied Information as an average Instead of the median, the appraiser should report the available figure and identlfy i as an

average. Sales and tistings must be properties that compete with the subject property, detemmined by applying the crtera that would be used by a prospective buyer of the

subject praperty. The appraiser must explain any anomalles In the data, such as seasonal markets, new construction, foreclosures, etc.

Inventory Analysiez Lo = S Prior 7-12 Months Prior 4-6 Months Current - 3 Months

Tota) # of Comparable Sales (Settled) 3 1 1

Absorption Aate (Total Sales/Months) 0.50 0.33

Total # of Comparabie Active Listings n"ag’af]éblé' 2 3

Months of Housing Supply (Total Listings/Ab.Rate) 9.1
T

File No,

CHy Fairview Slts NC 2P Cods 28730

Overall Trend

[X] Stabhe
[X] Siable

[ Increasing
[ ] Increasing

Pifor 1-12 Honths

Wedian Sul & sl e, Pror 4-6 Monts Carrent - 3 Morths
Median Comparabis Sale Price 265,000 418,500 440,000
Median Comparable Seles Days on Market 402
Median Comparabde List Price 449,900
Median Comparable Listings Days on Market 343
af Median Sale Price as % of s Prics 106.85 | 93.00 | 97.80
=3 Sefier-{developer, builder, etc jpaid financial assistance prevatent? []Yes Ne { "] Decining IE Stabi | [ ] Increasing

d Explain In detail the seller concessions trends for the past 12 manths (e.g., sefler contributions increased from 3% to 5%, increasing use of buydowns, closing costs, condo

4 fees. options, elc.). Seller paid closing costs and bonuses to agents have become more common in the fast 12 months.

Are foreciosure sales (REO sales) a factor in the market? Yes D No 1f yes, explain (including the trends In istings and sales of foreclosed properties).
Foreclosure sales have become more prevalent in the subject's greater market area In the last 12 months. For competing properties in the
subject's general price range, buyers have had more options and the sales to list price ratio for non foreclosures has dropped.

Cite data sources for above information.

MLS, County Auditor

‘Summarize e above mformation as support for your cenclusions in the Neighborhood section of the appraisal report form. If you used any addtional information, such es

an analysis of peniding sales and/or expired and withdrawn listings, to formulate your provids both an and support for your conchusions.

The local market area is strongly influenced by seasonal trends. Historically, fewer properties transfer in the winter months and the majority of
the sales take place in the warmer months. The total number of active listings for the required time frames was provided but is not considered
relevant due to the ambiguous nature of the criteria and the limitations of the MLS data search. The median days on market is not available

Summarize the above trends and address the impact on the subject unht and project. N/A
i}"f')“’
Signature 3 \5 7 /'y L@ " N Signature
rppralser Name — —Ddvifi Chigpman % ' Supenvisory Appraiser Nama
Company Name Mountain Appraisal & % | Company Hame
Company Address 30 Westgate Parkwayisiadmsheville, NC 28806 | Company Address
4 State License/Certitication # AB922 State NG State License/Certification # L State
Emall Address mountainappraisal@gmail.com EmaR Address

for current listings so the average days on market was used. Only current listings can be searched, so in the time frames provided, only

listings that are still currently active can be quantified.

If the subject is a unit In a condomintum or cooperative project , complete the following: N/A Project Name: N/A
Subject Project Data Prior 7-12 Months Prior 4-6 Moaths Current - 3 Moaths Qverali Trend
Total # of Comparable Sales (Settled) || Increasing | Stable || Deckning

Absorption Rate (Totat Sales/Manths)
Total # of Active Comparabie Listings
Maonths of Unit Supply (Total Listings/Ab Rate}

Are foreclosure sales (REC sales) a factar n the project?
foreckosed properties. N/A

Freddie Mac Form 71 March 2009

Page 10f 1
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Borrower/Client Sarah G Z Pearshall fileNo. 1410061508
Property Address 131 Garren Creek Rd

City Fairview Couty  Buncombe Sale NC ZpCode 28730
Lender USAA Federal Savings Bank

APPRAISAL AND REPORT IDENTIFICATION

This Reportis  one of the following types:

EZJ Appraisal Report (A wiitlen report prepared under Standards Rule 2-2(a) » pursuant lo the Scope of Work, as disclosed elsewhere in this report.)
. Restricted (A written report prepared under Standards Rule 2.2(h) . Pursuant to the Scope of Work, as disclosed elsewhere in this report,
L7 Appraisal Report restricted to the stated intended use by the specified client or intended user)

Comments on Standards Rule 2-3

| certify that, to the best of my knowledge and belief: ’

- The statements of fact contained in this report are true and correct.

