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In the Supreme Court of the State of Idaho

CUMIS INSURANCE SOCIETY, INC.,

ORDER GRANTING MOTION TO
AUGMENT THE RECORD

Plaintiff-Appellant,

V.
Supreme Court Docket No. 40002-2012
WADE MASSEY and CAPITOL WEST Canyon County Docket No. 2010-3993

APPRAISALS,

R . T N N N S N g

Defendants-Respondents.

A MOTION TO AUGMENT THE RECORD was filed by counsel for Respondents on
February 22, 2013. Therefore, good cause appearing,

IT HEREBY IS ORDERED that Respondents’ MOTION TO AUGMENT THE RECORD
be, and hereby is, GRANTED and the augmentation record shall include the document listed below,
file stamped copies of which accompanied this Motion:

1. Affidavit of Joe Huffman, file-stamped January 25, 2012.

DATED this 70 day of February, 2013,

For the Supreme Court

Stephen W. Kenyon, Clerk

cc: Counsel of Record

ORDER TITLE — Docket No. 40002-2012




Michael E. Kelly, ISB #4351

John J. Browder, [SB #7531

LOPEZ & KELLY, PLLC

413 W. Idaho Street, Suite 100 S
PO Box 856 T
Boise, ID 83701 | SR LY
Telephone: (208) 342-4300 P

Facsimile: (208) 342-4344
2700.024\Affid Joe Huffman wpd

Attorneys for Defendants

IN THE DISTRICT COURT OF THE THIRD JUDICIAL DISTRICT

OF THE STATE OF IDAHO, IN AND FOR THE COUNTY OF CANYON

CUMIS INSURANCE SOCIETY, INC., Case No. CV10-3993
Plaintiff, AFFIDAVIT OF JOE HUFFMAN

V8.

WADE MASSEY and CAPITOL WEST
APPRAISALS,

Defendants.

STATE OF MISSOURI )
5§

County of Q&% _ )

I, JOE HUFFMAN, being first duly sworn upon oath, do hereby depose and state
under penalty of perjury:
;1' I am an appraiser, and currently licensed in the States of Texas, Oklahoma,
Nevada and Hawaii. [ have practiced professional appraising, including appraisals of
residential properties, since 1991.- Attached and incorporated hereto as Exhibit “A” is a

summary of my education and experience.
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2 As a result of my education and experience, I am familiar with the Uniform

Lo

Standards of Professional Appraisal Practice (“USPAP”), Advisory Opinions
{“Opinions™) and Statements of Appraisal Standards (**Statements™), which the Appraisal
Standards Board promulgates, revises and approves and are published by The Appraisal
Foundation. The State of Idaho adopis USPAP by statute and administrative rule.
3. In the year during which the events giving rise to this lawsuit occurred, 2007, the
2006 Edition of USPAP governed appraisers in the State of Idaho by operation of statute
and administrative rule. TUSPAP establishes the standards of practice with which
appraisers must act and practice in accordance.
4, [n preparing this affidavit, I reviewed the following materials:

(a)  Affidavit of Ernie Menchaca;

(b.)  12/20/06 Appraisal of 16462 Plum Road, Caldwell, Idaho 83607, by
Julianna O. Niehans;

(c.)  9/20/10 Appraisal of 16462 Plum Road, Caldwell, Idaho 83607, effective
date 6/13/07, by Paul R. Bull;

(d.)  6/13/07 Appraisal Report of 16462 Plum Road, Caldwell, Idaho 83607, by
Wade Massey;

(e.)  Affidavit of Wade Massey;

{f)  Relevant portions of the Interagency Appraisal Evaluation Guidelines
(1994);

(g.) Relevant portions of USPAP (2006), Opinions (2006) and Statements
(2006); and

(hy  30(b)(6) Deposition of Cumis Insurance Society, Inc., 5/17/11.

The following definitions from USPAP (2006) are relevant to this lawsuit:

(9} 3

(a)  ASSIGNMENT: a valuation service provided as a consequence of an
agreement between an appraiser and a client;
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(b.)  CLIENT: the party or parties who engage an appraiser (by employment
or contract) in a specific assignment.

Comment: The client identified by the appraiser in an appraisal, appraisal review, or
appraisal consulting assignment (or in the assignment workfile) is the party or parties
with whom the appraiser has an appraiser-client relationship in the related assignment,
and may be an individual, group, or entity;

(c.y  INTENDED USE: the usc or uses of an appraiser’s reported appraisal,
appraisal review, or appraisal consulting assignment opinions and
conclusions, as identified by the appraiser based on communication with
the client at the time of the assignment;

(d.y INTENDED USER: the client and any other party as identified, by name
or type, as users of the appraisal, appraisal review, or appraisal consuliing
report by the appraiser on the basis of communication with the client at the
time of the assignment;

{e.) REPORT: any communication, written or oral, of an appraisal, appraisal
review, or appraisal consuiting service that is transmitted to the client
upon completion of an assignment

Comment: Most reports are written and most clients mandate written reports. Oral report
requirements (see the Record Keeping section of the ETHICS RULE) are included to
cover court testimony and other oral communications of an appraisal, appraisal review, or
appraisal consulting service.

