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UNITED STATES DISTRICT COURT
FOR THE EASTERN DISTRICT OF MICHIGAN

SOUTHERN DIVISION
FIX & FLIP FINANCING, LLC,
a Michigan limited liability company,
Plaintiff,
V. Case No. 2020 -cv-

Hon.
APPRAISAL NATION LLC, a North Carolina Magistrate
Limited liability company,

Defendant.

PLUNKETT COONEY

By: SEAN M. WALSH (P48724)
Attorneys for Plaintiff

38505 Woodward Avenue, Ste. 100
Bloomfield Hills, Michigan 48304
Phone | 248-901-4000

Facsimile | 248-901-4040
swalsh@plunkettcooney.com

VERIFIED COMPLAINT

Plaintiff Fix & Flip Financing, LLC (“PLAINTIFF"), by its attorneys, states for
its Verified Complaint (the “COMPLAINT”) against Defendant Appraisal Nation,

LLC (“DEFENDANT”) as follows:

NATURE OF THE ACTION

1. Plaintiff brings this Complaint against Defendant — a North Carolina
limited liability company and national appraisal management company or “AMC,”
for money damages suffered by Plaintiff as a direct and proximate result of

Defendant’s breach of the Parties’ Contract and/or Defendant’s promise of delivering
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an error-free AIV and ARV appraisal of a parcel of residential real property, located
at 344 W. Wieuca Rd. NE, Atlanta, Georgia 30342-3324, hereafter the “ PROPERTY.”

BACKGROUND OF THE PARTIES

A.  DEFENDANT:

2. Defendant is an AMC, that contracts with qualified appraisers in various
jurisdictions to perform appraisals purchased by customers in those regions, just like
Plaintiff’s purchase in Atlanta, Georgia.

3. Defendant is a North Carolina limited liability company, is registered to

do business in Michigan and has its registered agent and address located at:

CSC-Lawyers Incorporating Services
601 Abbot Rd.
East Lansing, Michigan 48823

4. All three of Defendant’s managing members are also residents of
North Carolina, and Defendant’s North Carolina registered office and principal
place of business are located at:

2626 Glenwood Ave., Ste. 550
Raleigh, North Carolina 27608 (Registered Office); and

500 Gregson Dr., Ste. 120
Cary, N.C. 27511-6232 (Principal Place of Business)

5. Defendant’s Michigan registered agent and office-CSC-Lawyers
Incorporating Service — is located at 601 Abbot Rd., East Lansing, Michigan 48823

and a citizen of North Carolina for purposes of diversity of citizenship.
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6. In furtherance of its business, Defendant operates an inter-active
website, wherein it advertises customers of the nature, quality and timing of its
services, and it regularly and systematically solicits customers, takes orders and
delivers appraisals in nearly all fifty (50) state, including in the States of Michigan
and Georgia.

7. Defendant solicits customers, takes orders and delivers appraisals in all
fifty (50) states via its inter-active website, including soliciting customers, taking
orders and delivering appraisals in Michigan and in Georgia.

8. When requests for an appraisal by a party having opened an account
with Defendant, the customer may (and does) submit specific appraisal requests
through Defendant’s “CUSTOMER PORTAL.”

9. According to Defendant’s website (www.appraisalnation.com)

Defendant is
...America’s leading AMC. As an INC 5000 fastest growing private
companies [award] winner four years in a row, [Appraisal Nation]
boast[s] some of the fastest turn times, lowest revision rates and highest
rated customer service in the industry.”
See Appraisal Nation, LLC website page entitled, “Who is Appraisal Nation?”’
attached and incorporated as Exhibit A.
10. Defendant is licensed and registered to conduct business in

virtually all 50 states, including in Michigan and Georgia, and it does, regular and

systematic business in the State of Michigan and Georgia.
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11. Defendant is licensed throughout the United States, including in
Michigan and Georgia, where its license numbers are 1202000090 (MI) and 111
(GA), but Defendant is a citizen of the State of North Carolina for purposes of
diversity of citizenship.

12. Like other AMC’s, Defendant uses its internet website to solicit
customers, represent to them that it: (a) contracts with licensed, qualified appraisers
in jurisdictions all over the United States; and (b) ensures the compliance, quality
and independence of all appraisals.

13. In furtherance of its nation-wide business, including business in
Michigan and Georgia, Defendant operates an inter-active website, wherein it
advertises the nature, quality and timing of its services, and it regularly and
systematically solicits customers, takes orders and delivers appraisals in all fifty (50)
states, including in the States of Michigan and Georgia.

14. When requests for an appraisal by a party having opened an
account with Defendant, the customer may (and does) submit specific appraisal
requests through Defendant’s Customer Portal.

15. In response, Defendant often seeks further information via email
or telephone, and then assigns one of its allegedly qualified, licensed appraisers,
based on the scope of the appraisal, the type of property and the specific requests of

the customer.

Page 4 of 22



Case 2:20-cv-11928-DPH-APP ECF No. 1 filed 07/16/20 PagelD.5 Page 5 of 22

16. Defendant operates its Customer Portal throughout the Whnited

States, for the express purpose of soliciting, accepting and fulfilling appraisal orders
from customers around the Country, including in Georgia and Michigan, and it then
delivers the requested appraisal to those customers, as it did in the case of the
Appraisal provided to Plaintiff.

17. On its website, and in contrast to Plaintiff’s experience as to the
accuracy, quality and compliance of its appraisals, Defendant also makes the

following represents to customers in all fifty (50) states - like Plaintiff in Michigan:

Appraisal Nation is dedicated to help ease your growing valuation
regulatory compliance responsibilities. Appraisal Nation is a
privately owned, nationwide Appraisal Management Company
(AMC), licensed in all states that require licensure. Appraisal
Nation considers Appraisal Independence to be crucial to our
industry. The delivery of accurate, independent, unbiased
appraisals is our primary focus. Our appraisal process is
completed in compliance with the Dodd-Frank Act in accordance
with Appraisal Independence Requirements (AIR), Fannie Mae,
Freddie Mac, TILA-RESPA, and the Interagency Appraisal and
Evaluation Guidelines.

Compliance Benefit of Using Appraisal Nation:

» Establishes a clear separation between loan production process
and the appraisal ordering process.

o We are the appraisal QC experts: Appraisals are reviewed by an
automated review software that evaluates up to 1,400 points of
compliance, then will undergo a line-by-line review by one of
our in-house appraisers.

o Every appraiser is thoroughly screened before being placed on
our panel and we consistently monitor their license for
disciplinary action.
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o All value reconsideration requests are screened by our QC staff
to ensure the appraiser’s independence is not violated.

We’ve spent years perfecting a cost-effective process that not only
provides you [customers] with the fastest turn times in the industry
but ensures that you receive an appraisal that is free of errors and
ready to make your closing that much quicker.

See Excerpts of Defendant’s Website, which are attached and incorporated as

Exhibit B.
18.  On its Linked-In social media profile, Defendant further represents to

customers in all fifty (50) states, like Plaintiff in Michigan, that:

...0ur goal is to provide honest, accurate information that can
better inform lenders and help homeowners. In today's market it
is vital to find a company who can not only offer you a quality
report but also keep you and your company in compliance with
all regulations. Our up to date valuation products adhere to
USPAP, Fannie Mae, Freddie Mac, The Dodd-Frank Act and
Appraiser Independence Requirements. Our compliance
department regularly reviews all state and federal appraisal laws
to make sure that our clients are always protected.

A recognized leader of asset valuation management in the
southeast, Appraisal Nation is committed to the betterment of our
industry. As a proud member of TAVMA (Title Appraisal
Vendor Management Association) and the Better Business
Bureau Appraisal Nation is constantly up to date on our ever-
changing industry and holds itself to a higher standard of
accountability.

Whether you choose an AMC for compliance purposes, cost
savings or for ease of centralizing appraisals; know that Appraisal
Nation's multitude of products, services and commitment to
excellence makes us the best solution for [] your collateral
assessment needs.

See_www.linkedin.com/company/appraisal-nation/about page, a copy of which is

attached and incorporated as Exhibit C (emphasis added).
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19.  Infact, Defendant publicly described the following general nature of its
appraisal quality assurance services in response to several customer complaints with

the Better Business Bureau as follows:

All appraisals must comply with the Uniform Standards of
Professional Appraisal Practice (USPAP). USPAP was
adopted by Congress in 1989 & contains standards for all
appraisal services, including real estate, personal property,
business, & mass appraisal...Our Quality Control Department
performs an extensive two-part review process on each appraisal.
First, the report is scrubbed via a comprehensive automated
review. This automated review processes & analyzes the report
for compliance, completeness, & consistency. It is a highly
sophisticated platform that significantly enhances appraisal
quality & assurance. Our automated review includes a Fannie
Mae proprietary tool called Collateral Underwriter (CU), which
provides an appraisal risk assessment complete with a risk score,
risk flags, potential over/undervaluation, & (if applicable)
messages to the submitting lender that warrant further review.
CU works by leveraging an extensive database of property
records, market data, & analytical models to analyze appraisals
for quality & risk management. Secondly, a manual line by line
review is conducted by an experienced Quality Control
Specialist (QCS). The QCS is a trained real estate professional
with intimate knowledge of appraisal reports & methodologies.
These reviews are conducted by AN to ensure the overall quality
of the appraisal report.

All appraisal reports must comply with the Uniform Standards
of Professional Appraisal Practice (USPAP), the Dodd-Frank
Wall Street Reform and Consumer Protection Act (DF), and
Appraisal Independence Requirements (AIR). Withholding
Ppayment to an appraiser based solely on value would be in direct
violation of both DF and AIR.

See the selection of Defendant’s responses to the BBB Complaints, which are

attached and incorporated as Exhibit D (emphasis added).
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B.  PLAINTIFF:

20.  Plaintiff is a Michigan limited liability company, Mr. Jeffrey S. Jones is
Plaintiff’s principal and registered agent, and both Plaintiff and Mr. Jones are citizens
of the State of Michigan for purposes of diversity of citizenship.

21.  Plaintiff and its affiliate, non-party Fix & Flip Processing, LLC, are in
the business of identifying, purchasing, financing, rehabilitating and re-selling
residential real property for a profit.

22.  Plaintiff’s registered office is located at 4036 Telegraph Rd., Ste. 200,
Bloomfield Hills, Michigan 48302, and its principle place of business is located at
1665 Pine Forest Dr., Commerce Twp., Michigan 48390.

23.  Plaintiff conducts business throughout the State of Michigan and
beyond, but it is also a citizen of the State of Michigan for purposes of diversity of
citizenship.

JURISDICTION & VENUE

24. There is complete diversity of citizenship among the Parties for
purposes of diversity jurisdiction, and the amount in controversy, exclusive of costs,
interest and attorneys’ fees, exceeds $75,000.00.

25.  Subject matter jurisdiction is, therefore, proper pursuant to 28 U.S.C.

§1332, and venue is proper in this District pursuant to 28 U.S.C. §1391.
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26.  Finally, this Court may exercise general and limited personal
jurisdiction over Defendant pursuant to Michigan’s long-arm statute, being M.C.L.A.
§600.711, et. Seq. and M.C.L.A. §600.715, et. seq., and the Due Process Clause of
the Fourteenth Amendment to the U.S. Constitution because Defendant: (a) regularly
and systematically solicits customers, contracts with orders from those customers in
Michigan; and (b) Plaintiff contracted with Defendant and ordered the Appraisal at
issue via Defendant’s internet website Customer Portal.

THE TRANSACTION AMONG PLAINTIFF & DEFENDANT

27.  In connection with the core function of its business, Plaintiff agreed to,
and did, purchase the Property for $310,000.00 (in reliance on the ATV provided by
Defendant in the Appraisal), and then invested a pre-determined repair budget to
rehab and then sell the Property, also in reliance on the Appraisal.

28.  Plaintiff reasonably relied on the as is value or “AIV” and the as
repaired value or “ARV” provided in the Appraisal delivered by Defendant, and it
based the Original Purchase Price, the repair budget and the re-sale price on the AIV
and ARV provided in the Appraisal.

29.  As Plaintiff advised Defendant many times, Plaintiff purchased the
Property for the sole purpose of repairing it (subject to a pre-defined repair budget)
and re-selling it to a third party, all in reliance on the AIV and ARV provided by

Defendant.
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30.  Plaintiff even provided Defendant with copies of the proposed repair

plans & proposed budget to ensure that Defendant was aware of the Original
Purchase Price, the intended repair budget and the proposed re-sale price.

31.  Inshort, Plaintiff advised Defendant that it was relying on the ATV and
ARV in the Appraisal to ensure that the sum of the Original Purchase Price + the
repair budget was less than the expected re-sale price.

32. What Plaintiff did not know, but Defendant knew or should have
known, was that Mr. Robert Williams, the “APPRAISER” retained by Defendant to
perform the August 14, 2018, appraisal of the AIV and ARV of the Property (the

“APPRAISAL,” a copy of which is attached and incorporated as Exhibit E), never

measured the square footage of gross living area above grade of the Property, either
in its as is condition or following the repair.

33.  Had Plaintiff known that the frue square footage of gross living area
above grade of the Property in its as is condition was overstated by 612 square feet
(and therefore, that the square footage of gross living area above grade of the
Property following repair was overstated by more than 1,200 square feet), Plaintiff
would have either have spent less on the Original Purchase Price and the repair
budget, or perhaps not even purchased the Property at all.

34.  Plaintiff’s principal, Mr. Jeffrey Jones, expressly shared this intent with

Defendant.
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35.  Asaresult of the Appraiser’s failure, the AIV and ARV in the Appraisal
were erroneous and based on far more square footage of gross living area above grade
than existed at the Property.

36.  Plaintiff, therefore, invested far too much in the repair budget, but was

only able to sell the Property for more than $100,000.00 less than the ARV.

37.  Plaintiff, therefore, suffered significant damage as a result of
Defendant’s delivery of an Appraisal that failed to comply with the Uniform
Standards of Professional Appraisal Practice (USPAP), the Dodd-Frank Wall Street

Reform and Consumer Protection Act (DF) and Appraisal Independence

Requirements (AIR).
COUNT -1
BREACH CONTRACT
38. Plaintiff repeats, re-alleges, re-states and incorporates by

reference the allegations of §91-37 of the Verified Complaint.

39. Plaintiff and Defendant entered into a binding contract for
Defendant’s provision of a conforming, error-free Appraisal, that complied with,
among other standards, USPAP.

40. Plaintiff and Defendant entered into their Contract using
Defendant’s internet website Customer Portal to set up an account (by tendering its
New Account Setup Form, see Exhibit F) and then by Plaintiff’s submission — and

Defendant’s acceptance of - an order for the specific Appraisal of the Property.
Page 11 of 22



Case 2:20-cv-11928-DPH-APP ECF No. 1 filed 07/16/20 PagelD.12 Page 12 of 22

41. Plaintiff and Defendant, therefore, entered into a binding
agreement (the “CONTRACT”) for an error-free Appraisal that complied with the
Uniform Standards of Professional Appraisal Practice (USPAP), the Dodd~Frank
Wall Street Reform and Consumer Protection Act (DF) and Appraisal Independence
Requirements (AIR).

42. In short, Defendant promised that the Appraisal would be
reviewed, checked for compliance and delivered without errors.

43. Plaintiff took the following steps to open its account and submit its
order for the Appraisal to Defendant:

a. Plaintiff submitted the New Account Setup Form and transmitted it
to Defendant via Defendant’s Customer Portal (Exhibit F);

b. Plaintiff advised Defendant of its intent to use of the AIV and ARV
values of the Appraisal;

c. Plaintiff instructed Defendant that it needed an AIV and ARV value
appraisal because, Plaintiff is and was in the business of purchasing,
repairing and re-selling properties;

d. Plaintiff then submitted its order for the AIV and ARV appraisal of
the residential property it was considering purchasing, repairing and
selling the Property;

e. The Parties exchanged a series of descriptive email communications,
and Defendant’s Appraiser prepared the Appraisal of the AIV and
ARYV of the Property (Exhibit G);

f. Mr. Williams submitted the Appraisal to Defendant — not Plaintiff —
and Defendant then delivered the Appraisal to Plaintiff.
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44. Plaintiff performed each of its obligations owed to Defendant

under the Contract, but Defendant materially breach the Contract by delivering an
Appraisal that was filled with errors, failed to comply with the Uniform Standards of
Professional Appraisal Practice or “USPAP,” among other standards.

45, According to federal regulations, the Appraisal must be used
unless Plaintiff were able to prove that it is inaccurate or that there was appraiser
bias.

46. These new federal regulations also prohibit the lending institution
from obtaining multiple values and using the one they find more favorable.

47. Pursuant to its Contract (or account) with Defendant, Plaintiff

ordered an AIV and ARV Appraisal, which was prepared by the Appraiser and
checked by Defendant.

48. Defendant, however, materially breached its duties by failing to
correct the Appraiser’s failure to measure or confirm the square footage of gross
living area above grade of the Property (as it existed prior to repair) and by failing to
correct or confirm the Appraiser’s measurement of the gross living area above grade
of the Property (as repaired by Plaintiff).

49. In fact, the Appraiser failed to measure the square footage of the

as is Property, resulting in:
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‘a. The overstatement of the as is square footage of gross living area above
grade by over 600 square feet, resulting in the overstatement of the AIV;
and

b. The overstatement of the as repaired square footage of gross living area
above grade for the Property, resulting in a grossly inflated ARV of
$732,000.00.

50.  The Appraisal, therefore, certainly failed to comply with the Uniform
Standards of Professional Appraisal Practice (USPAP), the Dodd-Frank Wall Street
Reform and Consumer Protection Act (DF) and Appraisal Independence
Requirements (AIR).

51.  More importantly, the overstatement of the AIV and ARV, resulted in a
repair budget well in excess of that which was appropriate, and a re-sale price for the
Property that was far less that the ARV, causing Plaintiff to lose money.

52. Despite Defendant’s representations, warranties and promises to
Plaintiff, the Appraisal failed to comply with applicable appraisal standards - such as
“USPAP.”

53. Indeed, the Appraisal erroneously reports 2,632 square feet of gross
living area above grade for as repaired Property, despite that the actual square feet
of gross living area above grade was only 2,014 square feet — a difference of 618
square feet of gross living area above grade.

54.  The Appraisal, therefore, : (a) overstated the as is square footage of
gross living area above grade for the Property by over 600 square feet; (b ) overstated

the as is value or AIV as being $333,000.00; and (c) overstated the ARV as being
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$732,000.00, all constituting a failure to comply with USPAP as promised by

Defendant.

55. It is worth noting, that the ARV provided in the Appraisal purportedly
took into account Plaintiff’s completion of each and every item on the “REPAIR
L1st,” but it was, nonetheless, prepared on the basis of there being 2,632 square feet
of gross living area above grade. See the Repair List, a copy of which is attached and
incorporated as Exhibit H.