- The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are my personal, impartial, and unbiased professional
analyses, opinions, and conclusions.

- Unless otherwise indicated, | have no present or prospective interest In the property that is the subject of this report and no personal interest with respect to the parties involved.
- Unless otherwise indicated, | have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment.

- have no bias with respect to the property that is the subject of this report or the parties involved with this assignment.

- My engagement in this assignment was not contingent upon developing or reporting predetermined results,

- My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction in value that favors the cause of the
client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this appraisal.

- My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice that
were in effect at the time this report was prepared.

- Unless otherwise indicated, | have made a personal inspection of the property that is the subject of this report.

- Unless otherwise indicated, no ane provided significant real property appraisal assistance to the person(s) signing this certification (if there are exceptions, the name of each
individual providing significant real property appraisal assistance is stated elsewhere in this report).

Reasonable Exposure Time (USPAP defines Exposure Time as the estimated length of time that the property interest being
appraised would have been offered on the markst prior to the hypothetical consummation of a sale at market value on the effective date of the appraisal.)

My Opinion of Reasonable Exposure Time for the subject property at the market value stated in this report is:

Comments on Appraisal and Report Identification
Note any USPAP-related issues requiring disclosure and any state mandated requirements:

APPRAISER: SUPERVISORY or CO-APPRAISER (if applicable):

Signature: ﬁ,‘ . j: {:ff f Signature:

Name.  Devin Chapman i B Name:

State Certification #: AB922 e B State Certification #:

or State Licenss #: or State License #:

State: NG Expiration Date of Certficaion or License: 06/30/2015 State: Expiration Date of Certification or License:

Date of Signalure and Report: 10/13/2014 Date of Signature:

Effective Date of Appraisal: 10/09/2014

Inspection of Subject: [ None [<] Interior and Exterior D Exterior-Only Inspection of Subject: {71 None {7 Interior and Exterior Ej Exterior-Only
Date of Inspection (if applicable): 10/09/2014 Date of Inspection (if applicable):

Form ID14E - "TOTAL" appraisal software by a fa mode, inc. - 1-800-ALAMODE
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM

(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)
Condition Ratings and Definitions

C1

The improvements have been very recently constructed and have not praviously been occupied. The entire structure and all components are new
and the dwelling features no physical depreciation.™

*Nots: Newly constructed improvements that feature recycled materials and/or components can be considered new dwellings provided that the
dwelling is placed on a 100% new foundation and the recycled materials and the recycled components have been rehabilitated/re-manufactured
into like-new condition. Recently constructed improvemants that have not been previously occupled are not considered “new” if they have any

physical dep {l.e., nawly gs that have been vacant for an extended period of time without adequate
maintenance or upkeep).
c2
The improvements feature no deferred mail littla or no physical depreciation, and require no repairs. Virtually all building components

are new or have baen recently repaired, refinished, or rehabilitated. All outdated components and finishes have been updated and/or replaced
with components that meet current standards, Dwellings in this category either are almost new or have been recently compietely renovated and
are similar in condition to new construction.

€3
The impro! are well maintained and feature limited physical depreciation dus to normal wear and tear. Some components, but not every
major bullding component, may be updated or recently rehabllitated. The structure has been well maintained.

c4

The improvements feature some minor deferred maintenance and physical deterioration dus to normal wear and tear. The dwaelling has been

adequately maintained and requires only minimal repairs to building P Yy and repairs. All major building
have been 1 and are i adequata.

C5

The Improvements featurs obvious deferred maintenance and are in need of some significant repairs. Some building components need repairs,
rehabititation, or updating. The functional utiity and overalf livability Is somewhat diminished due to condition, but the dwelling remains
useable and functional as a residence.

cé
The Imp have damage or deferred with i or defects that are severe enough to affect the safety,
soundness, or structural integrity of the impro: . The impr are in need of substantial repairs and rehabilitation, Including many

or most major components.