6. Clearwater Mortgage, Inc. engaged Wade Massey to perform an appraisal of
16462 Plum Road, Caldweli, Idaho 83607. In his affidavit, Mr. Massey stated that he had
never spoken with anybody at Idahy, and did not consider Idahy his client. In turn, there
was no agreement between Mr. Massey and Idahy the consequence of which Mr. Massey
would provide a valuation service for Idahy regarding 16462 Plum Road, Caldwell, Idaho
83607. As such, there was no “Assignment” as defined by USPAP between Mr. Massey
and Idahy.

7. Idahy was not Mr. Massey’s “Client” because Idahy did not engage him to

provide a valuation service for 16462 Plum Road, Caldwell, Idaito 83607,
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8. Nor was Idahy an “Intended User” of the 6/13/07 Appraisal Report of 16462
Plum Road, Caldwell, Idaho 83607 because [dahy was never identified as such, was not
Mr. Massey’s client and there was no communication between Idahy and Mr. Massey in
which it was contemplated that he would provide valuation services to Idahy.

9, Because Idahy was not Mr, Massey’s “Client,” and, in any event, there was no
communication between Idahy and Mr, Massey or transmission of the 6/13/07 Appraisal
Report of 16462 Plum Road, Caldwell, Idaho 83607 from Mr, Massey to Idahy, the
6/13/07 Appraisal Report neither named Idahy as a Client or Intended User, which would
have occurred at the time of assignment with Clearwater Mortgage, Inc. This is further
supported by the fact there was no assignment or transfer of the 6/13/07 Appraisal Report
from Clearwater Martgage, Inc, {o Idahy.

10. Because it is the engagement for an “Assignment,” not payment for the same
that creates the appraiser-client relationship, the fact that Idahy paid for the 6/13/07
Appraisal Report does not make Idahy a “Client” of Mr, Massey.

[1.  Idahy’s borrowers, the Hruzas, were not “Clients” of Mr. Massey.

12, Pursuant to Statement No. 9, the fact that a party receives a “Report” does not
make the recipient a party to the appraiser-client relationship. Nor does receipt of the
report thereby render the recipient an “Intended User.” Therefore, neither Idahy nor the
borrowers Hruza were Mr. Massey’s “Client[s]” because they received a copy of the
6/13/07 Appraisal Report.

13.  The Office of the Comptrolier of the Currency (OCC), the Board of Governors of
the Federal Reserve System (FRB), the Federal Deposit Insurance Corporation (FDIC,

and the Office of the Thrift Supervision (OTS) {collectively the “Agencies”) issued the
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[nteragency Appraisal Evaluation Guidelines (1994) to provide guidance to federally
regulated institutions and their employees about prudent evaluation and appraisal
policies, standards, practices and procedures.

14. Under these guidelines and USPAP, Idahy’s purported use of the 6/13/07 Report
Appraisal was improper because Idahy was not an Intended User or Client of Mr.
Massey. Nor did Idahy engage Mr. Massey. The record is not clear how Idahy received
the 6/13/07 Report Appraisal. At its 30(b)(6) deposition, Idahy stated that it was unaware
of how it obtained a copy of the 6/13/07 Report Appraisal. But if Idahy received it from
the borrowers Hruza, Idahy should not have used or relied upon it. This follows from
guidelines stating that institutions inveolved in a federally related real estate fransaction
are barred from using appraisals prepared by a person who the borrower has selected.
FURTHER YOUR AFFIANT SAYETH NAUGHT.

TN
DATED this X0 day of January<2012. )

/

,;‘\xu y i / =7 A L 25L
4ot Huffinan” éé )
/

/ -
SUBSCRIBED AND SWORN t<{//j;xéfore me & notary public this < ¢ day of
January, 2012, )

\”’*{’&J& v /“,‘!72 : QfL«LU« Ve ]
Notary Public for Y\ {ssouit
Residing at: ;}x‘{i&v&a AN
My Commission Expireszﬁj S-D3R

K CORUM
S KAREN K CORU!
S My Commission Expires
ol Nt
ST NOTRY S February 3, 2013
=B SEAL S&F Clay Catinty
TRGNEY Commission §08408395
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CERTIFICATE OF SERVICE