56. The ARV, therefore, was grossly overstated as a result of the
Appraiser’s negligence, and Defendant breached of its contractual obligation to

check the accuracy and compliance of the Appraisal and deliver an accurate,

compliant product to Plainﬁff.

57.  As a result, Plaintiff invested far too much into the repairs and was
forced to sell the Property for approximately $662,500.00 — far less than the reported
ARV of $732,000.00.

58.  In fact, Plaintiff expressly advised Defendant that it was purchasing the
Property, with the sole intent of repairing it and re-selling it to a third-party at a profit
— a feat that required knowledge of the true AIV, ARV and anticipated Purchase
Price.

59.  Plaintiff went further, however, and provided Defendant with copies of

the proposed repair plans & budget, together with the Purchase Price, to ensure that
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Defendant was aware of the amount Plaintiff intended to spend to purchase and repair

of the Property.

60. In short, Defendant’s nominal customer, Plaintiff, expressly advised
Defendant that it intended to rely on the Appraisal to ensure that the sum of the
Purchase Price + the repair budget did not exceed the ARV or re-sale price.

61.  Plaintiff relied on Defendant’s representations and the accuracy of the
contents of the Appraisal to ensure that the Purchase Price Plaintiff agreed upon, the
repair budget Plaintiff allocated and the anticipated re-sale price (at or near the ARV)
were all economically viable, i.e. that Plaintiff would be able to generate a profit from

its efforts.

62.  As Defendant promised in its website and in the Contract documents,
the Appraisal report was supposed to have been — what certainly was not -
comprehensively reviewed to ensure that it complied with the Uniform Standards of
Professional Appraisal Practice (USPAP) guidelines, among other requirements.

63.  Similarly, after the Appraisal was submitted to Defendant by the
Appraiser, Defendant assured Plaintiff that it would perform quality assurance
procedures to verify that all proper practices were followed throughout the process
and that the data relied upon is and was accurate, but once again, Defendant failed to

live up to its promises.
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64.  Plaintiff relied to its detriment on the Appraisal’s overstatement of the
AIV and ARV of the Property, which all drove Plaintiff’s: (a) decision to purchase
the Property for the Purchase Price; (b) determination of an excessive repair budget,
i.e. approximately $100,000.00; (c) the decision to sell the Property at a far lower
than expected sale price; and (d) a substantially decreased or eliminated return on
investment.

65.  Simply put, Defendant ignored its express representations, warranties
and agreements, i.e. that the Appraisal would be free from defect and comply with
all applicable appraisal standards, and Defendant materially breached the Parties’
contract by, among other things, by:

a. Failing to deliver an Appraisal that Complied with the Uniform
Standards of Professional Appraisal Practice (USPAP);

b. Failing to competently perform an extensive two-part review process on
the Appraisal;

c. Failing to pass the Appraisal through Defendant’s comprehensive,
automated review or otherwise analyze the Appraisal for compliance,
completeness & consistency;

d. Failing to pass the Appraisal through Fannie Mae proprietary tool
called Collateral Underwriter (CU), which provides an appraisal risk
assessment complete with a risk score, risk flags, potential
over/undervaluation, & (if applicable) messages to the submitting
lender that warrant further review;

e. Failing to an have experienced Quality Control Specialist (QCS)
conduct a manual line by line review of the Appraisal; and
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f. Failing to ensure that the Appraisal comply with the Uniform
Standards of Professional Appraisal Practice (USPAP), the Dodd-
Frank Wall Street Reform and Consumer Protection Act (DF), and
Appraisal Independence Requirements (AIR).

66.  Plaintiff relied on the representations of the accuracy of the Appraisal
to its significant detriment and, as a result of Defendant’s material breaches, Plaintiff
has suffered damages in excess of $75,000.00, separate and apart from interest, costs
and actual attorneys’ fees.

COUNT - II (ALTERNATIVE)
PROMISSORY ESTOPPEL

67. Plaintiff repeats, re-alleges, re-states and incorporates by
reference the allegations of §91-66 of the Verified Complaint.

68. Through its internet website and the documents provided to, and
submitted by, Plaintiff to open the account and order the Appraisal, Defendant
explicitly promised Plaintiff, among other things, that:

a. The Appraisal would comply with the Uniform Standards of
Professional Appraisal Practice (USPAP), the Dodd-Frank Wall Street Reform and
Consumer Protection Act (DF), and Appraisal Independence Requirements (AIR).
Withholding payment to an appraiser based solely on value would be in direct
violation of both DF and AIR;

b.  Defendant’s appraisal process is completed in compliance with

the Dodd-Frank Act in accordance with Appraisal Independence Requirements
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(AIR), Fannie Mae, Freddie Mac, TILA-RESPA, and the Interagency Appraisal and
Evaluation Guidelines;

C. The Appraisal would be reviewed by an automated review
software that evaluates up to 1,400 points of compliance and would then undergo a
line-by-line review by one of our in-house appraisers; and

d. We've [Defendant] spent years perfecting a cost-effective process
that not only provides you [Plaintiff] with the fastest turn times in the industry but
ensures that you receive an appraisal that is free of errors and ready to make your
closing that much quicker.

69. Defendant's promises were clear, definite and unequivocal, and they
were made to Plaintiff [and other customers] to induce Plaintiff to open its account
and order the Appraisal from Defendant.

70. In reliance on Defendant’s promises, and to Plaintiff’s substantial
detriment, Plaintiff performed all that was expected of it, but Defendant failed to
honor its promises and deliver an error-free Appraisal.

71.  Defendant made the promises to induce Plaintiff to order the Appraisal,
and, given its actual knowledge of the purpose of the Appraisal, Defendant could
reasonably foresee that its failure to perform pursuant to the promises would cause

the damages Plaintiff has suffered.
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72.  To avoid injustice, this court must specifically enforce Defendant's
promise to Plaintiff.

73.  As a direct and proximate result of Defendant's failure to perform,
Plaintiff has suffered damages in excess of $75,000, exclusive of costs, interest and
attorneys’ fees.

74.  Plaintiff, therefore, is entitled to final judgment against Defendant to
compensate it for the substantial and foreseeable damages Plaintiff suffered.

COUNT - II1 (ALTERNATIVE)
UNJUST ENRICHMENT

75.  Plaintiff repeats, re-alleges, re-states and incorporates by reference the
allegations of §91-74 of the Verified Complaint.

76.  The benefit that Plaintiff conferred on Defendant has unjustly enriched
Defendant, without conferring any benefit on Plaintiff, such that Defendant acts
wrongfully in retaining that benefit.

77.  Plaintiff did not intend that Defendant retain that benefit without just
compensation, and Plaintiff has otherwise acted equitably in this matter, such that

Defendant must disgorge that benefit to Plaintiff,
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WHEREFORE, Plaintiff respectfully requests that this honorable Court

enter final judgment in its favor and against Defendant, awarding Plaintiff the

following relief:

A. Money damages in excess of $75,000.00, plus accrued interest, costs,
expenses and actual attorneys’ fees; and

B. Any other or different relief the Court may deem equitable and just
under the circumstances.

Respectfully submitted,
PLUNKETT COONEY

By:  /[s/ Sear M Watih

Sean M. Walsh (P48724)
Attorneys for Plaintiff

38505 Woodward Ave., Suite 100
Bloomfield Hills, Michigan 48304
Swalsh@plunkettcooney.com
(248) 508-5783 (phone)

Dated: July 15, 2020 (248) 901-4040 (fax)

JURY TRIAL DEMAND

Plaintiff hereby demands a trial by jury.
Respectfully submitted,

PLUNKETT COONEY

By:  /[s/ Sear M latleh
Sean M. Walsh (P48724)
Attorneys for Plaintiff
38505 Woodward Ave., Suite 100
Bloomfield Hills, Michigan 48304
Swalsh@plunkettcooney.com
(248) 508-5783 (phone)

Dated: July 15, 2020 (248) 901-4040 (fax)
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VERIFICATION BY JEFFREY JONES

I, JEFFREY JONES, DECLARE UNDER PENALTY OF PERJURY THAT THE
FOREGOING FACTS ARE TRUE To THE BEST OF MY INFORMATION, KNOWLEDGE AND
BELIEF. EXECUTED By ME ON JULY 15, 2020, IN THE CiTY OF BLOOMFIELD HiLLs,
CoUNTY OF OAKLAND, STATE OF MICHIGAN.

/S/ Unnes
JEFFREY JONES

Open.25738.02649.24555615-1

Open.25738.02649.24554871-1
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EXHIBIT A
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COMPLIANCE

FULLY COMPLIANT

Appraisal Nation is dedicated to help ease your growing valuation regulatory compliance
responsibilities. Appraisal Nation is a privately owned, nationwide Appraisal Management
Company (AMC), licensed in all states that require licensure. Appraisal Nation considers
Appraisal Independence to be crucial to our industry. The delivery of accurate, independent,
unbiased appraisals is our primary focus. Our appraisal process is completed in compliance
with the Dodd-Frank Act in accordance with Appraisal Independence Requirements (AIR),
Fannie Mae, Freddie Mac, TILA-RESPA, and the Interagency Appraisal and Evaluation
Guidelines.

Compliance Benefit of Using Appraisal Nation

o Establishes a clear separation between loan production process and the appraisal
ordering process.

« We are the appraisal QC experts: Appraisals are reviewed by an automated review
software that evaluates up to 1,400 points of compliance, then will undergo a line-by-
line review by one of our in-house appraisers.

o Every appraiser is thoroughly screened before being placed on our panel and we
consistently monitor their license for disciplinary action.

« All value reconsideration requests are screened by our QC staff to ensure the
appraiser’s independence is not violated.

Resources

+« Dodd Frank Act Link: http://dodd-frank.com/

o TRID link: htip:/fwww.consumerfinance.gov/regulations/integrated-mortgage-
disclosures-under-the-reai-estate-settiement-procedures-aci-regulation-x-and-the-
truth-in-lending-act-requlation-z/

« Appraisal Subcommittee Link: hitps://www.asc.gov/Home. aspx




Case 2:20-cv-11928-DPH-APP ECF No. 1-4 filed 07/16/20 PagelD.30 Page 1 of 2

EXHIBIT C

Page 6 of 11



Nation
-

L

Apprai

i

T

"Qf ~ Appraisal Nation

Attorney Wanted ASAP - We need an attomey to help our legal clients. Free ﬁial; view c_ases'how. Ad  '-»-'.. :

{">7 Appraisal Nation

NOTALL AMC's ARE CREATED EQUAL

Financial Services - Cary, NC - 720 followers

America's AMC

+ Follow :

Visit website 2

& PREMIUM

See all 73 employees on

i

Overview

Appraisal Nation is a nationwide appraisal management company (AMC). We
offer a multitude of valuation products to assist in a variety of lending and collateral
assessment needs. Our goal is to provide honest, accurate information that can
better inform lenders and help homeowners. In today's market it is vital to find a
company who can not only offer you a quality report but also keep you and your
company in compliance with all regulations. Our up to date valuation products
adhere to USPAP, Fannie Mae, Freddie Mac, The Dodd-Frank Act and Appraiser
Independence Requirements. Our compliance department regularly reviews all state
and federal appraisal laws to make sure that our clients are always protected.

A recognized leader of asset valuation management in the southeast, Appraisal
Nation is committed to the betterment of our industry. As a proud member of
TAVMA (Title Appraisal Vendor Management Association) and the Better Business
Bureau Appraisa! Nation is constantly up to date on our ever changing industry and
holds itself to a higher standard of accountability.

Whether you choose an AMC for compliance purposes, cost savings or for ease of
centralizing appraisals; know that Appraisal Nation's multitude of products, services
and commitment to excellence makes us the best solution for all of your collateral
assessment needs.

Website http://www.appraisal-nation.com
Industry Financial Services
Company size 51-200 employees
73 on Linkedin ®
Headquarters Cary, NC
Type Partnership
Speciaities Appraisal order management

Locations (1)

“Primary
500 Gregson Dr, #120, Cary, NC 27511, US
Get directions 2
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APPRAISAL NATION, LLC
BETTER BUSINESS BUREAU COMPLAINT RESPONSES

Complaint:

This company sent me an apprasier who was unqualified, and not knowledgable on the
market in which I requested an appraisal. The appraisal done on my property was invalid,
inaccurate, and did not meet the standards for a proper appraisal. This is not just some angry home
owner who didn't get what he wanted on an appraisal. If the arguments presented to me were valid,
I would have accepted the appraised value. However, when I tried to dispute this w/ appraiser, he
lied to the lender and literally said I threatened his life, and his family. To which,was obviously a
lie that I can prove in court, because I have the text messages.. The appraisal was inaccurate,
because the appraiser did not count any property north of my property. Every single sold
comparable he provided was SOUTH of my property. When 5 properies sold for the ARV (after
repair value) I was looking for 3-4 blocks north. Which by any appraisal standards, is certainly
useable and fair game. He did not include a single one of them. Instead he included much cheaper
properties that sold 5 blocks south of my property. I had two real estate agents, who knew the area
far better then this appraiser does, say that the ARV was around 240-250.. He also told me over
the phone that he said 2 bedroom houses were less valuable then 3 bedroom houses, the guy is a
unprofessional as they come. He stated that my house, which has 3 bedrooms above grade, was
less valuable and not comparable to a house w/ 2 bedrooms above grade. He's living in a
clownworld, and no one in their right mind would actually think that. The guy was very strange
from the begginning, and I had a bad feeling about him. When he called me at 7pm to set up a time
to view, which I told him that I would get back w/ him once I speak w/ the seller. I then texted him
at 9pm to confirm and time, and he told me that I was unprofessional to contact him so late. He
was the one who contacted me after business hours. Do as I say, not as I do. There is no salvaging
this transaction, and I was completely taken advantage of for $590.00 for an appraisal that was
inaccurate, and not up to par w/ the the other appraisals Ive gotten in the past. Ive closed on 8
homes this year, and not one of them was within $5,000 dollars. The appraisal came in $65,000
off of what it should of been. There is no excuse for this. I want a refund immediately, total con-
job. I will also be filing a complaint appraisal foundation.

05/12/2020

Response:

Appraisal Nation (AN) thoroughly vets all approved appraisers. Each is monitored & rated
to ensure the highest standards of customer service & quality. The appraiser in question is a
seasoned valuation expert who has serviced Chicago, IL & the surrounding markets for fifteen
years. Every appraiser is required by the Uniform Standards of Professional Appraisal Practice
(USPAP) to be geographically competent in the subject market before the acceptance of an
appraisal assignment. Otherwise, the appraiser faces strict penalties up to & including license
revocation. It is evident the complainant communicated with the appraiser once AN delivered the
report to the lender. The appraiser then expressed his concerns to AN regarding alleged threatening
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statements made by the complainant. A review of the "Location Map" included in the appraisal
report identifies three comparable sales located north of the subject property. All comparab le sales
utilized by the appraiser are less than one mile from the subject. Of the nine comparable sales used,
all have three bedrooms except comparable number nine. All comparable sales included in the
report are similar to the subject in size, age, quality, condition, etc. An appraiser's opinion of value
is frequently an area of concern for the parties involved in any real estate transaction. An
appraiser's duty is not to select properties with the highest selling prices. Instead, an appraiser
provides an independent, impartial, & objective opinion of value. A successful loan closing does
not measure the credibility of an appraisal report. Appraisal reports are utilized by lenders to assist
in making sound judgments regarding a loan request. To ensure overall accuracy & a supported
value, AN has a rigorous review process that each appraisal report undergoes. Our Quality Control
Department performs an extensive two-part review process on each appraisal. First, the report is
scrubbed via a comprehensive automated review. This automated review processes & analyzes the
report for compliance, completeness, & consistency. It is a highly sophisticated platform that
significantly enhances appraisal quality & assurance. Our automated review includes a Fannie Mae
proprietary tool called Collateral Underwriter (CU), which provides an appraisal risk assessment
complete with a risk score, risk flags, potential over/undervaluation, & (if applicable) messages to
the submitting lender that warrant further review. CU works by leveraging an extensive database
of property records, market data, & analytical models to analyze appraisals for quality & risk
management. Secondly, an experienced Quality Control Specialist (QCS) conducts a manual line
by line review. The QCS is a trained real estate professional with intimate knowledge of appraisal
reports & methodologies. These reviews are conducted by AN to ensure the overall quality of the
appraisal report. The report in question passed both manual & automated examinations as of the
effective date of the appraisal report. AN takes great pride in the level of service we provide to
each customer. We understand the value- sensitive nature of our business. Compliance, quality, &
customer service are the top priorities of our organization. We are committed to providing
outstanding customer service, & we regret the complainant had a negative experience. We
respectfully stand behind the quality of the appraisal report in question

03/13/2020

Complaint:

Grossly under valuation of my property. This was either deliberate, inexperience or
Incompetence on the part of this company. Appraisal Nation is the worst. DO NOT USE THIS
APPRAISAL COMPANY. I repeat DO NOT USE THIS APPRAISAL COMPANY. I am a 20 +
year licensed realtor. And a 10 year + realestate investor. The appraiser for my property used 2
bedroom home's that was not renovated with up to 90 less Sq footage as comparable's for my
property. My property is a 3 bedroom property completely renovated from top to bottom inside &
out. The appraiser valued my property @ just $75,000. I supplied 6 real comps from the mls for
renovated properties similar to mine within a mile radius. The highest fully renovated property
sold just 2 weeks prior to my appraisal for $179,000 that is identical to my property in style of
house, Sq footage & bedrooms. The lowest renovated property sold for $144,000. Properties that
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is on the market in my area is listed starting @ $157,000.00 - $205,000.00. I cram to und erstand
how the appraiser came up with a value of just $75,000. This is clearly either a example of
purposely under valuing my property or incompetence and no experience on the appraiser
knowledge of valuing properties. I sold a property similar to my current property in the same
Neighboor about 20 houses down in 2009 (when the market was down) for $62,500.00 with only
a 3 day time in the market. When I called Appraisal Nation I was told by a customer service rep &
a manager that they cannot discuss my loan with me. This is not good customer service or good
business practices and is unfair & unequal business practices. I am pursuing legal action for my
money back & the fact I lost a lot of money due to the grossly under valuation of my property.
THIS COMPANY IS NOT EXPERIENCED IN PROPERLY APPRAISING PROPERTIES. DO
NOT USE APPRAISAL NATION.