Quality Ratings and Definitions

[0}

Dwellings with this quality rating are usually unique structures that are individually desi by an architect for a specified user. Such
residences typically are constructed from detailed i | plans and specifications and feature an exceptionally high levef of workmanship
and exceptionally high-grade materials throughout the interior and exterior of the structure. The design features exceptionally high-quality
exterior refinements and ornamentation, and exceptionally high-quality interior refi The we fals, and finishes

throughout the dwelling are of exceptionally high quality.

Q2

Dwellings with this quality rating are often custom desi for ion on an indivi property owner's site. However, dwellings In
this quality grade are also found in high-quality tract p featuring resi d from individual plans or from highly
madified or upgraded plans. The design features detalled, high quality exterior ornamantation, high-quality interior refinements, and detail. The
war hip ials, and finishes g the dwelling are g lly of high or very high quality.

Q3

Dwellings with this quality rating are residences of higher quality built from Individual or readily avai gner plans in above-st. d
residential tract p oronan i property owner's site. The design Includes significant exterior ornamentation and interiars
that are well finished. The we exceeds bl and many fals and finishes throughout the dwelling have been
upgraded from “stock” standards.

Q4

Dwellings with this quality rating meet or exceed the requirements of applicable building codes. Standard or maodified standard building plans
are utifized and the design includes adequate fenestration and some exterior and interior refi Materials, we n

finish, and equipment are of stock or builder grade and may feature some upgrades.

UAD Version 972011
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM

(Source: Fannie Mae UAD Appendix D: UAD Fleld-Specific Standardization Requirements)
Quality Ratings and Definitions (continued)

Qs

Dwallings with this quality rating feature economy of construction and basic functionality as main considerations. Such dwellings feature a
plain design using readily available or basic floor plans featuring minimal fenestration and basic finishes with minimal exterior ornamentation
and fimited interior detall. These dwellings meet minimum building codes and are d with pensive, stock

with limited refinements and upgrades.

Q8

Dwellings with this quality rating are of basic quality and lower cost; some may not be suitable for year-round occupancy. Such dwellings
are often built with simple plans or withaut plans, often utilizing the lowest quality building materials, Such dwellings are often built or
expanded by persans who are p nally orp only minimal lon skills. E p g, and other

systems and equipment may be minimal or non-existent. Older dweliings may feature one or more substandard or noni-conforming additions
to the original structure

Definitions of Not Updated, Updated, and Remodeled

Not Updated
Little or no updating or modernization. This description includes, but Is not limited to, new homes.

Residential properties of fifteen years of age or less often reflect an original condition with no updating, if no major
components have been replaced or updated. Those over fifteen years of age are also considered not updated if the
appliances, fixtures, and finishes are predominantly dated. An area that is ‘Not Updated' may still be well maintained

and fully functional, and this rating does not necessarily imply deferred or phy ional deterioration.
Updated
The area of the home has been modified to meet current market expectations. These modifications
are limited in terms of both scepe and cost.
An updated area of the home should have an Improved look and feel, or functional utility. Changes that constitute
updates include refurbi and/or rep g 1o meet existing market expectations. Updates do not
include significant aiterations to the existing structura,
Remodeled

Significant finish and/or structural changes have been made that increase utifity and appsal through
complete replacement and/or expansion.

A remodeled area reflects fundamental changes that include multiple alterations. These alterations may include
some or all of the following: replacement of a major component }, bathtub, or bath tile),

of plumbing/gas fixtul p ignifi structural ions ( ing walls, and/or the addition of)
square footage). This would includa a complete gutting and rebulld.

Explanation of Bathroom Count

Three-quarter baths are counted as a full bath in all cases. Quarter baths (baths that feature only a toilet) are not
included in the bathroom count. The number of full and half baths Is reported by separating the two values using a
period, where the full bath count is represented to the left of the period and the half bath count is represented to the
right of the period.

Example:
3.2 Indicates three full baths and two half baths.