Response:

Appraisal Nation (AN) is an independent, third-party appraisal management company
(AMC) serving as an administrator & liaison between the lender & the real estate appraiser. AN
does not complete any appraisal nor assess the value of real estate, rather, we manage the appraisal
process for our clients (lenders). All appraisals must comply with the Uniform Standards of
Professional Appraisal Practice (USPAP). USPAP was adopted by Congress in 1989 & contains
standards for all appraisal services, including real estate, personal property, business, & mass
appraisal. Per USPAP, our "client" is the party or parties who engage, by employment or contract,
an individual or company to complete an appraisal assignment. AN was engaged by the mortgage
lender to complete an appraisal on the property in question. This engagement made the lender our
client for this assignment. Per USPAP, communication of the details of the assignment are limited,
& often prohibited, to anyone other than the named client. For these reasons we were/are unable
to discuss details of the loan or report with the complainant. All approved appraisers are thoroughly
vetted by AN, monitored, & rated to ensure the highest standards of customer service & quality.
The appraiser in question is a seasoned valuation expert who has serviced the local market for
more than a decade. An appraiser's opinion of value is frequently an area of concern for the parties
involved in any real estate transaction. Real estate appraisers provide independent, impartial, &
objective opinions of value. A successful loan closing does not measure the credibility of an
appraisal report. Appraisal reports are utilized by lenders to assist in making sound judgments
regarding a loan request. All comparable sales utilized by the appraiser are in similar condition
(renovated) & quality and/or adjusted accordingly. Four of the six comparables have the same bed
& bath count as the subject. Additionally, all comparable sales used are similar in size, age, design
style, have similar amenities, & are located in close proximity to the subject property. It is the
market, not the appraiser, which dictates value. The selling prices of the aforementioned
comparable sales range from 50-150k. The final opinion of value given by the appraiser is $90,000.
To ensure overall accuracy & a supported value, AN has a rigorous review process that each
appraisal report undergoes. Our Quality Control Department performs an extensive two-part
review process on each appraisal. First, the report is scrubbed via a comprehensive automated
review. This automated review processes & analyzes the report for compliance, completeness, &
consistency. It is a highly sophisticated platform that significantly enhances appraisal quality &
assurance. Our automated review includes a Fannie Mae proprietary tool called Collateral
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Underwriter (CU), which provides an appraisal risk assessment complete with a risk score, risk
flags, potential over/undervaluation, & (if applicable) messages to the submitting lender that
warrant further review. CU works by leveraging an extensive database of property records, market
data, & analytical models to analyze appraisals for quality & risk management. Secondly, a manual
line by line review is conducted by an experienced Quality Control Specialist (QCS). The QCS is
a trained real estate professional with intimate knowledge of appraisal reports & methodologies.
These reviews are conducted by AN to ensure the overall quality of the appraisal report. The report
in question passed both manual & automated reviews as of the effective date of the appraisal report.
AN takes great pride in the level of service we provide to each customer. We understand the value
sensitive nature of our business. Compliance, quality, & customer service are the top priorities of
our organization. We are committed to providing outstanding customer service, & we regret the
complainant had a negative experience. We respectfully stand behind the quality of the appraisal
report.

Complaint:

An appraisal was done for a property we are buying. They did not do the appraisal right,
and are requiring another full appraisal charge to do it. The appraisal was done, looking at the
after-appraisal value as either a single family home, or a duplex. Our plan is to finish converting
this to a triplex, which would have higher value. Although they knew we were adding 2 kitchens,
(from our repair scope of work) they refused to adjust the comps using other triplexes in the area.
They are demanding a full appraisal payment in order to re-do the comps and after-repair value.

Response:

AN is a third-party appraisal management company (AMC) serving as an administrator
and liaison between the lender and real estate appraiser. As an AMC we administer a network of
appraisers to fulfill appraisal assignments on behalf of our client, the mortgage lending institution.
AN does not complete any appraisal, rather, we manage the appraisal process for our clients. All
appraisals must comply with the Uniform Standards of Professional Appraisal Practice (USPAP).
USPAP was adopted by Congress in 1989 and contains standards for all appraisal services,
including real estate, personal property, business, and mass appraisal. Per USPAP, our "client" is
the party or parties who engage, by employment or contract, an individual or company to complete
an appraisal assignment. Appraisal Nation was engaged by the mortgage lender to complete an
appraisal on the file in question. This engagement made the lender our client for this assignment.
Per USPAP, communication of the details of the assignment are limited, and often prohibited, to
anyone other than the named client. For these reasons we are unable to provide commentary
regarding the details of this report. Regarding the fee associated to "...re-do the appraisal...", every
appraiser in our network is an independent contractor whose appraisal business is independently
owned and operated. The appraiser, not AN, sets their fee for each valuation assignment. Due to
the aforementioned, we cannot "Refund the additional payment required...". However, in the spirit
of customer service we will "reduce the added charges...". AN is happy to complete the new request
at cost. Simply reach out to the lender who will contact AN to proceed at the reduced costs.
Appraisal Nation (AN) takes great pride in the level of service we provide to each client.
Compliance, quality, and customer service are the top priorities of our organization.
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Response:

Our company worked with Appraisal Nation on 3 properties now. All were devalued and
not properly marked Our company owns a 4 unit property that we are refinancing. Appraisal Nation
sent an appraiser out that not only had EVERY SINGLE PICTURE MARKED WRONG, he also
showed an ugly picture of the field next to the property (NOT OUR PROPERTY) and said it was
the back yard. There is a storage unit that is clearly marked "STORAGE" on the front door before
you enter but he managed to take pictures of it and say it was a livingroom and bathroom for
another unit!! We paid over $700 for this bogus appraisal. This was our first experience. The
second involves a purchase of a bank owned property. The auditor site has the "as is" value at
$380k. We purchased the property for $228k. It has 13 acres, 30x50 heated, water, electric,
concrete pole barn with a 1200 sq ft apartment above it, the home is 3600 sq ft (not including the
finished area in the basement. even though there is a door to access the outside). This home, once
rehabbed, will be listed at $450-485k. It was appraised at $340k. How is it that this property
appraised below what the county auditor has it taxed at? Appraisal Nation also used comps from
other surrounding cities that are less in value then the city we are purchasing the home. One of the
comps was an 1888 sq ft home on 3 acres in a less desirable area (not even the same city)that I
wouldn't buy in. He went as far as 11 miles out of our city into surrounding rural areas instead of
going less distance a half mile down the road to a home that sold with comparable sq ft, yr built,
less land but same school system, and area? We located 6 more properties in a 8 mile radius that
were better suited and still in our city. This appraisal cost $585 and I want a refund for both
properties. Appraisal Nation costed us not only bogus appraisal costs but lender application fees
since we could not move forward with our loan process based on their crappy knowledge of the
arca. If you are reading this, do whatever you can to find a local appraiser that knows the area! Not
to mention...make sure they're competent enough to at least label your property pictures correctly!
I'm seeking legal counsel this week regarding the appraisals and costs we've endured due to this
horrible company! NOT IMPRESSED. KEEP YOUR MONEY LOCAL.

Response:

Appraisal Nation (AN) understands the concerns ofthe complainant. Often the loan process
is grueling, time-consuming, and expensive. Receiving a report with a value less than anticipated
can understandably be alarming. AN understands the frustration of the complainant. It is our hope
the following response will help address the concerns. Appraisals are not contingent upon a value
nor a guarantee of a closed loan. The loan process and closing are decisions made solely by the
lender. All appraisals must comply with the Uniform Standards of Professional Appraisal Practice
(USPAP). USPAP was adopted by Congress in 1989 and contains standards for all appraisal
services, including real estate, personal property, business, and mass appraisal. The complaint
references a "...4 unit property...". No other identifying details such as a file#, property address,
etc. have been provided: Our records show only single-family appraisals ordered through
Appraisal Nation with a borrower name of *#¥*¥¥¥¥ skt skkrkkkti* | | C. Our company
also can find no record for a multi-family appraisal for a borrower name, ***** Many lenders
work with multiple AMCs. Depending on the lender, AMCs can be manually selected or arbitrarily
chosen at the time of order entry. The four-unit appraisal referenced is either under a different
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name or was managed by an AMC other than Appraisal Nation. Therefore, we are unable to
comment on the multifamily property. The second property cited, "..bank owned
property...auditor site has the "as is" value at $380k...How is it that this property appraised below
what the county auditor has it taxed at...": The appraiser's opinion of value is $16,510 above the
purchase contract price. The original contract price for this property is $218,490. The appraiser's
opinion of value is $235,000 "as is" and $340,000 "subject to." Assessed value, or tax value, is
very different from appraised value. Assessors place a value on a home in order to levy property
taxes on it. However, their scope of work and methodologies differ from a licensed or certified
appraiser. Assessors often never enter the subject property, and it is not uncommon for them to
derive their values from mass appraisal techniques. The assessor ultimately comes up with a value
(x) and then multiplies that number by a uniform assessment rate (y). What is recorded in public
record, in this case, 380k, was developed from the formula, x(y) = assessed value. Assessed value
does not equal appraised value. It is not uncommon for property owners to present appraisals to
their local municipalities to dispute and ultimately lower the assessed value (tax bill). The
complaint continues, "...used comps from other surrounding cities that are less in value...He went
as far as 11 miles out...We located 6 more properties in a (sic) 8 mile radius that were better
suited...": AN welcomes any information that helps an appraiser accurately complete their job. We
encourage professional and productive communication with appraisers regarding the contents,
including value, of an appraisal report. Our client submitted an appraisal dispute on the report in
question. We in turn reviewed and communicated all contents of the appraisal dispute to the
appraiser. The appraiser considered each concern brought forth, including the suggested sales, and
submitted a rebuttal within the appraisal report. All recommended sales were deemed superior to
the subject in quality. Included in the appraisal is commentary from the appraiser addressing
comparable distances. An appraiser's opinion of value is frequently an area of concern for the
parties involved in any real estate transaction. An appraiser provides an independent, impartial,
and objective opinion of value. The credibility of an appraisal report is not measured by a contract
price nor a successful loan closing. Appraisal reports are utilized by lenders to assist in making
sound judgments regarding a loan request. It is important to note that all real estate appraisals
provide an "opinion" of value. All single-family appraisal reports include the following statement
at the bottom of page 2, "Based on a complete visual inspection of the interior and exterior areas
of the subject property, defined scope of work, statement of assumptions and limiting conditions,
and appraiser's certification, my (our) opinion of the market value, as defined, of the real property
that is the subject of this report is..." To ensure overall accuracy and a supported value AN has a
rigorous review process that each appraisal report undergoes. Our Quality Control Department
performs an extensive two-part review process on each appraisal. First, the report is scrubbed via
a comprehensive automated review. This automated review processes & analyzes the report for
compliance, completeness, & consistency. It is a highly sophisticated platform which significantly
enhances appraisal quality & assurance. Our automated review includes a Fannie Mae proprietary
tool called Collateral Underwriter (CU) which provides an appraisal risk assessment complete with
a risk score, risk flags, potential over/undervaluation, and (if applicable) messages to the
submitting lender that warrant further review. CU works by leveraging an extensive database of
property records, market data, & analytical models to analyze appraisals for quality & risk
management. Secondly, a manual line by line review is conducted by an experienced Quality
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Control Specialist (QCS). The QCS is a trained real estate professional with intimate knowledge
of appraisal reports & methodologies. These reviews are conducted by AN to ensure the overall
quality of the appraisal report. The report in question passed both manual and automated reviews
as of the effective date of the appraisal report. All approved appraisers are thoroughly vetted by
AN, monitored, and rated to ensure the highest standards of customer service and quality. The
appraiser in question is a seasoned valuation expert who has been certified since 2010Q. This
appraiser has completed numerous valuations in **¥%¥% ** and jis familiar with the current
market. All appraisers are required by USPAP to be geographically competent in ANY area they
service. The appraiser is also required by USPAP to decline ANY assignments in markets they are
unfamiliar (not geographically competent). Otherwise, they face strict penalties which include
license revocation. This does not mean that all appraisers reside in the same city or county as the
markets they serve. Some appraisers work only a specific city or county. Others work a much
broader area depending on their competency level in each market. AN takes great pride in the level
of service we provide to each customer. We understand the value sensitive nature of our business.
Compliance, quality, and customer service are the top priorities of our organization. We are
committed to providing outstanding customer service, and we regret the complainant had a
negative experience. We respectfully stand behind the quality of the appraisal report.

Response:

Regarding the multifamily appraisal, it was not under ***** it is under ****%%k
Rk dwickakkr and the signor is ¥¥F¥xkkx wkdkkkkk Regarding the recent appraisal only
stating a value of $340k ARV and using properties in *##%/*#**kkkkks4% with only 3 acres and
1800 sq ft...is NOT acceptable comps. I paid an additional $700 to get the property reappraised.
The appraiser used the correct property comps for ****** and based on the homes age, size,
location, and the scope of work to be completed. The appraisal was $100k more then Appraisal
Nations appraisal. This goes to show, Appraisal Nation is a cookie cutter appraisal company with
no knowledge of location and surrounding comps. They are not familiar with ARV and base
appraisals off the "as is" value. Because you purchase a home for $228k doesn't mean that is the
"as is" value. This is a foreclosure and agreed upon amount the bank accepted. I want a refund of
this amount along with a refund for the Wadsworth property. I will be contacting my attorney with
the recent appraisal results. We are moving forward and taking action. Appraisal Nation wants to
assist you in this process. Because the reports passed both the initial automatic and manual reviews,
an official appraisal dispute is needed. If the appraisal disputes deem the reports in question as
incredible, then a refund can be applied. All appraisal reports must comply with the Uniform
Standards of Professional Appraisal Practice (USPAP), the Dodd-Frank Wall Street Reform and
Consumer Protection Act (DF), and Appraisal Independence Requirements (AIR). Withholding
payment to an appraiser based solely on value would be in direct violation of both DF and AIR.
This is why an appraisal dispute is required. In reference to the second appraisal completed, our
company recognizes the significant value discrepancy between the reports. However, we are
unable to review and provide commentary on that appraisal. It should be noted, the validity of an
appraisal is not necessarily increased because the value increases. Even if the higher value comes
closer to, equals, or exceeds an anticipated value. You may, however, utilize comparable sales
from that report in the appraisal dispute. Defendable market activity (closed sales) is the best
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evidence to provide in an appraisal dispute. We appreciate your stance and understand your
frustration in this process. We must maintain compliance with all state and federal regulations.
Our business is highly value sensitive and we do not take your concerns lightly. Please submit a
value dispute through lender.

Response:

Appraisal Nation (AN) empathizes & understands the frustration of the complainant.
Receiving an appraisal with a value less than anticipated can understandably be alarming. The
complaint filed expresses concerns regarding (1) appraiser competence, (2) report content
reliability, and (3) the responsiveness of AN concerning the value dispute. AN is a reputable
company that in no way seeks to take advantage of any consumer. It is our hope the following
response addresses all concerns. (1) Appraiser Competence: All approved appraisers are fully
vetted by AN, monitored, and rated to ensure the highest standards of customer service and quality.
The appraiser in question is a seasoned valuation expert who has serviced the state of Florida since
2014. As an independent contractor, he works not only with AN but with numerous AMCs &
lenders. The appraiser has a proven track record of excellence, having completed nearly 250
appraisal reports specifically for AN, with a 95% on-time percentage, a quality of report rating of
4.84 (0-5 scale), and a customer rating of 5 out of 5. (2) Report Content Reliability: AN has
stringent processes that each appraisal report undergoes to ensure overall accuracy and that a
reasonable value is provided. Our Quality Control Department performs an extensive multilayered
review process on each appraisal. First, the report is scrubbed via a comprehensive automated
review. This automated review processes & analyzes the report for compliance, completeness, &
consistency. It is a highly sophisticated platform which significantly enhances appraisal quality &
assurance. Our automated review includes a Fannie Mae proprietary tool called Collateral
Underwriter (CU) which provides an appraisal risk assessment complete with a risk score, risk
flags, potential over/undervaluation, and (if applicable) messages to the submitting lender that
warrant further review. CU works by leveraging an extensive database of property records, market
data, & analytical models to analyze appraisals for quality & risk management. Secondly, a manual
line by line review is conducted by an experienced Quality Control Specialist (QCS). The QCS is
a trained real estate professional with intimate knowledge of appraisal reports & methodologies.
These reviews are conducted by AN to ensure the overall quality of the appraisal report. The report
in question passed both manual and automated reviews as of the effective date of the appraisal
report. An appraiser's opinion of value is frequently an area of concern for the parties involved in
any real estate transaction. It is important to note that all real estate appraisals provide an "opinion"
of value. All single-family appraisal reports include the following statement at the bottom of page
2, "Based on a complete visual inspection of the interior and exterior areas of the subject property,
defined scope of work, statement of assumptions and limiting conditions, and appraiser's
certification, my (our) opinion of the market value, as defined, of the real property that is the
subject of this report is..." (3) Responsiveness of Appraisal Nation (AN): AN always welcomes
any information that helps an appraiser accurately complete their job. In fact, we encourage
professional and productive communication with appraisers regarding the contents (including
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value) of an appraisal report. On 2/12/18, the client submitted an appraisal dispute to AN on the
report in question. We in turn reviewed and communicated all contents of the appraisal dispute to
the appraiser. The appraiser considered each concern brought forth and submitted a rebuttal within
the appraisal report. On 2/16/18, another dispute request was submitted to AN conveying the same
concerns which were submitted and addressed by the appraiser on 2/12/18. At that time, AN
explained the concerns had been adequality addressed by the appraiser. To assist further, AN
suggested that it may be beneficial to all parties to have another local appraiser conduct an
independent review of the report in question. A second appraiser would be able to echo the
concerns raised or validate the results of the original report. A formal independent review of the
original report was ordered and conducted by a new appraiser. The review appraiser agreed with
all contents of the original report and stated, "Is the opinion of market value in the appraisal report
under review accurate as of the effective date of the appraisal report? Yes...The review appraiser
agrees with the original appraiser's value." It should be noted, appraisals are not contingent upon
value nor is accuracy measured by how close the opinion of value is to the purchase price. An
appraisal report is utilized by lenders to assist in making sound judgments regarding a loan request.
The credibility of an appraisal report is not measured by a contract price nor a successful loan
closing. An appraiser provides an independent, impartial, and objective opinion of value. In this
case, two different appraisers provided independent, impartial, and objective opinions of value.
AN takes great pride in the level of service we provide to each customer. We understand the value
sensitive nature of our business. Compliance, quality, professionalism, and reliability are top
priorities of our organization. We are committed to providing outstanding customer service, and
we regret the complainant had a negative experience. We respectfully stand behind the quality of
the appraisal report.

Response:

Appraisal Nation (AN) is a third party appraisal management company (AMC) serving as
an administrator & liaison between the lender & real estate appraiser. As an AMC we administer
a network of appraisers to fulfill appraisal assignments on behalf of our client, the mortgage
lending institution. AN does not complete any appraisal, rather, we manage the appraisal process
for our clients. AN understands the concerns of the complainant. Often the loan process is quite
arduous, time consuming and requires upfront costs. Receiving a report with a value less than
anticipated can understandably be alarming. The time and expense of all parties involved result in
significant distress. Not to mention the pride of ownership which plays a huge factor in the
emotional response of any property owner. AN empathizes & understands the frustration of the
complainant. It is our hope the following response will help address the concerns. Per the
complaint, "...The property is located on a barrier island between the **¥**** ***** an( the
Atlantic Ocean in ¥**¥#* **¥%k and ig less than 350 yards from the beach, on the east side of ***, "
Location is the single most important factor in real estate. All 6 comparable sales utilized by the
appraiser in the report in question are located on the same barrier island between the ****¥¥ *¥%*xx
and the Atlantic Ocean. 3 of the 6 comparable sales in the report are also located close to the beach
and on the east side of ***. 2 of which are in closer proximity to the beach than the subject
property. The remaining 3 comparable sales are located in closer proximity to the **¥#*¥ ¥kxik
The comparable sales on the east side of *** (same as the subject) were listed or sold for 235k,
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165k, and 187.5k. The comparable sales on the west side of *** were listed or sold for 180k, 275k,
& 330k. Per the complaint, "...One of the comparable properties was sold fifteen (15) months ago,
one ten (10) months ago and one with a lot size half the size of the property in question..."
Comparable sales that transpire within 12 months of the effective date of the report are re gularly
used by real estate appraisers. Any sale within 12 months is common and rarely requires
commentary to explain the use of the comparable based on time. Appraisers do sometimes venture
outside of the 12 month time frame. Comparable 2 did sell 15 months ago but was utilized by the
appraiser because of its proximity, among several other similarities, to the subject property (less
than 1/10 of a mile). It should be noted, the appraiser made a positive time adjustment to
comparable #2 to account for the 15 months since its closing date. Lot sizes vary from property to
property. It is not uncommon for an appraiser to utilize a comparable sale(s) with a lot size variance
which requires an adjustment on the sales grid. The subject property lot size is .24 acre. The
smallest lot of the 6 comparables utilized is .11 acre and the appraiser made a positive site
adjustment to account for the variance. This comparable was utilized by the appraiser because of
its proximity, among several other similarities, to the subject property (less than 1/10 of a mile).
As per the complaint, "..The more comparable properties were rejected... All (suggested)
comparable properties were valued between $262,000.00 and $330,000.00..." AN was contacted
by the lender regarding the appraised value and a formal Reconsideration of Value (ROV) was
submitted. The ROV was fully reviewed and analyzed by the appraiser as well as AN. The ROV
contained 4 suggested sales that were not utilized in the completed appraisal report. Each were
reviewed and deemed less suitable for the appraisal report than those originally chosen by the
appraiser. The appraiser cannot simply use a suggested sale because it has a higher selling price.
A selling price is not the metric in which comparable sales, nor the quality of comparability, are
determined. To be considered for use, the suggested sales must be as comparable as or more
comparable than those utilized by the appraiser in the report. As an example, if the original
comparable sales are located within 1 mile of the subject property and a suggested comparable is
4 miles from the subject, then the appraiser would eliminate the suggested comparable from
consideration as it is not as similar or more similar. The 4 suggested sales were eliminated from
consideration for various reasons (they were not as comparable as or more comparable than those
already used). Per the appraiser, "...All sales provided are west of ***. Sale 1...is over 5 miles
south from the subject, offering 4 bedrooms, 150 sq ft larger, has a garage. Sale 2...was built 21
years after the subject, offers a 2 car garage, tile roof and is over 300 sq ft larger. Sale 3...is also
over 5 miles south from the subject and MLS described as offering a 2/1 main house and perfect
guest suite or master suite on other side of home, with a kitchenette area, remodeled bathroom and
it's own entrance from front or back and sits on a double lot almost 5,000 sq ft larger than the
subject. It also has a fireplace, and updated interior (paint, flooring and kitchen). Sale 4...is over
3.5 miles from subject and offers an updated bathroom..." It is also important to note, as per the
appraisal report, "...The best indicators of value for the subject are original comps 1 & 2 based on
the subject's low C4 overall condition which is based on the lack of updating throughout and
current deferred maintenance as noted in original report. The subject's kitchen cabinets and counter
and baths appear original to the actual age of the improvements and exterior washer/dryer (in with
carport). Comp 1 is a very recent sale, closer than 3 of the 4 sales offered (suggested comps), 300
sq ft larger, superior condition of interior including updated kitchen and baths and offers a garage
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and fireplace. This sale brackets the extreme high end of the subject's value. Comp 2 is dated but
time adjusted based on market extracted data and offers a dwelling of similar overall cond ition. It
is very close (0.9 miles) in proximity and provides a sale to bracket the extreme low end of the
subjects value estimate." As per the complaint, "There's not a three bedroom, two bathroom, 1,400
fi?, single family residence, in **##* *¥k¥% or surrounding areas, for sale at $200,000.00..." 3 of
4 "closed" sales utilized in the report by the appraiser sold for less than 200k (165, 180, 188X). The
remaining closed sale sold for 235k but is 300 square feet larger than the subject and in better
overall condition (general maintenance/upkeep). As per the complaint, "...The refinance of this
property fell through..." Appraisals are not contingent upon value nor a guarantee of a closed loan.
The loan process and closing are not decisions made by the appraiser nor AN. While it is the hope
of any appraiser or AMC that every appraisal for lending purposes results in a closed loan, this
simply is not the litmus test of the appraisal report. The appraisal report is utilized by lenders to
assist in making sound judgements regarding a loan request. The credibility of an appraisal report
is not measured by a successful loan closing. It is not uncommon for a property owner, buyer, or
other party to disagree with the opinion of value of an appraiser. At times, they may vehemently
disagree. AN has stringent processes that each appraisal report goes through to ensure overall
accuracy and that a reasonable value has been provided. Every appraisal report managed by AN
undergoes an extensive two-part review process. First, a manual line by line review is conducted
by an experienced real estate professional. Secondly, the report is scrubbed via a comprehensive
automated review. Our automated review includes a Fannie Mae proprietary tool called Collateral
Underwriter which provides an appraisal risk assessment complete with a risk score, risk flags,
potential over/undervaluation, and (if applicable) messages to the submitting lender that warrant
further review. These reviews are conducted by AN to ensure the overall quality of the appraisal
report. The report in question passed both manual and automated reviews as of the effective date
of the appraisal. AN would like to mention that the lender involved with this loan is a honorable
company. One of the absolute best in the business. Unfortunately, not all loans go smoothly and
even more unfortunate, not all loans close. Many factors play a role in each loan and each appraisal.
This lender does a phenomenal job of navigating the process for their customers. AN is committed
to providing outstanding customer service, and we regret the complainant had a negative
experience. We understand the sensitivity of this situation but respectfully stand behind the quality
of the appraisal report.

Response:

All real estate appraisals provide an "opinion" of value. All single family appraisal reports
include the following statement at the bottom of page 2, "Based on a complete visual inspection
of the interior and exterior areas of the subject property, defined scope of work, statement of
assumptions and limiting conditions, and appraiser's certification, my (our) opinion of the market
value, as defined, of the real property that is the subject of this report is $..." While it is true the
opinion is based on factual market data it also includes opinions of the professionally trained
appraiser. If 2 appraisers are sent independently to the same property they will often provide 2
different values. Send 6 appraisers & 6 different values will be returned because the opinions of
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each vary, as do property features/specifications and selling prices. The highest value does not
guarantee the highest quality report. Likewise, a lower value does not equal a less credible
appraisal. The compliant mentions a 2nd appraisal & value. Our company does recognize the
significant value discrepancy between the two reports. The validity of an appraisal is not
necessarily increased because the value increases. Even if the higher value comes closer to, equals,
or exceeds the satisfaction level of the property owner. Appraisal Nation (AN) has not reviewed
the 2nd appraisal nor are we aware of the contents of the report. Furthermore, the effective dates
of the reports are different which means the sales data utilized by the appraisers differ. It is possible
new sales occurred that were not available to the original appraiser. This is merely speculation but
could have impacted the outcome of the 2nd appraisal. Federal regulations would prohibit AN
from initiating contact with the 2nd appraiser or AMC regarding the contents of the 2nd report.
For this reason we are unable to comment further on the 2nd appraisal. As part of our due diligence
AN has stringent processes that each appraisal report goes through to ensure overall accuracy and
that a reasonable value has been provided. The report in question passed both manual and
automated reviews as of the effective date of the appraisal. The appraiser's opinion of value is
often an area of concern. It is not uncommon for a property owner to disagree with the value given
on an appraisal. Pride in ownership is understandable and frequently results in the belief of an
undervaluation. AN understands the complainant's point of view. However, appraisals are not
contingent upon value. They are an unbiased opinion of value based on the appraiser's inspection,
expertise, and research of current market activity and trends as of the effective date of the report.
Based on our review of the market evidence researched and presented to us, AN does respectfully
stand behind the quality of the appraisal report. It is our hope the complainant has been able to
move forward with their desired loan. Respectfully, Appraisal Nation.

Open.25738.02649.24518910-1
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File No. ANS-300729

APPRAISAL OF

LOCATED AT:

344 W Wieuca Rd NE
Atlanta, GA 30342

FOR:

Fix & Fiip Financing, LLC
335 E. Maple Road
Birmingham, MI, 48009

BORROWER:

Larry Flot Investments LLC

AS OF:

August 14, 2018

BY:

Robert | Williams

Dreaming Appraisals 5631 Hiram Lithia Springs Rd, Powder Springs, GA 30127 678-524-5068
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009
Uniform Residential Appraisal Report Fio No. ANS-300729
The purposs of this y appraisal reporl is to provide the lsndsr/client with an accurate, and adequately supported. opinion of the market value of the subject proarty.
Pr Address 344 W Wieuca Rd NE City Atlanta Siate GA _ Zip Code 30342
Borrower Larry Flot Investments LLC Ovwner of Public Record Chad Wodskow & Paul Scheib County Fulton
Legal Descriplion See extra ima: age 6 entitled "Legal Description”
Assessors Parcel # 17-0065-0001-040-1 Tax Year 2016 RE.Taxes$ 4,430
Neighoothood Name North Buckhead Map Ro‘erence Google Census Tract 101.14
n Tenant[X]vacan ial ns$ O [ Jrup __HoASD ] Iggrxegv { Ioer month
=y Property Rights Appraised | X)Fee Simple Leasehold Other {describe)
Assignment Type, Purchase Transaction Refirance Transaction _{X]Other (describe) Ascertain Market Value
Lender/Client Fix & Flip Financing, LLC ress 335 E. Maple Road, Birmingham, Ml 48009
; operly curantly offered for i forsalein the hyelve s prior o f his appraisal? mYQLD_NQ
Report data source(s) used, offering price(s!, and date(s). DOM 468;According to FMLS #5831938, the subject property was listed on 04/11/2017
r 5. tly under contr: i ly listed for $3 0.

1 did did not analyze the contract for sale for the subject purchase iransaction. Explain the results of the analysis of the contract for sa'e o why the analysis was not performed.
The real Estate sale appraiser analyzed the contract and it appears typical for this type of transaction.

3 Conlract Price $ 310,000 Date of Coniract 07/23/2018 __Is the property seller tha owner of public record? (X 1Yes |_INo _Data Sources) FultonTax__
Z Is there any financial assistance (loan chargos, sa'e ions, gift or downp i eic.) 10 be paid by any party on behalf of the borower? Yes m No
1f Yes, report the total dollar amount and describe the items to be paid. $0;:No financial assistance providet_i_.
Note: Race and the racial composition of the neighborhood are not appraisal factors.
" _Nelghborhood Characterlaties .~~~ ] =~ OneUnitHousihgTrends | OnenitHousing | . PresentlandUss %
Location  Urban Suburban Rural Property Vaiues Deglining PRICE AGE Ore-Unit 70 %
M Buitt-Up LXjOver76% L J25-75% Under 25% Over Supply | _$(000) {yrs) __§2-4Unit 2%
=4 Growth } Rapid Stable Slow Marketing Time Under 3 mths 3-6mtbs Over 6 mths 200 Low 0 Multi-Family 3%
=4 Noighborhood Boundaries The subject property Is bounded north by {-285, east by GA Hwy 2,000 High 90 | Commercial 10 %
™4 400, south by West Paces Ferry Rd NW, and west by I-75. 706 Pred.__ 60] Otner Vont 5%
Nelghborhood Description  The subijects immediate market area consists of homes ranging in si & quality of construction, The

subject Is considered typical of the marketplace. There is adeguate access to area amenities.

Market Conditions (including support for the above conclusions) The subject neighborhood has a relatively stable home base with average
upply/demand. This leads to stability in pricing and marketing times typically of days. Seller pai ints and closin

costs of 1 to 4 points are common. Other sales and financlng concessions are not typically required.

imensi s Area 41190 sf Shape Mostly Rectanquiar  VievNiRes:
cific Zoning Classification R4 Zoning Description Residential
Zoning Comphiance | X]Legal | Noncontorming {Grandtathered Use) Ne Zoni legal ibe

Is the highast and best use of the subjec! property as improved {or as proposed per plans and spacifications} the present use? Yes D No it No, describ

Utilities Public  Other (describa} Public  Other {describe) Off-site improvemsants—Type Public  Private
Electricity Water L J Street Asphalit

Gas Sanitary Sewer Alley None

FEMA Special Flood Hazarg Area [ X]Yes | JNo  FEMA Ficod Zone Zone AE FEMAMap#  13121C0232F FEMA Map Date 09/18/2013

Aro the utiities and off-she Improvements byical for the market area? _ (XJYes L JNo If No. describe,

Are there ary adverse site conditions or extemal factors { , er h , envitonmental corditions, land uses, e'c)? | JYos [XINe  If Yes, descibe. No adverse

site conditions were noted upon inspection which are considered to adversely affect the marketability of the subject. Any
concealed utility easements are considered typical for the area.

 GENERALDESCRIFTON. . L FOUNDATION L LExTE ON- materi i r U matanbislcondition
Units _{X}One _ One with Accessory Unil_1{X] Concrete Slab Crawl Space Foundation Walls __Conc.Slab/Gd Floors Cpt/Cer/Hw/Gd
fof Stories 2 Full Basgment Pattiat Bassment | Exterior Walls Brick/Hardi/Gd __wals DrywalliGd
T XiDet. All, S-Det/End Unitl Basement Area O sq.1t. | Roof Surface Arch.ShngliGd TimFirish__ Wood/Pnt/Good
Existi X Proposed Under Const. § Basement Finish 0% ] Gutters & Downspouts Alw/Gd BathFloor _ Ceramic/Good
Design (Style} Colonial i it 1) Window Type DoublePane/Gd _|Bathwainscot Ceramic/Good
Year Built 2018 Sorm Sashvinsulated_None Car Slorage None
Elfgctiva Age {Yrs) 0 Scigens YesiGd {(X]Oriveway _#ofCas 2
Attic 1L Jnere Amenities WoodStovels) #0 I Driveway Surface Concrete
Drop Stair | Stairs Fireplace(s) # 2 Fence None \X|Garage _ #of Cars 1
Floor Scuille Cooli PatiolDeck Deck {X)Porch Porch X} Cargort __#ofCars 2
Finished Heated Individyal Ppol None Other None X)At. Det. Buitlin
iances | XJRefrigerator Range/Oven { X Dishwasher _{X] Disposal Microwave Washer/Dryer Other {describe
Finigh: Ve grade contains; 8 Rooms 4 Bedrcoms 3.0 Bathis) 2,652 square Feel of Gross Living Area Abov Grade

Additional features (special energy efficlent ftlems, etc.). No additional features.

Describe the condition of the property (inclusing needed repairs, detetiorati i deling, elc.}. 1;:No updates in rior 1 :Th
improvements have been very recently constructed and have not previously been occupied. The entire structure and ail
components are new and the dwelling features no physical depreciation.

Are there any physical deficiencies or adverse condilions that affect the fivabilty, soundness, or structural integrity of the properly? L)Yes [XINe 1 Yes, desciibe. No
physical conditions were noted which adversely affect the livability, soundness or structural integrity of the property.

Does the property gencrally conform o the neighborhood (functional uiily. style, condition, use. construction, etc.)?  (XJYes [_INo  If No, describe. The subject is
enerally considered to conform to the neighborhood/market area in terms of style, utillty and construction.

F10dd6 Nexs Form 70 Herch 2005 UAD Vorzion 82011 Prodeowd g AL 00E a0, 500 24,8727 A 3 0m Farrio Mo For 1001 Verch 2005
Page10f6 1004_065UAD 12122015
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009
Uniform Residential Appraisal Report Fie No. ANS-300729
Thoreare 38  comparable Hies cursently cffered tor sals in the subiect neighborhood ranging in price from s~ 429,000 103 1,790,000
There ase B8 comparable sales in the subject neighborhood within the past twalve months ranging in sale peice from 260.000 t0$ 1,631,008
FEATURE SUBJECT COMPARABLE SALENO. COMPARABLE SALENO. 2 COMPARABLE SALENO. 3
344 W Wieuca Rd NE 820 Novello Ct 4330 Rickenbacker Way NE |60 Hardeman Rd
Address_Atlanta, GA 30342 Sa) Springs, GA 30342 Atianta, GA 30342 Atlanta, GA 30342
Proximity to Subject o N 62 mlles Nw 0.16 miles SW 1.37 miles NW
Iz P $ 310,000] - 777400 5_0_\ggo e 630,000
Sale Price/Cross Liv. Area 116 89 sc. l' S 272 01 soft] S s 275 89 50. fi. s 23855 sqnk e
Date. Source(s) {FMLS 86973; DOM 67 FMLS #6023961 ,DOM 1 FMLS #5958388;:00M 51
Verificati s - ~ JEMLS/FultonTax/Realist FMLS/FultonTax/Realist FMLS/FuitonTax/Realist
DJUSTMENTS CRIP. CRIPTION 28 Adusiment DESCRIPTION 44§ Adrstmer DESCRISTION £ Adustrmen
Sale or Financing - |AmLth 0 |ArmLth 0| ArmLth 0
j JJFHA:925 0|Conv; 0l Conv:0 0
Date of Sale/Time o 1506/18;¢05/18 0|s07/18;c06/18 0]505/18;c03/18 0
Location NlRes, N:Res; N;Res; N:Res;
Leasehold/Fee Simple | Fee Simple Fee Simple Fee Simple Fee Simple
Site 41190 sf 4138 sf 15,000 |9148 sf 15,000}1.01 ac [
View N;Res; N;Res; N;Res; N;Res;
Design (Style) DT2:Colonial I_J_EColonial DTg;CoIonial DT1;Ranch 0
Quality of Construction [ Q3 Q3 Q3 Q3
Actual Age 0 1 022 6600173 21,900
Condition C1 C1 C2 50,000C2 50,000
Above Grade Tota d8dmsl  Bars  Broaloomel  pane Tos! IBdmsi Baths Total lsa.mi Baths
Room Count 8]4 3.0 10] 5 41 -40,000/ 8 { 4 2.1 20001916 31 -4..000
Gioss Living Area 35 2,652 so.ft. 2,858 sq.fi. -7,200 2,356 sq tt. 10,400 2,641 5.1t 400
Basement & Finished osf Osf Osf Osf
Rooms Balow Grade —
Functional Ut Typlcal Typical Typical Typical
] Heating/Coolln FWA/Central FWA/Central FWA/Central FWA/Central
7 Energy Efficient iams___ | None None None None
™ Garage/Car 1ga2cp2dw 2ga2dw 0 ]2ga2dw 8]1gaidw 5,000
S Porch/Patlo/Deck Deck/Porch Patio/CFStoop 0 | Pto/PtoStoop -2,000] Deck/Porch
7] Fireplaces 2 Fireplace 1 Fireplace 2,000 |1 Fireplace 2,000] None 4,000/
=4 Extras None Fence -2,000 | Fence ~2.000] None
e hene TE: 1Ty 13n
§ NetAdusiment oty b e {x)- 2200] IX]. [ ] [s s2000] (x). [ |s 77,300
Adjusted Sale Price oo INetad 0.3% NetAd.  12.6% Nethdi. 12.3%
< K e GiossAd,_4.7% 1§ 175,200 {GrossAd, 13.8%1s  732.000] GrossAdi _13.5%;

$ 707,300
I 1 X]did did not research the sale or transfer history of the subject property and comparable sales. if not, explain ~ The subject and the comparables were |
researched for prior sales and fransfer activity as required by USPAP.