UAD Version 9/2011
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM

(Source: Fannle Mae UAD Appendix D: UAD Field-Specific Standardization Reguirements)

Abbreviations Used in Data Standardization Text

Acres Arsa, Sita
AdjPrk AdJacent to Park Location
AdjPwr Adjacent to Power Lines Location
A Adverse Locatlon & View
AmLth Arms Length Sale Sale or Financing Concessions
ba Bathroom(s) Basement & Finished Rooms Below Grade
br Bedroom Basement & Finished Rooms Below Grade
] Beneficial Location & View
Cash Cash Sals or Financing Concesslons
CtySky City View Skyline View View
CtyStr Clty Straet View View
Comm Commercial Influgnce Location
c Contracied Date Date of Sale/Time
Conv Conventional Sale or Financing Concesslons
Cn0rd Court Ordered Sale Sale or Fnancing Concassions
DOM Days On Markst Data Sources
[ Expiration Date Data of Sale/Time
Estate Estate Sale Sale or Financing Concassions
FHA Faderal Housing Authority Sale or Financing Concessions
GhiCse Golf Course Location
Gifvw Golf Course View View
Ind Industriat Location & View
in Interior Only Stairs Basement & Finlshed Rooms Below Grade
Lndft Landfill Location
LtdSght Limitad Sight View
Listing Listing Sale or Financing Concesslons
Mtn Mountain View View
N Nautral Location & View
NonArm Non-Arms Length Sale Sals or Financing Concesslons
BsyRd Busy Road Locatlon
1} Other Basement & Finished Rooms Below Grade
Prk Park View View
Pstrt Pastoral View View
Pwrin Power Lines View
PubTm Public Transportation Location
" Racreatlonal (Rec) Room Basement & Finished Rooms Below Grade
Relo Relocation Sale Sale or Financing Concessions
REO REO Sale Sale or Financing Concesslons
Ras Restdantial Location & View
RH USDA - Rural Housing Sale or Financing Concassions
s Settiernent Date Dats of Sale/Time
Short Short Sale Sale or Financing Concessions
st Square Feet Area, Site, Basement
sqm Square Meters Area, Slte
Unk Unknown Date of Sale/Time
VA Veterans Administration Sale or Financing Concessions
w Withdrawn Date Date of Sale/Time
wo Walk Out Basement Basement & Finished Rooms Below Grade
wu Walk Up Basement Basement & Finished Rooms Balow Grade
WirFr Water Frontage Location
wir Water View View
Woods Woods View View
Other Appraiser-Dafined Abbraviations
Figlds Where This Abbreviation;May Appe:

UAD Version 5/2011
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Building Sketch

Borrower/Client _ Sarah G Z Pearshall

Property Address 131 Garren Creek Rd

Cy Fairview County Buncombe Sate  NC ZpCode 28730
Lender USAA Federal Savings Bank
12
. 67%
oncrete Patlof K} 1.%
[144 Sq ft]
3775 w © Lor'
24'
Sunroom Bedroom
Uving Room Family Room | 2 Bedroom
Sacond Floor
(1088.75 Sq i) Bedroom  gathroom
] 2 Car Detached 51 3 10’
(672 5a ft] First Floor & Guest Hi
Sunroom (1765.08 Sq ft] Den N [‘17‘68 sq"k‘;“
Bathroom
Bathroom |12 Kitchen Living Room
Dining Reom B} Eﬂ
7
Dining Bedroom - Closet
17
Kitchen
Patio Haok El
o Wood Deck *
{136 Sq f)
17’
6.1
TOTAL Sketch by a la mode, inc. Area Calculations Summary
‘Living Area’: S S HER Calculation Detalis S
First Floor 1765.07 5q ft 37.75 % 34 =
21.25 x 16 =
8.25 x 16.1 = 132.82
1.25x7 = 875
Second Floor 1088.76 Sq ft 16 x 10 = 160
05x212%x212 = 225
05x212x212 = 225
6.75 x 2.12 = 1431
20 x 42 = 840
13.99 x § = 69.95
Total Living Area (Rounded) 2854 Sq ft

‘Non-living Area’

Concrete Patlo 144 Sq ft

Wood Deck 136 5q ft 17x8 = 136
2 Car Detached 6725q ft 28 x 24 = 672
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Legal Description and Lot Dimensions