My research 1 did did not reveal any prior sa;leﬁ of of the subject property for the three years prior to the e'fective date of this .'_sgxaisal.
Data source(s) FMLS/GAMLS/FultonTax/Realist
Myresearch {_J did (X)did not reveal any prior sales or transfers of the comparable sales for the year prior 1o the date of sale of the comparable sale.
Data sourcels) FMLS/GAMLSIF S/FultonTax/Realist

Report the resulls of the research an :l analysis of the prior sale or transfer history of the subjecl pre and comparable sales {repori addtional prior sales on page 3.

ITEM SUBJECT COMPARABLE SALE NO. 1 COMPARABLE SALE NO. 2 COMPARABLE SALE NO. 3
Date of Prior Sale/Transfer 09/14/2015
Pice of Prior Sae/Transler $0 _
Data Soutce(s| FultonTax/Realist FultonTax/Realist FultonTax/Realist FultonTax/Realist
Effective Date of Data Sourcels) 08/14/2018 08/14/2018 08/14/2018 08/14/2018

Analysis of prior sale of lransler bistory of the subject propery and comparable sales ~ The subject property had a joint tenant warranty deed on |

09/14/2015 for $0 with the Grantor being Terzetto Dov LLC and the Grantee being Chad Wodskow (Deed Bk/Pg 56422/459).

Summary of Sales Comparison Approach. See Attached Addendum

irdicated Value by Sales Comparison Approach $ 732,000
Indicated Value by: Sales Comparison Approach $732,000 Cost Approach (if developed) $ 735,300 income Approach (if developed) $0
Most emphasis was placed on the Sales Comparison roach to Value. The Cost roach was given supportive
conslderation. The Income (GRM) Approach was not considered as homes are normally not purchased for investment

&) pUrposes.

4 This appraisal is made U asls, [)_(Jsubject to completion per plans ang specifications on the basis of a hypothetica! condition that the imp have been completed
Dsublect to the following repairs or atterations on the basis of a hypothstical condition that the repairs or aterations have been completed, or Dsub;ect to the following required

o ion based on the exiraordinary plion that the condition or deficiency does not require aileration orrepair. ~ Subject to the improvements listod on the
"Re air List" included in this report.

Based on a complete v)tual inspaction of the interlor and exterior areas of the subject praperty, defined scope of work, statement of assumptions and limiting

ditlone, and app 's certification, my (our) epinion of the market vaiue, as defined, of the reat property that [s the subject of this reportia § 732,000
asot 08/14/2018 whlch ls the date af inspection and the gective dato of this appralsal
Froddia Mac Form 70 March 2005 UAD Voraion 9201 ¢ AG! soears, 600 204.6727 Fannia Mas Fo 1004 March 2003
Page2al 1004_0GUAD 12182015
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Uniform Residential Appraisal Report Fie No. ANS-300729

The subject property’s "as-is" value is $333,000.

ADDITIONAL COMMENTS

- COST APPROACH TO VALUE (not required by FannioMae)
Providg ad_eguate mlo'melron for the Ienderlchentto feplicato the below cost ﬁgy!es and calculations.

Support for the opinion of sile value (summary of comparable land sales or other methods for estimaling silevaiue)  Int estimating the site value of subject and all
comparables the appraiser has relied upon knowledge of the market including analysis of site sales and/or extraction of site
values from sales of improved properties.

by ESTIMATED [ JREPRODUCTIONCR X REPLACEMENT COST NEW OPINION OF SITE VALUE ... i iiiiieeeiiiiieesieeeilS 150,000
b1 Source of cost data Marshall & Swift Dwelling 2,652 S_g oS 543,660
I Quaiily rating from cost service Avg Effective dale of cost data 03/2016 SeFRL@$
4 Comments on Cost Approach (gross lvirg aisa calculations. deprediation, etc] FP.App Extras 20,000
'g» The replacement cost is based on Marshall & Swift Garage/Carpoit 664 SeF.@s  25.00...... = 16,600
#] Residential Cost Handbook, supplemented by the appraisers | Total Esiimale of Cosl-New AT | 580,260
knowledge. Physical depreciation is based on the Age [Life Jless 60 _ Physkal | Functional | Exiemal
Method. In estimating the site value the appraiser has relied | Depreciaton $0 =$( 0
upon knowledge of the market Including analysis of site Degreciated Cost of ImprovementS u.u e s ieerisereeenniesn = 8 580,260
sales and/or extraction of site values from sales of improved | “Asis" Value of Site lmprovements. . ........ocveeiiincniinin. = 5,000
properties.
Eslimated Remaining Eoono'mc ble HUD and VA only 60 Years | INDICATED VALUE BY COST APPROACH.., OPTTOTRTLR: | 735,300
w . INCOME APPROACH TO VALUE gnotm by Fannie Mae) o Lo
g Estimated Monthly Marke! Rent $ 0 XGross Rent Multiptie =3 O _ Indicaled Value by Income Approach
54 Summary of Income Approach (including suppart for market rent and GRM)

- PROJECT INFORMATION FOR PUDs (if applicable) = - = = =
ati [ JYes [ INo Unitiype(s) Detached [ ]Atached
Provide the following information for PiDs ONLY if the developsribuilder is in contro! of the HOA and the subiect property it an attached dwelling unit.

Legal name of project
Total number of phases Total number ol units Tolal number of unils sold
Total rumber of unils rented Total number of units for sale Data (s}

Was the project created by the conversion ofan exsstmf bu:ldsgg!s) into a PUD? UYes L INo i Yes, dale of conversion.

Does the project cantain any mulli-dwelling units? No _Data source(s
Are Ihe urits, 1 . and jon fachitics complete'7 | l l lNo H No, describe the status of completion.

Arg the common elements feased 1o or by the Homeowners' Association?  |__JYes {__JNo If Yes, describe the rental terms and optiors.

PUD INFORMATION

Describa l and fonal facllities.

Froddio Mao Form 70 Harch 2005 UAD Vorsion 52011 Procksond g AC) sofiews, 800 2346727 W schwsb oom Farinie M3 Form 1004 March 7003
Paplds 1004_0SUAD 12122015
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This report form is designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit; including a
unitin a planned unit development (PUD). This report form is not designed to report an appraisal of a manufactured home or a wnit
in a condominium or cooperative project.

This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value, statement of
assumptions and limiting conditions, and certifications. 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 law or those related fo 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 definition 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 street, (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 report.

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 user of this appraisal report is the lender/ciient.

DEFINITION OF MARKET VALUE: The most probabie price which a property should bring in a competitive and open market
under all conditions requisite to 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 unaffected by special or creative
financing or sales concessions* granted by anyone associated 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 tradition 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 property by comparisons to financing terms offered by a third party institutional lender that is not already
involved in the property or transaction. Any adjustment should not be calculated on a mechanical dollar for doliar 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 OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's certification in this report is 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 title
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 titie.

2. The appraiser has provided a sketch in this appraisal report 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
during the research invoived in performing this 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 conditions that do exist or for any engineering or
testing that might be required to discover whether such conditions exist. Because the appraiser is not an expert in the fieid 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 compiletion, repairs, or alterations of the subject property will be
performed in a professional manner.

Freode Mec Form 70 March 2005 UAD Vergon 32011 Prosuced using ACT software. 800,234 3727 e ackee.com Fernig Lae Form 1004 March 2005
Pagedol 6 1004_CEUAD 12162015
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APPRAISER'S CERTIFICATION: The Appraiser certifies and agrees that:

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

2. | 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 property.

3. | performed this appraisal in accordance with the requirements of 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.

4. tdeveloped my opinion of the market vatue 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 certify that | considered the cost and income approaches to value but did not develop them, unfess otherwise
indicated in this report.

5. Iresearched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for sale
of the subject property 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, unless otherwise indicated in this report.

6. lresearched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior to the
date of sale of the comparable sale, unless otherwise indicated in this report.

7. 1selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

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 built or will be built on the land.

9. Ihave reported adjustments to the comparable sales that refiect the market's reaction to the differences between the subject
property and the comparable sales.

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

11. | have knowledge and experience in appraising this type of property in this market area.

12. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, pubtic fand 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. 1 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, ait
statements and information in this appraisal report are true and correct.

16. | stated in this appraisal report 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 report, and { have no present or prospective
personal interest or bias with respect to the participants in the transaction. ! did riot base, either partiafly or completely, my
analysis and/or 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 properties in the vicinity of the subject property or on any other basis prohibited by faw.

18. My employment and/or compensation for performing this appraisal or any future or anticlpated 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).

19. | personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If | 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 Is qualifled to perform the tasks. | have not authorized anyone to make a change to
any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and | wilt 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.

21. The lender/client may disclose or distribute this appraisal repost to: the borrower; another lender at the request of the borrower;
the mortgagee or its successors and assigns; mortgage insurers; govemment sponsored enterprises; other secondary market
participants; data collection or reporting services; professional appraisal organizations; any department, agency, or instrtumentality
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).

Freddie Mec Form 70 Masch 2005 UAD Vergon 92011 F iy . 800.2%4 8727 ' Farnis Mae Form 1004 March 2005
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pertain {0 disclosure or distribution by me.

1001, et seq., or similar state laws.

report was prepared.

22. 1 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, | am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice that

23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage insurerss,
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 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.

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, United States Code, Section

SUPERVISORY APPRAISER'S CERTIFICATION: The Supervisory Appraiser certifies 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 appraisers certification.

2. laccept 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 certification.

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

5. Iif 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 contalning 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

o & -

Name Robert | Williams

Company Name Dreaming Appraisals
Company Address 5631 Hiram Lithia Springs Rd

Powder Springs, GA 30127

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature
Name

Company Name
Company Address

Telephone Number 678-524-5068

Email Address ikequillar60844@yahoo.com
Date of Signature and Report 08/17/2018
Effective Date of Appraisal 08/14/2018

State Certification # CR349516

or State License #
or Other (describe)
State GA
Expiration Date of Certification or License 05/31/2019

State #

ADDRESS OF PROPERTY APPRAISED
344 W Wieuca Rd NE
Atlanta, GA 30342

APPRAISED VALUE OF SUBJECT PROPERTY § 732,000

LENDER/CLIENT

Name Appraisal Nation

Company Name Fix & Flip Financing, LLC
Company Address 335 E. Maple Road

Bimingham, M 48009
Emall Address

Telephone Number
Email Address
Date of Signature
State Certification #

or State License #

State

Expiration Date of Certification or License

SUBJECT PROPERTY

[ Did not inspect subject property

[ bid inspect exterior of subject property from street
Date of Inspection

(O Did inspect interior and exterior of subject property
Date of Inspection

COMPARABLE SALES

[(J Did not inspect exterior of comparable sales from street

[ bid inspect exterior of comparable sales from street
Date of Inspection

Fredde Mec Form 70 March 2005 UAD Vergion 92011

Prodiuced <3ing ACT sxtware. 800.234 8727 waws 2cmed com
PageBoib
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Conditlon Ratings and Definitions

€1 The improvements have been very recently constructed and have not previously been occupied. The entire siructure and afi components are new and the dwelling features no
physical depreciation.’

“‘Note: Newly trucled imp /s thal fealure recycled matenals andior comp {s can be idered new dwellings provided thal the dwelling is placed on a 100% new
i tion and lhe recycie ferials and the recycied components have been rehabilitated/re-manufaclured inlo like-new condition. Recently construcled improvements thal frave
not been previously oceupied are nol considered new ~if they have any significant physical depreciation (i.e., newly construcled dwellings that have been vacant for an exteraded
period of time without adequal or

€2 The improvements feature no deferred maintenancs, little or no physical depreciation, and requlire no repairs. Virtually all building components are new or have been 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 aimost new or have been recently complelely renovated and are simifar in condition to new construction.

*Note: The improvements represent a relatively new propesy that is well mamiained with no deferred maintenance and little or no pysical depreciation, or an oftler property that has
Dbeen recently complelely renovaled.

C3  Theimpr Is are well maintaired and feature limited physical depreciation due to normal wear and tear. Some components, but not every major building compenent, may
be updated or recently rehabilitated. The structure has been well maintained,

“Nofte: The improvement is in its first-cycle ol replacing short-ived buitding comp (app , foor ings, HVAC, stc,) and is being well mainfained, s estimated effechiver ago
is fess than its actual age. It also may reflect a properly in wihich the mayorily of short-fived building components have been replaced burt not to the level of a complele rencvation,

C4  The improvemenis fealure some minor defened maintenance and physical deferioration due to normal wear and {ear. The dwelling has been adequately maintained and requires
only minimal repairs fo building compx J icat sy and ic repairs. All major building components have been adequately maintained and are functionally adequate.

“‘Note: The estimaled effective age may be close lo or equal lo its actual age. Ii reflects a property in which some of the short-fived building components have been replaced, and some

Short-lived building components are at or near the end of their physical life exp A , they still function adequately. Most minar repairs have been addressed on an ongoing
basis resulting in an adequaltely maintained properly.

C5  The improvements feature obvious deferred maintenance and are in need of some significant repairs. Some building components need repalrs, rehabiiitation, or updaling. The

functional utlity and overali tivabiily is somewhat diminished due to condition, bui the d g ins useable and functional as a residence.

“Note: Some significant 16pairs are nesded lo e improvements dus to the lack of adequale mainienance. i reflects a property in which many of its short-lived buiiding components are
at the end of or have exceeded their physical e clancy but remain functional.

C6  Theimprovements have substantial damage or deterred maintenance with deficiencies or detects that are severe enough 1o affect the safety, soundness, or structural integrity
of the improvemenis. The Improvements ara in need of substantial repairs and rehabllitation, including many or most major components.

“Nole: Substanlial repairs are needed lo the improvements due lo ihe lack of a0eq 7 8 0r prop
the salely, soundness, or structural integrily of the improvements.

/7 iage. /f reflects a p y with condiitions severe enough to afiect

Quality Ratings and Definitions

Q1 Dwaellings with this quality rating ars usually unique structures that are individually designed by an architect for a specitied user. Such residences typically are constructed from
detziied architectural plans and specifications and feature an exceptionally high ieve! of worsmanship and exceptionally high-grade materials throughout the mtenor and extenov of the
structure. The design features exceptionally high-quality exterior refinements and ornamentation, and exceptionally high-quatily interior refi The P, , and
finishes throughout the dwalling are of exceplionally high quality.

Q2  Dwellings with this quality rating are often custom designed for construction on an individual praperly owner's site. However, dwellings in this quality grade are also found in
high-auality tract developments featuring residences consiructed from individual plans or {rom highly moditied or upgraded plans. The deslign feaiures detailed, high-qualily exterior
ornamentation, high-quality interior refirements, and detail. The workmanship, materials, and finishes throughout the dwelling are generally of high o very high quality.

Q3 Dwellings with this qualily rating are residences of higher quaiity built from individual or readity available designer plans in above-standard residential tract developments or on
an individual property owner's site. The design includes significant exterior ornamentation and interiors that are well finished. The wotkmanship exceeds acceptable standards and
mary malerials ard finishes throughout the dwelling have besn upgraded from "stoc<” standards.

Q4 Dwellings with this quality rating meet or exceed the requirements of applicable building codes. Standard or modified standard building plans are utifized and the design includes

adequate fenestration and some exierior omamentation and interior refir Materials, wort hip, finish, and equipment are of stock or builder grade and may lealure some
upgrades.
Q5 Dwellings 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 minimat fenestration and basic finishes with minimai exterior ornamentation and fimited interior detail. These dwellings meet minimum building codes and are
constructed with inexpensive, stock materials with fimited refinements and upgrades.

Q6  Dwellings with this quality rating are of basic quality ard lower cosf; some may not be suitabie for year-round occupancy. Such dwellings are often built with: simple plans or
without plans, often utilizing the iowest quaiily building malerials. Such dwellings are often built or expanded by persons who are professionally unskilled or possess only minimal
construstion skills. Electrical, plumbing, and other mechanical sy and equipment may be minimal or non-existent. Oider cwellings may feature one or more subslandard or
non-conforming additions to the original structure.

Definitions of Not Updated, Updated, and Remodeled

Not Updated

Little or no updating or moderr fon. This description includes, but {s not limited to, new homes.

Residential properties of fiteen years of age or less often reflect an original condition with no updaling, if no major components have been replaced or updated. Those over fiftcen
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 maintenance or physical /functional deterioration.

Updated

The area of the home has been modified to meet current market expectations. These modifications are limited in terms of both scope and cost.

An updated area of the home should have an improved look and feel, or funciional utility. Changes that constitute updates include refurbishment and/or repiacing components fo meet
existing market expectations. Updates do not include significant alterations to the existing structure.