Borrower/Client

Sarah G Z Pearshall

Property Address 131 Garren Creek Rd
City Fairview Counly  Buncombe Stéle  NC Zplode 28730
Lender USAA Federal Savings Bank

EXHIBIT A

BEGINNING at an iron pin set in the center of the sixty {60} foot right of way of Garren Creek
Road (NCSR 2806) and from the point and place thus established; runs with the right of way of Garren
Creek Road, North 52 deg. 10" 33" East 194,22 feet to an iron pin set, thence North 49 deg. 39'02" East
62.33 feet to an iron pin set; thenee leaving the center line of Garren Creek Road and runs North 71 deg,
27'40" East 52.91 feet to and iron pin set in the right of way of a gravel drive, as more particularly
described in Deed Book 2018 at Page 367 of the Buncombe County, North Carolina Register's Office;
thence continuing within said right of way of a gravel drive North 54 deg. 11" 40" East 26,53 feet 1o an
iron pin, thence North 42 deg. 07' 20 East 41.12 feet to a rebar set in the center of that twenty (20) foot
existing gravel right of way as described in Deed Book 1325 at Page 165 of the Buncombe County,
North Carolina Register's Office; thence continuing within that said twenty (20) foot right of way the
following three (3) calls and distances: South 74 deg. 14 10" East 111,11 feet 1o an iron pin; thence
South 47 deg. 54" 10" East 74.41 feet to an iron pin set; thence South 27 deg. 34' 10" East 91.13 feet 1o
an iron pin set in the common line of the Patricia R. Myers property as described in Deed Book 1325
at Page 0165 of the Buncombe County, North Carolina Register’s Office; thence continuing with the
coinmonline of the said Myers property, North 53 deg. 54'30" West 55.41 feet toan iron pin set; thence
continuing along the commonline of the said Myers property, North 53 deg. 54' 30" West 194.09 feet
toa 14" chestnut oak snag, said point being the southernmost corner of the said Myers property; thence
leaving said Myers property and running along the commonline of the Ted E. Linn property as described
in Deed Book 1088 at Page 0133 of the Buncambe County, North Carolina Register's OfTice, South 8
deg. 22 50" West 39.26 feel to an iron pin set; thence continuing along the said Linn line, South 24 deg.
31 06" West 103,10 feet to an iron pin set; thence leaving the said Linn line and runs along the
commonline of the Alan McNab property as described in Decd Book 2018 at Page 0367 of the
Buncombe County, North Carolina Register's Office, North 52 deg. 01' 25" West 365.42 feet to a pin
set in the castern margin of that 30 foot gravel right of way as described in Deed Book 2018 at Page
0367, thenee crossing said 30 foot gravel right of way, North 52 deg. 01" 25" West 40.05 feet to a pin
sct in the western margin of said 30 foot gravel right of way; thence running with the western margin
of said 30 foot gruvel right of way the following four {(4) calls und distances: South 2 deg. 30 02" East
93,22 feet; thence South 0.0 deg. 24" 41" West 55.07 feet; thence South 3 deg. 48' 07" West 68,57 feet;
thence South 3 deg. 23'38" East 48.36 feet to an iron pin set in the line of the above described McNab
property; thence leaving said gravel right of way; runs North 51 deg. 16" 10" West 111.63 feet to an iron
pin set in the northeasternmost corner of the Margaret K. Roberts property, as described in Deed Book
1533 at Page 295 of the Buncombe County, North Carolina Register's Office and runs with the
commonline of the said Roberts property North 56 deg, 38" 05" West through an iron pin set a total of
294.84 teet to the point and place of the BEGINNING; containing 3.26 acres, more or less, as shown on
an unrecorded survey performed by Wallace S, McAbee, PLS, of McAbee and Associates, PA, entitled
Survey for William P. Ayers and wife, Judith K. Ayers, dated May 21, 2002

Together With and Subject To a perpetual and nonexclusive easement and right of way for
inpress, egress, and regress and installation of utilities, as shown on the gbove referenced survey, and
described in Deed Book 2018 at page 368 of the Buncombe County, North Carolina Register's Office,
30 feet in width for the existing private road as it leads from the above described property to and across
landts of Alan L. McNab, and others to Garren Creek Road (NCSR 2806); together with the right to
maintain and improve said private road.