Remodeled

Significant finish andfor structural changes have been made that increase utliity and appeal through plet: and/ or exg

A remodeled area refscts fundamentel changes that include muhlpe alterations. These alterations may include some of al! of the following: replacement of a major component
(cabinot(s}, bathtub, or bathroom tiie}, ro! on of plumbing/gas fixtures/appli , significant structural alterations (relocating walls, andfor tho addifion of square footage).
This would include a complete gutting and rebuild,

Expianation of Bathroom Count

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

- e e Ty —
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Abbreviations Used in Data Standardization Text

Unifomm Apprajsal

alaset Definifions

Abbrev. Full Name Appropriate Fields Abbrev. Full Name Appropriate Fields
ac Acres Ares, Site in Interior Only Stairs Basement & Finished Rooms Below Girade
AdjPrs Adjacent fo Park Location Lndfl Landfilt Location
AdjPwr Adjacent to Power Lines Location LidSght Limited Sight View
A Adverse Location & View Listing Listing Sale or Financing Concessions
Armtth Arms Length Sale Sale or Firancing Concessions MR Mid-Rise Structure Design(Style)
AT Attached Struciure Design{Style) Mtn Mountain View View
ba Bathroom(s} Basement & Finished Rooms Below Grade | N Neutral Location & View
br Bedroom Basement & Finished Rooms Below Grade | NorAmm Non-Arms Length Sale Sale or Financing Goncessions
B Beneficial Location & View op Open Garage/Carport
BsyRd Busy Road Location [ Other Basement & Finished Rooms Below Grade
cp Garmport Garage/Carport 0] Other Design(Style)
Cash Cash Sale or Financing Cancessions Prk Park View View
CtySky City View Skyline View View Pstrl Pastora: View View
CtyStr City Street View View Pwiln Power Lines View
Comm Commercial Influence Location PubTm Public Transportation Location
¢ Conlracted Date Date of Sale/Time ig Recreational (Rec) Room Basement & Finished Rooms Below Girade
Conv Conventional Sale or Financing Concessions Relo Relocation Sale Sale or Financing Concessions
v Covered Garage/Carport REC REOQ Sale Sale of Financing Gencessions
CrtOrd Court Ordered Sale Sale or Firanging Concessions Res Residential Location & View
DOM Days On Market Data Sources RT Row or Townhouse Design(Style)
DT Dotached Structure Design(Style) RH Rural Housing - USDA Szle or Financing Concessions
dw Driveway Garage/Carport Sb Semi-detached Structure Design{Style)
Estate Estate Sale Sale or Firancing Concessions s Settlement Date Date of Sale/Time
[ Expiralion Dale Date of Sale/Time Short Short Sale Sale er Finaacing Concossions
FHA Federal Housing Authorily  Sale or Firanging Concessions sf Square Fest Area, Site, Basement
g Garage Garage/Carport sqm Square Meters Area, Site, Basement
ga Garage - Attached Garage/Carport Unk Unknown Date of Sale/Time
goi Garzge - Buill-in Garage/Carport VA Veterans Administration Sale er Financing Goncessions
gd Garage - Detached Garage/Carport wo Walk Out Basement Basement & Finished Rooms Below Grade
GR Garden Structure Design(Style) wd Walk Up Basement Basement & Finished Rooms Below Grade
GlfCse Golt Course Location WirFr Water Frontage Location
Glfvw Golf Course View View Wir Water View View
HR High Rise Struclure Design(Style) w Withdrawn Date Date of Sale/Time
Ind Industria! Location & View Woods Woods View View
Other Appraiser-Defined Abbreviations
Abbrev. Full Name Appropriate Fields Abbrev. Full Name Appropriate Fields
TR Voo BT Produced g AL safera, B00 254 8727 wemn schwsb com TOM_OSURD 1212201
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Borrower: Lany Flot Investments LIC File No.: ANS-300729
Property Address: 344 W Wieuca Rd NE Case No.: 003
City: Atlanta State: GA Zip: 30342

Lender: Fix & Flip Financing, LLC

The following comment is authorized by in Fannie Mae's Revised Appraisal and Property Report Forms - FAQ's
11/1/2005:

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 Definition of Market Value. No additional
Intended Users are identified by the appraiser.

The foliowing comment is required under Georgia Law Chapter 539-3-.02 on ail appraisal assignments completed
after 8/1/2006:

My analysls, opinions and conclusions were developed, and this report has been prepared, in conformity with the
Georgia Real Estate Appraiser Classification and Regulation Act and the Rules and Regulations of the Georgia Real
Estate Appraisers Board.

Digitai Photos

The Electronic Photos/Digital Images contained in this appraisal have not been modified or altered in any way. They
are accurate representations of the properties on the date of inspection.

The Digital Signatures

The Electronic/Digital Signatures contained in this appraisal are Password protected and conform to
FNMA/FHLMC/FHA Guidelines.

Cost Approach

The cost approach (if developed) has been developed by the appraiser as an analysis to support their opinion of the
property's market value. Use of this data, In whole or in part, for other purposes is not intended by the appraiser.
Nothing set forth in the appraisal should be relied upon for purposes of determining the amount or type of
insurance coverage to be placed on the subject property. The appraiser assumes no iiability for and does not
guarantee that any Insurable value estimate inferred from this report will result In the subject property being insured
for any loss that may be sustalned.

AIR

No empioyee, director, officer, or agent of the lender, or any other third party acting as a joint
venture partner, independent contractor, appraisal management company, or partner on behalf of
the lender has influenced or attempted to influence the development, reporting, result, or review of
this assignment through coercion, extortion, collusion, compensation, instruction, inducement,
intimidation, bribery or In any other manner.

1 have not been contacted by anyone other than the intended user (lender/client as identifled on the

first page of the report), borrower, or designated contact to make an appointment to enter the

property. | agree to immediately report any unauthorized contacts either personaliy by phone or

electronically to the client.

Comments on Sales Comparison

All comparables were drawn from the general market area and considered as representative of the market.
Comparables #1 & 3 exceeded the preferred one mile guideline; however, they were used due to their similarity to
the subject property. They are recent and taken from the same general market area as the subject. They are
considered similar in design, appeal, functional utility and marketability to the subject. And, they are considered to
be good indicators of the subject's market value.

The appraiser made a positive 15K adjustment to comparabies #1 & 2 since they differed by more than 10,000 sf in
lot size from the subject property.

The appraiser made a $300 per year actual age adjustment to comparabies #2 & 3 because they exceeded the age of
the subject's site by more than ten years and the appraiser makes age adjustment if equal or greater than 10 years
difference.

The appraiser |s aware that the subject property’s age was not bracketed on the younger side; however, comparable
#1 Is within 1 year of the subject property’s age and it Is considered to bracket the subject property's age on the
younger end.

The appraiser made a 50K positive condition adjustment for comparables #2 & 3 because it was in inferior condition
to the subject's site in that it was not new construction with the higher end upgrades and nicer finishing touches
similar to the proposed subject property.

Bathrooms were adjusted on a per fixture basis. A full bath has three fixtures. A half bath has two fixtures. For
this report, each fixture is worth $2,000. All bathrooms have been properiy adjusted.

The appraiser has relied upon historical paired sales analysis retained within the appraiser's work files based on
prior appraisals within the subject's marketplace for ALL of the adjustments made In the sales comparison grid.

Acdendum Page 1 of 2
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Borrower: Lany Flotinvestments LLC File No.: ANS-300729
Property Address: 344 W Wieuca RdNE Case No.: 009
City: Atanta State: GA Zip: 30342

Lender: Fix & Fiip Financing, LLC

Seller pald points and closing costs of 1 to 4 points are common for the subject property's market area. The
appralser does not make adjustments for typical sales concesslons. This wlll not effect the subject property's
marketabllity.

The utilities were on and operating at the time of the inspection.

The appraiser’s comparable search parameters began with an FMLS & GAMLS search for single family homes that
sold within the prior 12 months, with a GLA of 2100 sf - 3200 sf, with or without a basement and within the North
Buckhead community. This resulted in eight sales. As a resuit, the appraiser expanded his search parameters to a
two miie radius. See extraimage pages 4 & 5 entitled Farm List to see the sales considered but not used within this
report.

The appraiser gave the most weight to comparable #2 due to It being the median, its recent sales date, its proximity
and its overall similarity to the subject property. This was followed by comparable #1 due to its low net
adjustments, its recent saies date and its overail similarity to the subject property. Lastly, comparable #3 was
considered given its iot size, its recent sales date, its proximity and its overali similarity to the subject property.

“1 have performed no services, as an appraiser ar 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.” The exposurs time
for the opinion of market value for the subject property is 40 days.

No value was given to non-realty items in this transaction.

Appraiser’s Fee: $450.00
Georgia Registration #111

The subject property is in a flood zone.

The subject property's "as-Is" value is $333,000.

Addendum Page 2 of 2



Case 2:20-cv-11928-DPH-APP ECF No. 1-6 filed 07/16/20 PagelD.57 Page 13 of 45

009
Market Conditions Addendum to the Appraisal Report rieno. ANS-300729

The purpose of this addendum is to provide the lender/clieni with a clear and accurate undersianding of the market trends and conditions prevalent in the subject neighborhood. This is a reqquired
addendum for all appraisal reports with an effective date on or after Apsii 1. 2008.

Property Address 344 W Wieuca Rd NE City Atlanta State GA__7p Code 30342
Borrower Larry Flot Investments LLC
Instructions: The appraiser must use the ion required on this form as the basis for his/her conclusions, and must provide support for those conclusions. regarding housing frencis and

overall market conditions as reported in the Neighborhood section of the appraisal repor! form. The appraiser must fil in ai the information to the extent it is available and relable and must provide
analysls as Indicated below. I any required data Is ilable or is idered the app must provide an explanatior. it is recognized that not all data sources will be able to
provide data for the shaded areas below; if itis avallable, however, the appraiser must include the data in the anaiysis. if data scurces provide the required in‘ormation as an average instead of the
median, the appraiser shou'd repor the available figure and identily it as an average. Sales and listings must be properties that compete with the subject property, determned by applying the criteria

at yiouid ba ysed by a prospeclive buver of the subiecl property The appiaiser musl explain anv angmalies in the data, such as seasonal markels. new constiuction, foreclo

liaht, i

inventory Analysis. o F Prior 7412 Months | Prior 4-6 Months I Current - 3Mon’chs Overall Trend

Total i of Comparable Sales {Settled) 38 15 15 increasing  [X) Stable Decining
Absorplion Rate (Total Sales/Months) 6.33 . 5.00 Increasi Stable Deginingy
Total # of Comparable Active Listings e 38 | Dedining - }X]} Sable ncreasing
Months of Housing Supply (Total Listings/Ab.Rate) 000 0.00. 7.60 - | Delining: X} Stable - 1} Increasing -
 Madian Sale & List Price, DOM, SalelList% | Prior 7-12 Months | Prior4-6 Months [ Current - 3 Months Overalt Trend

Median Comparable Sale Price — 596,400 635,600 724,300 Increasing  J(XJ Stable JL_J Decining
Median Comparable Sales Days on Market

Median Comparab'e List Price

Median Comparable Listings Days on Market
Median Sale Price as % of List Price
Seller-{developer, buider, elc.)paid Fnarcial assislance prevalent?

Explain in detail the seller concessions irends for the past 12 months (e.g., soller contributions increased from 3% to 5%, increasing use of buydowns, dosmg costs, condo fees, options, etc.).
Seller concessions (primarlly In the form of Ciosing Costs) appear to have remained stable over the past 12 months.

MARKET RESEARCH & ANALYSIS

Are foreclosure sales (REO sales) a factor In the market? D Yes [X_] No  If yes, explaln {including the trends in fistings and sales of foreclosed properties).
There is a limited amount of foreclosures and short sales In the area.

Cite data sources for above information. e sta 2
reports run specifically for thls ap ralsal assig nment

Summarize the above information as support lor your lusions in the Neighborhood seclion of the appraisal report lorm. ! you used any additiona! information, such as an analysis of
pending sales and/or expired and withd listings, o formulate your conclusions, provide both an explanation and support for your conclusions.

The GAMLS system does not provide any means to determine the total number of comparable active listings for a prior
perlod. This information is generaily unavailable from any GAMLS system and as such is reported as not available. Instead
of Median statistics, average statistics are reported (as permitted by FNMA) as this information is readily available.

If the subjectis a unitin a jominium or cooperative project , plete the following: Project Name:

Subject Project Data Prior 7-12 Months | Prior4-6 Months | Current - 3 Months Overall Trend

Total # of Comparable Sales {Settled) Increasing lu Stable lu Deciining
Abscrplion: Rale {Total Sales/Months)

Total # of Active Gomoarable Listings
Months of Unit Supply (Total Listings/Ab. Ratg) S : : :
Ave foreclosure sales (REO sales) a factor in the project? U Yes No  ltyes, mdmeie 1he number of REQ listings and explam the trends in hstungs and sales of foreclosed properties.

o

(5]

e

S

E

Q.

S

2

Q

o

2

8 Summarize the above trends and address the impact on the subject unit and project.

i APPRAISER SUPERVISORY APPRAISER (ONLY IF REQUIRED)

x Signature 5 Signature

[z} Name Robert | Williams Name

§ Company Name Dreaming Appraisals Company Name

£y Company Address 5631 Hiram Lithia Springs Rd Company Address
Powder Springs, GA 30127
State License/Certification # CR3495616 State GA State License/Certification # State
Email Address ikequiliar60644@yahoo.com Email Address

Fradd:a Masc Form 71 March 2009 A sotware, BO0 2340, Farcis Mae Form 1004MC

Liarch 2009
Page 1ol TU0LHIC_200% 030907



Case 2:20-cv-11928-DPH-APP

ECF No. 1-6 filed 07/16/20 PagelD.58

Page 14 of 45

FLOORPLAN SKETCH
Borrower: Larry Flot Investments LLC File No.: ANS-300729
Property Address: 344 W Wieuca Rd NE Case No.: 009
iy: Atlanta State: GA Zip: 30342

| Tender: Fix & Flip Financing, LLC

Dreaming Appraisals 5631 Hiram Lithia Springs Rd, Powder Springs, GA 30127 678-524-5068
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FLOORPLAN SKETCH
Borrower: Larry Flat Investments LLC File No.: ANS-300729
Properly Address: 344 W Wieuca Rd NE Case No.: 009
Cily: Atlanta State: GA Zip: 30342

| Lender: Fix & Fiip Financing, LLC

¥ Rewovanon] e K

Dreaming Appraisals 5631 Hiram Lithla Springs Rd, Powder Springs, GA 30127 678-524-5068
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Borrower: Larry Flot Investments LLC File No.: ANS-300729
Properly Address: 344 W Wieuca Rd NE Case No.: 009
City: Atlanta State: GA Zip: 30342
ender. Fix & Flip Financing, LLC
FRONT VIEW OF
SUBJECT PROPERTY

Appraised Date: August 14, 2018
Appraised Value: $ 732,000

REAR VIEW OF
SUBJECT PROPERTY

STREET SCENE
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Borrower: Larry Flot Investrnents LLC File No.: ANS-300729
Broperty Address: 344 W Wieuca Rd NE Gase No.: 009

City: Atlanta State: GA Zip: 30342
ender. Fix & Filp Financing, LLC

Kitchen

Comment:
Kitchen

Living Area

Description:
Living

Comment:

Bathroom

Description:
Bath

Comment:

———
HTINE 10072011
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Borrower: Larry Fiot Investments LLC File No.. ANS-300729
Property Address; 344 W Wisuca Rd NE Case No.: 009
City: Atlanta State: GA Zip: 30342
Lender: Fix & Filp Financing, LLC

Bath

Comment:

Water ON

Comment:

Street Scene Other Direction

Comment:

Prodcad Lsihg AC sottware, B0 3L 9727 www sclwreb com IHTIBATHR 66152012
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Borrower: Larry Flot Investments LLC File No.. ANS-300729
Property Address: 344 W Wieuca Rd NE Case No.: 009
Chy: Atlanta State: GA 7ip: 30342
Lender: Fix & Filp Financing, LLC
COMPARABLE SALE #1
820 Novello Ct

Sandy Springs, GA 30342
Sale Date: s06/18;c05/18
Sale Price: § 777,400

COMPARABLE SALE #2

4330 Rickenbacker Way NE
Atlanta, GA 30342

Sale Date: 807/18;c06/18
Sale Price; $ 650,000

COMPARABLE SALE #3

60 Hardeman Rd
Aflanta, GA 30342

Sale Date: s05/18;c03/18
Sale Price: $ 630,000
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Borrower: Larry Flot Investments LLC File No.: ANS-300729
Property Address: 344 W Wisuca Rd NE Case No.: 009

F%: Atlanta State: GA Zip 30342
ender: Fix & Flip Financing, LLC

COMPARABLE SALE #4

332 W Wieuca Rd NE
Atlanta, GA 30342
Sale Date: 08/30/2017
Sale Price: $ 330,000

COMPARABLE SALE #5

4237 Rickenbacker Way NE
Atlanta, GA 30342

Sale Date: 04/10/2018

Sale Price: $ 365,000

COMPARABLE SALE #6

376 Valley Brook Dr NE
Atlanta, GA 30342

Sale Date: 06/01/2018
Sale Price: § 495,000




Case 2:20-cv-11928-DPH-APP ECF No. 1-6 filed 07/16/20 PagelD.65 Page 21 of 45

Borrower: Larry Flot Investments LLC File No.. ANS-300729
roperty Address: 344 W Wieuca Rd NE Case No.: 009
City: Attanta State: GA Zip: 30342
enger. Fix & Flip Financing, LLC
Mallbox
For Sale Sign
Side View

Produced using AG! scfiware, 600 234.8727 warw aciiwb com PHT308212013
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Borrower: Larry Flot Investments LLC File No.. ANS-300729
roperty Address: 344 W Wieuca Rd NE Gase No.: 009

City: Atlanta State: GA ZIp: 30342

Lender: Fix & Filp Financing, LLC

Side View

Alternate Side View

Covered Stoop

Prodvoed AG! sottwave, 00 234 PHT383212013
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Borrower: Larry Flot Investments LLC File No.: ANS-300729
P Address 344 W Wieuca Rd NE Gase No.: 009
: State: GA Zip: 30342
AJC Unit
Crawl Space
Crawl Space
Fumace

AG! sotware, 500 234/ PHTI0212013
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Borrower: Larry Flot Investments LLC File No.: ANS-300729

Property Address: 344 W Wieuca Rd NE Case No.: 009

cEyn: Atlanta State’ GA Zip: 30342
ender: Fix & Filp Financing, LLC

Uncovered Wood Deck

Foyer

Dining

AC! softeeare, 800 234 PHTI08212013
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Borrower: Larry Flot Investments LLC File No.. ANS-300729
roperty Address: 344 W Wisuca Rd NE Gase No.: 009
Ciy- Atlanta State: GA 7Zip: 30342
Lender: Fix & Flip Financing, LLC
Den
Laundry
Badroom

QAG! sottware, 800 234! PHT305212013
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Borrower: Larry Flot Investments LLC File No.. ANS-300729
Properly Address: 344 W Wieuca Rd NE Case No.: 009

_s‘gn: Atlanta State: GA Zip: 30342
Lender: Fix & Flip Financing, LLC

Drop Stair Attic

Master Bedroom

Bedroom

PHT365212013
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Borrower: Larry Flot Investmants LLC File No.: ANS-300729
Properiy Address: 344 W Wisuca Rd NE Case No.: 009

Chty: Atlanta State: GA 7ip: 30342
ender. Fix & Flip Financing, LLC

Fuse Box

Produced g AT softwar e, B00 2348727 wanr achareh com PHTIBR212013
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PLAT MAP
Borrower: Larry Flot Investments i.L.C File No.: ANS-300729
Property Address: 344 W Wieuca Rd NE Case No.: 009
State: GA Zip: 30342

Cily: Atlanta
Lender: Fix & Flip Financing, LLC

Dreaming Appraisals 5631 Hiram Lithia Springs Rd, Powder Springs, GA 30127 678-524-5088
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LOCATION MAP
Borrower: Larry Flat Investments LLC _File No.: ANS-300729
Property Address: 344 W Wieuca Rd NE Case No.: 009
Cily: Atlanta State: GA Zip: 30342
Lender: Fix & Flip Financing, LLC
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FLOOD MAP
Bomower: Larry Flot Investments LLC File No.: ANS-300729
Property Address: 344 W Wieuca Rd NE Case No.: 009
City: Atlanta State: GA Zip: 30342

Lender: Fix & Fllp Financing, LLC

Dreaming Appralsals 5631 Hiram Lithia Springs Rd, Powder Springs, GA 30127 678-524-5068
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Appraiser's License
Borrower: Larry Flot Investments LLC File No.: ANS-300729
Property Address: 344 W Wieuca Rd NE Case No.. 009
Cily: Atlanta State: GA Zip: 30342

Lender: Fix & Fllp Financing, LLC

STATE OF GEORGIA
REAL ESTATE APPRAISERS BOARD
ROBERT | Wi‘mms
3

IS AUTHORIZED TO TRANSACT BUSINESS IN GECRGIA AS A
CERTIFIED RESIDENTIAL REAL PROPERTY APPRAISER

THE FAIVRCGE AND NEGPONGIBILITIES OF T1 G APPRAIGEN GLASOINGATION 61 ALL GONTINUE IN CFFECT AG LONG
A9 TIE AFPAMIENR PAYD NEQUINED APFRAGEN FECS ANR GOMPLICD WITH ALL OTIHER REQUINEMERTDS OF TIK
OFFICIAL CODE OF GEORGIA ANMOTATED, CHAPTER 43-39-A; THE APPRAISER 13 SOLELY RESPONSIBLE FOR THE

FATMENT OF ALL FEES DN A TIMELY BASIS.

0. SCOTT MUAPHY - . JEANMARIE HULMES
Lhaitpersen ) L KEITH STURE

JEFF A LAWHUN

Yitd Chairparson

FUODENY ) WILLIANGD UHPREALLY L SNGEY

WAL
¥ s
Lt END OF RENEWAL
8 Achve 05:31:2019
CERIFIED BESUSIAL HEAL
ANDALNATY ABPRAREH
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DENTWE BEEC AR I v DEn TACOMD STF v
BEQLIRED EOUCATION 8 8 TIELY MANNER
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Tl Corabp Faormmimie s
Guihs 1350 - Intareatisnal T

229 Pogiiiiee Sireo) NE. o
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E & O Policy
Borrower: Larry Flot Investments LLC File No.: ANS-300729
Property Address: 344 W Wieuca Rd NE Case No.: 009
Cily: Atlanta Stale: GA Zip: 30342

Lender: Fix & Flip Financing, LLC

NAVIGATORS INSURANCE COMPANY
THIS 13 BOTH A CLAIMS MADE AND REPURTED INSURANCE POLICY,

THIE POLICY APPLIES TO THOSE CLAIMS THAY ARE FIRST MADE AGAINST THE INSURED AND
REFORTED N WRITING TO THE COMPANY DURING THE POLICY PERIGE

PLEABE READ THIS POLICY CAREFULLY.
REAL ESTATE APPRAISERS ERRORS AND OMISSIONS INSURANCE POLICY
DECLARATIONS

FOLIGY MUNMBER: LSS R L2 REMEYesL OF . PHLISS LSy

1 NAMES INGHIRER:  Fotedt | Wilinns

2 ADCRESS: 48201 Hrsm Lithin Spenge e

Eoadier Sprince GE W1ET

X POLILY PERICD  FROM: 4703970018 T AFARNNTS
1T AN Biandarg Teme o ihe adoress oF the Nomed Insured as Mateo o Shanber & amows.
£ LIMITS OF LIABILITY:

- Damapexs e o Lishildy - S0 h Dlabm

. Clairmy BExp Al o Lty - ks Clem

| Bamages Lz al Liskiiry - Pubty Agqrepats

... Bt Caponsen Wil od Latesty - Puliuy fAgaoyce

5 DEDUGTIBLE Mrestizssn of claim espenses’s &5 500 Exen Clem
B A 154 Booeenwa

B PREMIUM: © 20254

7. RETACACTIVE DATE. &7 1Ry
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Aerial Photo
Borrower: Larry Flot Investments LLC File No.: ANS-300729
_Property Address. 344 W Wieuca Rd NE Case No.. 009
City. Atlanta State: GA Zip: 30342

Lendet: Fix & Flip Financing, LLC

Dreaming Appralsais 5631 Hiram Lithia Springs Rd, Powder Springs, GA 30127 678-524-5068
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Farm List
Borrower: Larry Flot Investments LLC File No.: ANS-300729
Property Address: 344 W Wieuca Rd NE Case No.: 009
City: Atlanta State: GA Zip. 30342
Lender: Fix & Filp Financing, LLC
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Farm List (Continued)

Borrower: Larry Flot Investments LLC File No.: ANS-300729
Property Address: 344 W Wieuca Rd NE Case No.. 009
Gity: Atlanta State: GA Zip: 30342

Lender: Fix & Flip Flnancing, LLC
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Assessors Record Card
Borrower: Larry Flat Investments LLC File No.: ANS-300729
Property Address: 344 W Wieuca Rd NE Case No.: 009
Tity: Atlanta Stale: GA Zip: 30342

| Tender: Fix & Filp Financing, LLC

344 W Wieucs Rd Ne, Atlants, GA 30342-3324, Fulton County
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Legal Description

Bomrower: Larry Flot Investments LLC File No.: ANS-300729
Properly Address; 344 W Wieuca Rd NE Case No.: 009

City: Atianta State: GA Zip: 30342
Lender: Fix & Flip Financing, LLC
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Subject’s Listing
Bormower: Larry Flot investments LLC File No.:  ANS-300729
_r5r operty Address: 344 W Wieuca Rd NE Case No.. 009
City: Atlanta Stale: GA Zip: 30342
Lendsr: Fix & Flip Financing, LLC
E mat Pl 3L 80D
Ferdng
Nasgarissl Dutachad Ko il ity Fi mnr¥tises.
FMLE & SAIIEOE Baokas HGnID Aws: 21
T4 W Wikecn Faad §2 1ink #:
City: AHersa Btete: Goegs, RMII1R
Taunty: Futo Lalen: Plore
Swb/ Comp: e Winteriront: ©
Luke Sdrrea Raths MN BH6 - E . ELHOTRE
s * 8 Wi Reentd, Baiv P
[T 5 1 il iy Baa Mre: K
[ET 5 i Shigho e Brimada e Bhar b
ksl 1 3 '
Apae Desc: Hengi Ko FrjEnveen L 125 DA
Wy Wwdt. LTHT I-'I‘—-; (=25 2
Imime. Ciiv Tapenk. T I Indws, Tromsre
WA ag Myka: Peos: it

EER Y O Sl

THRIETY TEVIH A% PIWAEN RO, TSN (I ST W BH0E a0 STy W D O T BN eI g raih O PRI BOed, 18m &
P CEY WA MDD, IET S T GO IY SvMRATE ATO OYEREITY A O O FRRE NGAT.

Irreia i ST tEY 1o Faer S50 Lr pareies S YOI THE! SOk rortitoRs neetad. SET FHOTOS DR ATIACHNENTS FIK PUTENTIA
HEWARITA BTG RINATG, DRI TSR AR KT Y M TEIN SONAO TR SRS DADETI] TN S RO AOEee BN
FENCTTATIN AT BT AT AR NTATR M S T TERTIOR AR CAOST TR W FIE SRR 1IN STCA L TR I8 M A MR ER,
Thaalar: Path. 53 8 of ruwd eckape e Il i taer SHT0 Seapn) Touse st ik ae KETT 99 55008 phadn wend do HOT resors Soag
SRS NE o Bt e fioerd tars B8 Skt &% 1%

Fobemia: Fupces LY e emE DT eamad A §Y e A femy oo Swead w0 pcsnaw Ly Do it 5 e et LF i easaa
FREATUAES
e marevs Kachior nes Sy Biribngn Teparsie Griy Tor
Waphar Modd s ik it 2ee Fag TR T 75 NN T
Roomm: Tarsy Room, Sapart Lsng Rn. T Apphancar:  Uatwarhe: Gax hkng Tiop, Uther
Lsuntey: Man LRrE, e Waxmmmnt:  Crand Soece
st MDA nas s e ACCEEENELY: frS
L i t.mmlq: (RS WEIERING, YKzt CEANOECHTAN ST, PRV NITINTL, TR
Lighein
TPy S AR B ¥ ] R £ o 0 A Boueeus Lk Oowmes (.3.., Prrerbas BrmAask
Pukiog: Driewwar, Farking Faes Rosde: Faawd
® ot Sgutes - Corports: & Garsges U Stratharuss  Nors
Aook Conpedine Eaacgy: S
rancing: T PREID! PTILN: LU0
L3 aa kb L T ) ket Ay
Waating: otz Casling: Coansieal Be
Waiar: Putsic Rower Demx Fubiis Tewer
Tannix on Proparty: ko Posd: Hera
#Fire Macas: Praphara:  fees
Rarutey: Hoed MRS Ingae: Pet
sy Wiwt Twrte L 2 Pt o
Aesthewer: Sars Walnrfrenk:  Tresk
(Y TSP TTRES 71 TEON
Tom X 3} LA BOEY GXY TuwpTon Vamer §3,037 7 25U Lowls Wrhoms 2
langd/Lak B Dimtres: 17 Baction GHD: Lok & Mack: &
Plmt Rosk/ Paga: 53:44 Oond Bowk /Pege: 15422/ LR
Special Linthng Coneitioes: Hony ® [<% Dwrie, o dacawives hom Seder Sod! AYlE
ASBECEIORN FRE! & VTR FYBMMRTHCY: MRy WIS VR 5
Mastur Asmec Faw: 3 rro; A; ¥ Tam: v7
Baane Sowkasta: Mrme s Whane w5
HOA Phana: SI0A Rant Rwebriction: No A rk Bian ! Coarin L2
Owiner Pancos: %o Owna Ind; Ye: Asnrmairie; too
Mgmt Co: Mgt Mhone: Mgt Trnall:
LTHek Go tha wrvins to s Rustst Yax Eataritica
LFTING AGENT | OWSER | SROnENG Tus TRUCTIONS
RO LRNBRE T I PO iy R r i, FRETING NAY AL AR ST A § PR L
Povery Lbcmormen il : 1.3 WESAT R Fogrersby s i)

« LE Mana e (20 1L EV457 14T RR.TE
Show Tamts Aretese Arvin, ek Lockbox: 5o Imul: 3 s
Ownar: DAL NIENT Ownar Phame: 4108 100 £l gravest stters diren ts Sellar; X
Saling Camm: 1 VREL: s Dup FNLEE:

Lint Dabe: 0471 10317 {wiyins! Lt Prica: 5378 510
Dlack on The srow to view Wiy tatormation
EORTING ENFONSAYI0N
Prop Clsng Dwia: 057242018 DO 340 Tom! DOW; 425
-l MPRIC PO ATITICE LD (YT s

Dreaming Appralsals 5631 Hiram Lithia Springs Rd, Powder Springs, GA 30127 678-524-5068



Case 2:20-cv-11928-DPH-APP ECF No. 1-6 filed 07/16/20 PagelD.83 Page 39 of 45

Appraisal{s.
Nation Appralsal Nation Supplemental Value Addendum o 003
FEATURE ] ___ SUBJECT SUPPLEMENTAL SALE #1 SUPPLEMENTAL SALE #2 SUPPLEMENTAL SALE &3
344 W Wieuca Rd NE 332 W Wieuca Rd NE 4237 Rickenbacker Way NE | 376 Valley Brook Dr NE
Address Atlanta, GA 30342 Atlanta, GA 30342 Atianta, GA 30342 Atlanta, GA 30342
Proximity to Subiect o 10,04 miles NW 0.33 miles SW 0.18 miles NE
Sale Price $ B 330000f - - 365,000 $
Data Source(s) _oo JFMLS #5874395:DOM 30 FMLS #5972554:DOM4  IFMLS #5981397:DOM 5
Verilication Source(s) oo 0 JFMLS/FultonTax/Realist FMLS/FultonTax/Realist FMLS/FuitonTax/Reaiist
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION )3 Adpstment DESCRIPTION ) $ Adustrent DESCRIPTION +{1 8 Adiuskrnent
Sale or Financing o - lArmsLength 0 |Armsiength 0] ArmsLength 0
Concassions - 1Cash;0 0 {Conv;10950 0| FHA:0 0
Date of Sale/Time 07/23/2018 . ]07/23/2018 0104/10/2018 0]06/01/2018 0
Location NiRes N:Res N;Res N;Res
LeaseholdFee Simple | FeeSimple FeeSimpie FeeSimple FeeSimple
Site 41190 sf 37374 sf 016766 sf 15,000] 10572 sf 15,000
View N:Res N:Res N:Res N;Res
Design {Style} DT1:Ranch DT1;Ranch DT1:Ranch DT1;Ranch
Quality of Construction | Q3 3 Q3 Q3
Actual Age 61 61 58 0}68 0
Condition C3 Cc3 c2 -30,000iC2 -30.000
Gioss Living Area 28. 1:%26 sa.ft. 1,280 sq.fi. 1,200 1%80 saft 1,150 1,316 sg.ft. 250
Room Counts Tola: §Bdms| Saths To‘.al- Baths Tol M Baths Tola! fBdm Baths
Unit #1/SFR 713 2.0 613 1.1 1000|612 2.0 01612 20 0
Init #2
Unit #3
Unil #4
emeni Description | 0sf Osf Osf osf
Basement Finished Rooms| OSf Osf Osf Osf
Functional Utility None Norne None None
Heating/Cooling FWA/Central FWA/Central FWA/Central FWA/Central
Y Encrgy Efficient liems None None None ___}None
Parkin 2dw 2dw 1cpidw -2,500] 1cp1dw -2,500
=$ Porch/Patio/Deck Deck/iCFStoop |Patio/CFStoop 0 iDeck/CFPorch 0] Patio/CFStoop 0
] Fireplace None None 1 Fireplace -2,000] None
4 Extras None None Fence ~2,000] None
™ DotachedBldng _|None None None None
=1 Net Adjustment (Total} - X U Is 2200] LJ. X- s 20350 [J. (- s 17,250
Adjusied Sale Price o INetAd). 0.7% NetAdi. -5.6% NetAdi. -3.5%
=] o Supplementa) Salos - Gross Al 0.7%|$ 332,200 | Gross Ad. 14.4%] ¢ 344,650 Gross A 9.6%1¢ 477,750
ITEM SUBJECT SUPPLEMENTAL SALE #t SUPPLEMENTAL SALE #2 SUPPLEMENTAL SALE #3
Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s FultonTax/Realist FuitonTax/Realist FultonTax/Realist FuitonTax/Realist
Effective Date of Data Source(s) | 08/14/2018 08/14/2018 08/14/2018 08/14/2018

y of Sales Comparison A n: The appraiser made a positive 15K adjustment to comparables #2 & 3 since they diffared by

more than 10,000 sf in iot size from the subject property. The appraiser made a 30K positive condition adjustment for
comparables #2 & 3 because they were in superior condition to the subject's site in that they had granite countertops, tile
backsplash and stalnless steel appliances In their kitchens unlike the subject property. Bathrooms were adjus: n
fixture basis. A fuil bath has three fixtures. A haif bath has two fixtures. For this report, each fixture is worth $1,000. Ali
bathrooms have been properly adjusted.

r

Has the GLA changed by more than 15%2
|ndicated Value by: Sales Comparison
Asls Valve: $ 333,000
izgd (Subi H
This addendum is made as s, subject to compietion per pians and specificelions on the basis of & hypothelical condition that the improvements have been
completed, Dsub]ecl to the following repairs or alteratlons on the basis of a hypothetical condltion that the repairs or alierations have been completed, or
S Dsubiacl 1o the fellowing required inspection based on the extracrdinary assumption that the condition or deficiency does not require alteration or repair:

DXJves [ JNo

roach:

Suppisments) Sales 123 Producod ushg AC! sotaare, 6002340727 wirm acksb oom ANVADD_18 03072018
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Dodd-Frank
Borrower: Larry Flot Investments LLC File No.: ANS-300729
Property Address: 344 W Wieuca Rd NE Case No.. 009
ity: Atlanta State: GA Zip: 30342

\
| _Lender: Fix & Flip Financing, LLC

DODD-TRANK ACT AND APPRAISER INDEPENDENCE REQUIREMENTS COMPLIANCE
CERTIFICATE
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Repair List
Borrower: Larry Flot Investments LLC File No.:  ANS-300729
Property Address: 344 W Wieuca Rd NE Case No.: 009
City: Atlanta Stale: GA Zip: 30342

| Lender: Fix & Flip Flnancing, LLC

Presented by:
Larry Flot luvearments

6320 5. Copperwunl Ave.
Inglewond, (A 90102

Erdvatmsirig ywor comvmaniiy; v Huowe o # W i”
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Repair List (Continued)
Borrower: Larry Flot investments LLC File No.: ANS-300729
Property Address: 344 W Wieuca Rd NE Case No.: 009
ity: Atlanta State: GA Zip: 30342

| Tender: Fix & Fiip Financing, LLC

Property Report:
J44 Wicuca Rd NE, Atlanta, GA, 30342

Property Gumwary
Bl

Rath: ?

FHagle Baondly
Cooliag f;ﬁmﬁi]
Hasding: ldkrevan
Sqpuare Feet: 1,326
Feear Balle 1957

Loeation:
This property ts next to the Bobby [omes goif course. It has a nice
firemnt yard, a good alic bwckyasd, lica very deslrable fumily Friendky
neighborhand. You are only minutos away from shopping. dining,
and Atlanta’s downlown actrivities.