Together With and Subject To is a perpetual and nonexclusive easement and right of way for
ingress, egress, and regress and installation of utilities, as shown on the above referenced survey, and
described in Deed Book 1325 at Page 165 of the Buncombe County, Noith Carolina Register's Office,
20 feet in width for the existing private road as it leads from the above described property to and across
lands of Patricia R, Myers, and athers to Garren Creck Road (NCSR 2806): together with the right to
maintain and improve said private road.

Together With and Subject To any and all existing rights of way and easements of record or as
shown on (he aforesaid unrecorded survey, including those restrictive covenants recorded in Deed Book
2018 ot Page 367 of the Buncombe County, North Carolina Register's Office,

And being all of that property described in Deed Book 2811 at Page 220 of the Buncombe
County, North Carolina Register's Office; reference to which is hereby made and incorporated for a more
particulur deseription of said property.
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License
Bomower/Client  Sarah G Z Pearshall
Propety Addiess 131 Garren Creek Rd
Gty Fairview Couy  Buncombe Sule  NC IpCode 28730
Lender USAA Federal Savings Bank

NORTH CAROLINA APPRAISAL BOARD
APPRAISER QUALIFICATION CARD

L T APPRAISER" faTURE EXECUTIVE DREGTOR)
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E&O Insurance

Borrower/Client  Sarah G Z Pearshall

Property Addiess 131 Garren Creek Rd

Gy Fairview Conty  Buncombe State  NC GpCode 28730

Lender USAA Federal Savings Bank

LEXINGTON INSURANCE COMPANY

WILMINGTON, DELAWARE
Administrative Offices — 100 Sununer Sweet, Boston, Massachuserts 02110

Certificate Number: 018390083-01
This Certificate forms a part of Master Policy Number: 018389876-01
Renewal of Master Policy Number : 018389876
] ASIN UP MAS ISA TMS MA| Ll

READ THE ATTACHED MASTER POLICY CAREFULLY

THE AMERICAN ACADEMY OF STATE CERTIFIED APPRAISERS

CERTIFICATE DECLARATIONS
1. Name and Address of Certificate Holder. Mountain Appraisal Service, LLC

30 Westgate Plaza #153
Asheville NC 28806
2. Certificate Period: Effective Date:  10/11/13 to Expiration Date: 1011114
12:01 a.m, Local Time at the Address of the insured.
2a. Retroactive Date: 10/11110
12:01 a.m. Local Time at the Address of the Insured.
3. Limit of Liability: $ 1,000,000 each claim
$ 1,000,000 aggregate limit
4. Deductible: $ 1,000 each claim
6. Professional Covered Services insured by this policy are: STATE APP Al VI
6. Advance Certificate Holder Premium: $ 2,018
7. Minimum Earned Premium: 25% or $ 505

Forms and Endorsements:

PRG 3150 (10/05) Real Estate Appraisers Professional Liability Declarations, PRG 3512 (07/12) Real Estate Appraisers
Professional Liability Coverage Form,78713 (07/12) Addendum to the Declarations

Additional Endorsments applicable to this Certificate only:

None

Agency Name and Address INTERCORP, INC.
1438-F West Main Street
Ephrata, PA 17522-1345

IT IS HEREBY UNDERSTOOD AND AGREED THAT THE CERTIFICATE HOLDER AGREES TO ALL TERMS AND CONDITIONS AS
SET FORTH IN THE ATTACHED MASTER POLICY.

THIS POLICY IS ISSUED BY YOUR RISK PURCHASING GROUP. YOUR RISK PURCHASING GROUP MAY NOT BE SUBJECT TO
ALL OF THE INSURANCE LAWS AND REGULATIONS OF YOUR STATE. STATE INSURANCE INSOLVENCY GUARANTY FUNDS
ARE NOT AVAILABLE FOR YOUR RISK PURCHASING GROUP,

(2 Bog T

Authorized Representative OR
Countersignature (in states where applicable) Date: August 1, 2013
PRG 3152 (1005)
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Location Map

Borrower/Client  Sarah G Z Pearshall

Property Address 131 Garren Creek Rd

Cy Fairview

Lender USAA Federal Savings Bank

County  Buncombe Sale  NC ZpCode 28730
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