Purchase Price: NG

Required Rehab- ;
3% Floar complete remadel - INCTeRSIng the Xize of several rooms
bry seorving wt besst wne ooy, soanimios NDuve plan
-Remadsl of kitchen, update the flooring, and add an icland
Complere remodel of both bathrooms and add 3 bathroom upstairs
-Update floors, doors, windows, diywail, and palnt as necessary
-Doubtc the Aoor plan by adding a second level, new sq ft 2,652
-Add master suite, additional bedraom, and family roam - upstaire

Rehab Budger: 3100000

Investment Detalls:
Purchase Price: $210.G00

Rehab Budget: $100.000

ARV [After Repair Valug): (NN

Projacted Liap Fond Nerded: 31013 742

Projected Giap ROM: 500.1A8%: :

Average days on the market for homes in area: 60 - 90 days
Estimated turnaround: 6-8 months
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Repair List (Continued)

Borrower: Larry Flot Investments LLC File No.: ANS-300729
TProperly Address: 344 W Wieuca Rd NE Case No.: 009

City: Atlanta State: GA Zip: 30342
|_Lender: Fix & Filp Financing, LLC

Photo Gallery:
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Repair List (Continued)
‘Borrower: Larry Flot Investments LLC File No.: ANS-300729
TFroperty Address: 344 W Wieuca Rd NE Case No.: 009 :
City: Atlanta State: GA Zip: 30342
| Lender: Fix & Fllp Financing, LLC
Market Surves
, A Property B
Fulbfart Proporty 37 Miavala Pr Ka Atlants, CA
Purchave Price: $310.000 Sold Price; $649,300
344 Wiases Rd NE. Atlarta, 1A Tatal &g, Fong: 2,400
Propery © Fropery D
AZB0 Rickenhacker Wy, Atbanty 10 Carlton D, NE. Adania
Sald Price: £725,0608 Labd Prica: $673,060
Towzl 5. P 2,350 Totad &, Poen 2,208
W | 4 » Properey £ ’
2537 fvy &d NE, Atlants HIoi 1. Fey Rl RE. Atlanta
Ses Frice; 725,000 Solt Prive; 62000
Totul o Foots 1300 Toral Sy Fowd 74711

Subject Property GAR0ME  SXIOLMD 8234 1328 a3 1957 28 aorm

A

B, #30 Midvede Dr. NE SEREAG EGARR00  FRTH QAMD 453 X7 10654
C. 4200 Ricksnbacker Way  COR28/18 700 ST 2308 403 B s
0, 46 Cartian Or. HE LMY EBIA0ED  IOU ZORD 4/3 t06R 04T ecr
£ MITiry Rd HE owEeNs 75000 $315 23K 5i3 1939 OBacm
F. A683 N bvy Rd NE QDR BERSODG 3B 237 403 1836 O0%ioam
Caloulared AVR

Subject Property Potential ARV Range:

ARV Square footage: SRR
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Repalr List (Continued)

Page 45 of 45

File No.: ANS-300729

Borrower: Larry Flot investments LLC
5ropeny Addess; 344 W Wieuca Rd NE

Case No.; 009

Ciy: Atlanta

State: GA Zip: 30342

Lendet: Fix & Flip Financing, LLC

Comps - Recently Sold;

929 Midvale Drive NE
Atlanta, GA 30342
Hedrucm: 4 Bathrogm; 3
Suraare Pout; 2400 Vewr Buily 2017
Daye on Markats £0 dapo
Closed: 03731720108
Sale Price: §640 200

Distance from subject property: .4 mile

4200 Rickernbacker Way
Atlanta, GA 30342

| Bedroons: 4 Hachraom: 3
| Sguare Foor 2,456  TeaT Busu (9w

Dayz on Market: €0 doys
Cloged:  03/29/1H
Sale Price $725 000

- Distance from subject property: 0.3 mile
|

| 10 Carlton Deive NE
: Atianta, GA 30341
Dodovarmn: 4 frakhirocen: 2

| Square Font: 268 Year Buil- 1966

i

! Days on Market: 60 days
! Closes  12f133F

i Sale Price: $678,000
i

Distance trom siubject property: 1 mile
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Appraisal Nation’s New Account Setup Form

{7 Appraisal Nation

ew Account Setup Form Date:

'COMPANY INFORMATION
Company name: Fix & Flip Financing, LLC

Address: 335 E. Maple Road City: Birmingham State: M Zip: 48009
Teiephorie number: 248-672—9323 : Seobndary number: k Fax number: 9 -866-709—8886 '
Contact for relationship: Jeffrey Jones Phone# 248-672-9323  Email address: jsjones@sfrioans.com

lf"mdyltipie' déef acoounts érernee"ded'bljeasé aﬁécﬁ list, Ihclhdihg néme, érﬁéil, & phorrrwe"nuymbei' for each User. k

Contact persoh for orders: ' Phone #: Email address:
Joffrey S Jones 248-872-9323 jsjones@sfricans.com

Expected monthly order volume: 10 per month and increasing

[J Top 5 states by volume:

LOS System: [] Encompass/Ellie Mae []RealEC [7] Calyx Other (specify) Dealkeeper

Official company name to be used in reports:
Official company address to be used in reports:

Delay delivery to borrow 48 hrs (automatic delivery to borrower can be delayed 1-72 hours)

[ Deliver pdf copy of appraisal to borrower (via email) ?: Yes [INo  Confimation Delivery Receipt?: [¥] Yes [] No

| Appraisal Natioh. LLC , 500 Gregson Drive, Suite 120, Cary NC, 27511
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Appraisal Nation's New Account Setup Form

Please rank from 1 to 5,1 belhg most lmpdrtant the cﬂteﬁa you would like to be used when ésslgnlng orders to appmlsers:

O Custom Panel 3 © _ Proximity to subject property 2 < Appraisal Nation’s appraiser ranking i Appraiser fee
Expected time to re!um appraisal order 7

Please indicate which status notification emails you would like to receive for your orders:
{7 scheduled [¥] Rescheduled (] Inspected . Left Message . No Answer . On Hold . Reques! for Rews'ons

- PAYMENTS CHECKLIST  (can check both) - - o e
] Involcing: Do invoices need approval if yes who can authorize invoices:

[ Credit Card: Supplied on order form (form can be provided to you by Appraisal Nation):

*Accounting Department Contact information:
Contact Name: Lisa Barbour Phone Number: 1-313-662-3575 Email Address: Ibarbour@simongroupholdings.com

O Sbates you are licensed to lend in: We are a Privaté Equnty firm.
@ List of investors: (complete Name and address)
1.Simon Group Holdings 335 E. Maple Road Birmingham, MI 48009

Is investor's name to be added in report No

[ Special Instructions needed by investors:
1.No

2.
3.

[ Special instructions for clients:
1.
2.
3.

{J Do you have an underwriting checklist you would like our Quality Review department to review against each appraisai?
If so, please attach.

Check the following that are requlfed on Conventional and FHA éppraisals for you

V] Compliance Certificate  [] Market Conditions LocationMap [] Sketch Cost Approach Flood Map
Interior photos, minimum ___

License Errors & Omisslons ] Listings, # __ [C] Other If others what:

n Any other instructions or requirements needed: My thought is to oblain an AV and ARV for sach property. | would ke the ARV to includa an income spproach, a sales comp and replacement cost,
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* Please select one of the following options for your appraisal reports: Appraisal requirements will vary, please specify below.

If appraisal requirements vary, please provide additional information

If you require gridded comps for both values, please provide the number of comparables required for each value:

If ARV Value is required, will you provide the rehab budget/repair fist? Yes v

Will contact information for the inspection be provided with each order? Yes v

APPRAISER QUALIFICATIONS
Please indicate the qualification level required for your appraisals (Sleect only ONE option)

Licensed Real Property Appraiser:

Appraiser is qualified to appraise non-complex one to four units having a transaction value less than $1,000,000 and complex one to four
" residential units having a transaction value less than $250,000.

Certified Residential Real Property Appraiser:

praiser is qualified to appraise one to four residential units without regard to value or complexity.

D Certified General Real Property Appraiser:

Appraiser is qualified to appraise commercial properties and all types of real property.

*This form and all answers in it are confidential. 1t is to be used and intended o for Appraisqlw above mentibned client.
X )i

Appraisal Nation Signature Date G J \J Cl@'ot Sign tur? { Dafe
\ /
Appraisal Nation, LLC 5 regson Drive, Suite 120, Cary NC, 27511
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| hope you are well.
I have attached a set up form for you to fill out and we will get you a user name and set up.
ook forward to working with you .

Adam Seewald |Director of Valuations
Appraisal Nation, LLC

Phone: 919-916-7811
aseewald@appraisal-nation.com

Top 50 Mortgage Service Providers In America

CONFIDENTIALITY NOTICE: The information contained in this email and/or attached document(s) may contain confidential material that is intended
only for the addressee(s). If you are not the intended recipient, you are hereby advised that any disclosure, copying, distribution, or the taking of
any action in reliance upon the information is prohibited. if you, the reader of this message, are not the intended recipient, you are hereby notified
that any dissemination, distribution, replication, or communication of this message and any of its contents and/or attachments is strictly prohibited
and exempt from disclosure under applicable law. If you have received this email in error please notify the sender immediately and delete it from
your system.

From: Jeffrey Jones [mailto:jsjones @sfricans.com]
Sent: Tuesday, May 29, 2018 11:50 AM

To: Adam Seewald <aseewald@appraisal-nation.com>
Subject: FW: Galveston Report and Updates

Hi Adam:

I hope you had a great long weekend with your family and are fully recovered from the convention. It was great to meet
u and again thanks for the cocktails on the rooftop of our hotel.

Adam, | am very interested in pursuing a relationship with you and your firm to do the appraisals for my company. | have
attached an appraisal done through another AMC that is worthless to me. And it was delivered one week late to boot.

The PP for this property is $50,000. The rehab budget is $30,000 and the estimated ARV is $140,000. These are from my
client who is experienced and has done several deals with me in West Virginia in virtually the same area. | also have a
second appraisal from the same ACM that is also late and | fear will have the same results.

I can’t charge my client for another appraisal so we will pick up the cost. Looking forward to hearing from you asap.
Thanks.

Jeff

Jeffrey S. Jones

Managing Director

SFRLoans.com

29623 Northwestern Highway Suite 2
Southfield, MI 48034

Phone: 248-672-9323
Efax: 866-709-8886
Email: jsjones@sfrloans.com
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CONFIDENTIALITY NOTICE: The information contained in this email and/or attached document(s) may contain confidential material that is intended
only for the addressee(s). If you are not the intended recipient, you are hereby advised that any disclosure, copying, distribution, or the taking of
any action in reliance upon the information is prohibited. if you, the reader of this message, are not the intended recipient, you are hereby notified
that any dissemination, distribution, replication, or communication of this message and any of its contents and/or attachments is strictly prohibited
nd exempt from disclosure under applicable law. if you have received this email in error please notify the sender immediately and delete it from

From: Jeffrey Jones [mailto:jsiones@sfrioans.com]
Sent: Tuesday, May 29, 2018 2:26 PM

To: Adam Seewald <aseewald@appraisal-nation.com>
Subject: RE: Galveston Report and Updates

Hi Adam:

I have a couple of questions on your form. The “lender” is actually a private equity Fund managed by Mike's entity, SGH.
Our attorney has told us that we actually don’t need a license to provide the funds to our clients. At this point the
“investing entity” will be an entity set up that is owned by my company and our client’s entity 51/49. So title to the real
estate will be in an entity that is controlled by my management company for lack of a better way of sayi ng it. Our JV with
the client spells out each other’s duties and the defaults that would then allow us to dispose of the asset.

The requirements are that we want an AIV and an ARV value. | want the appraiser to provide an Income approach, a
Market approach and a Replacement cost approach to the value of the house for the ARV value. You can suggest
something else if you want as | am open to discussing the requirements.

I need your assistance also in the qualification of the appraiser. As you know our main lending program is the 100%
investment from the Fund with the client only funding an app fee and the cost of the appraisal. My prior 30 year
experience is really in the commercial area and thus | am not certain of the three categories you list that I can check to
ow the differences and the risks to my company of choosing one over the other.

Not sure what to list under Investors etc. either. Can you direct me a bit here as well?
I am also assuming we can change some of these parameters as needed down the road. Thanks.
Jeff

Jeffrey S. Jones

Managing Director

SFRLoans.com

29623 Northwestern Highway Suite 2
Southfield, M| 48034

Phone: 248-672-9323
Efax: 866-709-8886
Email: jsjopnes@sfrioans.com

From: Adam Seewald <aseewald@appraisal-nation.com>
Sent: Tuesday, May 29, 2018 12:02 PM

: Jeffrey Jones <jsjones@sfrioans.com>

bject: RE: Galveston Report and Updates

Hello Jeffery,
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Walsh, Sean

Jeffrey Jones <jsjones@sfrloans.com>
Tuesday, June 9, 2020 8:46 AM

: Walsh, Sean

Subject: FW: Galveston Report and Updates

[EXTERNAL]

From: Adam Seewald <aseewald@appraisal-nation.com>
Sent: Wednesday, May 30, 2018 12:16 PM

To: Jeffrey Jones <jsjones@sfrloans.com>

Subject: RE: Galveston Report and Updates

I have a couple of questions on your form. The “lender” is actually a private equity Fund managed by Mike's entity, SGH.
Our attorney has told us that we actually don’t need a license to provide the funds to our clients. At this point the
“investing entity” will be an entity set up that is owned by my company and our client’s entity 51/49. So title to the real
estate will be in an entity that is controlled by my management company for lack of a better way of saying it. Our JV with
the client spells out each other’s duties and the defaults that would then allow us to dispose of the asset.

That is fine with us we just want to know what you want the appraiser to list as the lender .

e requirements are that we want an AIV and an ARV value. | want the appraiser to provide an Income approach, a
rket approach and a Replacement cost approach to the value of the house for the ARV value. You can suggest
something else if you want as | am open to discussing the requirements.

We suggest that you have the as is and the ARV in the report and we have a great appraisal for that.

I need your assistance also in the qualification of the appraiser. As you know our main lending program is the 100%
investment from the Fund with the client only funding an app fee and the cost of the appraisal. My prior 30 year
experience is really in the commercial area and thus | am not certain of the three categories you list that | can check to
know the differences and the risks to my company of choosing one over the other.

Licensed or certified . Most are ok with Licensed because they can get the report done faster however if you are selling
the loan you might want certified because you don’t know what their guidelines will be .

Not sure what to list under Investors etc. either. Can you direct me a bit here as well?
If you have investor money and we are already doing business with that investor we like to know then we can add those
items to the QC checklist. | think your investor is newer to the space and we have not done any work,

lam also assuming we can change some of these parameters as needed down the road. Thanks.
Yes absolutely if we need to make tweaks to the process we do it and then revisit it to see how it is working for you .

Adam Seewald |Director of Valuations
Appraisal Nation, LLC
Phone: 919-916-7811
ewald@appraisal-nation.com

Top 50 Mortgage Service Providers In America
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Repair List
Borrower: Larry Fiot Investments LLC_ File No.: ANS-300729
Property Address; 344 W Wieuca Rd NE Case No.: 009
City: Atlanta State: GA Zip: 30342

Lender: Fix & Flip Financing, LLC

Presented by:
Lesery Froa Divearmens
G500 5. Cepperwend Aos,
fraplevecuwd 108 9

Fhesvien sof o ko d

P R 4

Dreaming Appralsals 5631 Hiram Lithia Springs Rd, Powder Springs, GA 30127 678-524-5068
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Repair List (Continued)

File No.: ANS-300729

Borrower: Larry Flot investments LLG
Property Address: 344 W Wieuca Rd NE Case No.: 009
City: Atlanta State: GA Zip: 30342

Lender: Fix & Fiip Financing, LLC

Property Reports
HE4 Wicuea Rd HE, Atlanta, GA, 107042

Praperty Summary:

Bl 3

Ve Buifer 1YR7

Pacating
This propery is next w the Bokhy Jones aoif eotrse, & has a vice
fraunt 3%&’{1, -1 guus} Giic ixa%,?*.;uiaf, T VY wimadrable :{&JH!,E.'} iy itndiy
notghborhood. You are anly minutes sway from shapping dining o
e AT s dowRinw arivines

Purchase Price:

Raquired Habale: ,
3F Floor complete remoied IMCreRsIT e e of suveral rooms
brpvemsmrhmret ém{;mzzz_:é;mfmmm;}mmimqilmfﬁmm*gﬁm 3
Rersudel of bisshen, update the e ring;', avicd aded an ixland
~Lotmphare remmadel of both bathiroons and add 3 bahreom ppsalrg
“Update Boors, dowrs, windows, drywall, and paint as NELERSRIY

----------------------------- Botine the Hoarplan by adding e-second Jovel now sq 1t 2457
~Ridd master wnite, addtions] Bodreom, and Famdly romwy - npetairs

Kehab Bodger s:00,000

Investment Details:
Purchase Prce: £316,008
Rehab Budger:  $300.000 —
ARV [Atter Hepasr Value ) i
Progested Lap Fused Needed $109 7052
Projected Gan RO 500 1AW,
Average days on the market for komes in area: b0 - 90 Lays
Estimated turnavound: 68 months

Dreaming Appralsals 5631 Hiram Lithla Springs Rd, Powder Springs, GA 30127 678-524-5068
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Repalr List (Continued)
Borrower: Larry Flot Investments LLC File No.: ANS-300729
Property Address: 344 W Wieuca Rd NE Case No.: 008
Cily: Atlanta State: GA Zip: 30342

--Lénder: Fix & Flip Financing, LLC

Dreaming Appralsals 5631 Hiram Lithia Springs Rd, Powder Springs, GA 30127 678-524-5068
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Repair List (Continued)

Bomrower: Larry Fiot investments LLC File No.: ANS-300729
Property Address: 344 W Wieuca Rd NE Case No.: 009
City: Atlanta State: GA Zip: 30342

Lender: Fix & Flip Financing, LLC

Market Swrves

Prageriy & Property I

i:,;}zjm:“ Mrepecty By Bigueals ek A
Prgrvhase Praw $31 Zold Prive

A4 Wisara 88 ¥F Arlanse 44 L

Frogery L Frupeny D
$2E Blokenbasker Wy, Auats 10 7 e,
lon. BV NG

£ Ped i

TOTENRL Toen 300

Pyaparty B
TEET fey d WE Allans
57 E5 WG

Taatud By Foed: 2300

s,

A Subjest Progety Jacgid B30ah0 fEM 13 373 1any B e
B 2805 Miivele 7, NE DERLAR BEARNGH BRVYE 2400 4R 2047 10048

G, AZB0 Sickanbackar Wy LA ST Rt W R R I LERanm
48 Carlbon O HE MR LHFG DD L3 LR © O 4 d‘i& [
L. 337 ve Rd RE R 315 PR e dfgom
¥ A0 H by R HE HIIRIE g2ft 2ATY 403 193 02 e

Catoutased AVR

Sulfeet Praperty Potential ARV Range:

ARY Square fustage:

Dreaming Appraisals 5631 Hiram Lithia Springs Rd, Powder Springs, GA 30127 678-524-5068
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Repair List (Continued)

Borrower: Larry Flot Investments LLC File No.: ANS-300729

Property Address: 344 W Wieuca Rd NE Case No.. 0609

Cily: Atlanta Slate: GA Zip: 30342
ender: Fix & Flip Financing, LLC

Comps - Recently Soid;

e

222 Midvalo Drive NE
Atlanta, GA 30342
Bedrocum: 4 Bathrooms: 3
duuare Foul; 2,400 Yo Bully 2017
Days on Markst: £0 dape
Closed: 0373172018
Cala Price: $640,500

s ki

Distance from subiect property: 0.4 mile

4200 Richenbacker Way
Atlanta. GA 30342

Bedroam: 4 Bathraem: 3
HPUIre FOUC 2,350  TRAT Budt 1999

Days on Morket: 40 doye
Closed:  03/29/18
Salo Prics $725.000

. Distance from sublect propenty; 0.3 mile

10 Garfton Ditve NE
Atiants, GA 30342

! Imdlevam: 4 Buthrooe: 2
Mijusre Fool: 2268 Yeur Buil: 1966

Days on Market: 60 days
vinsesr: 12713717
Sale Price: $678,000

Distance from subject property: 1 mile

Dreaming Appraisals 5631 Hiram Lithia Springs Rd, Powder Springs, GA 30127 678-524-5068