I HEREBY CERTIFY that on this _<-> day of January, 2012, I served a true and correct copy of
the foregoing by delivering the same to each of the following individuals, by the method indicated below,
addressed as follows:

Jeffrey M. Wilson Q> Us. Mail
WILSON & MCCOLL ;| Hand-Delivered
420 W. Washington d Overnight mail
PO Box 1544 M Facsimile
Boise, ID 83701

Telephone: (208) 345-9100

Facsimile: (208) 384-0442

Attorney for Plaintiff

Patrick J. Collins U.S. Mail

Hand-Delivered
Overnight mail
Facsimile

COLLINS & COLDWELL, LLC
700 17" St., Suite 1820

Denver, CO 80202

Telephone: (303) 296-7700
Facsimile: (303) 295-7160
Arrorney for Plaintiff

UQ@Q

P gy
LT LA
LA

Michael E. KeJly

ra
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JOE HUFFMAN, MSA QUALIFICATIONS
21006 NE 172"° STREET, HOLT, MISSOURI, 64048

816.420.9900

Professional Affiliations:

Member of National Association of Master Appraisers (MSA Designation 469)

Nationally approved AQB Certified USPAP Instructor No: 10367

Education:

B.S. Dearee. Education. The University of Southern [llinois University

Degree work included course work in curriculum development, developing test
and special courses in how to teach the adult. Taught basic Real Estate courses in
sales and appraising for secondary schools in the State of Oklahoma. Has been an
instructor for one of the leading provider of education in Real Estate Appraising
for approximately twenty years and has developed curriculum, taught courses and
monitored other instructors. Developed methodology to track courses and their
results. Has written several seven hour and fifteen hour continuing education

courses.

Current States Certified:

Texas-Certified General Real Estate Appraiser (1X-1328-391G)
Oklahoma-Certified General Real Estate Appraiser (11129 CGA)

New York-Certified General Real Estate Appraiser (46000036066)-inactive
Washington-Certified General Real Estate Appraiser (1101001)-inactive
Missouri-Certified General Real Estate Appraiser (RA 003195)-inactive
Nevada-A0006621-CG

[linois~-153.0001632-inactive

Louisiana-CG 1001-inactive

Hawaii-GCA-0000919

Wyoming-497-inactive

Utah-5484598-CG00-inactive

Real Estate Work Experience:

Founder and Principal, Ike Pono Institute of Appraising, 2006-present
Owner and Director of Education specializing in the teaching of Appraisal
Theory classes, both for qualifying and continuing education. Responsible for
development of education courses and other publications.

EXHIBIT

[



Independent contractor associated with Lincoln Graduate Center, 1988-2004
Specializing in the teaching of Appraisal Theory classes, both for qualifying and
continuing education. Developed several continuing education courses, attend
annual instructor certification.

Founder and Principal of Western International Connections, Inc. 1994-2009
Specializing in the valuation and feasibility studies of retail petroleum properties,
and other type of properties with aspect to all disciplines of Real Estate.

Independent contractor associated with PetroVal, 2001-2009
Specializing in the valuation and feasibility studies of retail petroleum properties.

Independent contractor associated with Hopkins Valuations Services, 1998, 2002
Specializing in the valuation and feasibility studies of retail petroleum properties.

Owner of Huffman Appraisals and Progressive Realiy, 1988-1998
Performed real estate appraisals for all property types and environmental
consulting. Operated Progressive Realty, a RE/MAX franchised office in Altus

Oklahoma.

Real Estate Sales and Appraising. 1982-1988
Have worked with several Real Estate companies in the Altus Oklahoma area.

Experience includes appraisal of the following types of property:

Retail Petroleum Facilities Convenience Stores
Travel Plazas Service Stations

Truck Stops Full Service Car Washes
Single-Family Residential Commercial Land
Special Purpose Fast Food Restaurants

Expert Witness- Federal Bankruptcy

Huffinan is experienced with diversified types of assignments to include retail, single-family, and
special-use properties. Reports have been developed for a variety of purposes including:
finance, estate taxes, sales and purchase consultations, and taxation. Also qualified as an

expert court witness in cases involving divorce.

Geographical Coverage-areas where appraisal work has be done:

Appraisal work has been completed in numerous states including Arizona, Kansas, Oklahoma,
Georgia, Ohio, Indiana, lllinois, Pennsylvania, Louisiana, New York, Idaho, Utah, California,
Missouri, North Carolina, Mississippi, Florida, South Carolina, North Carolina, Florida,
Tennessee, Kentucky, Massachusetts, Alabama, Connecticut, Virginia, Washington, Wyoming,
New Mexico, Michigan, New Hampshire, Rhode Island, and Texas.



In the Supreme Court of the State of Idaho

CUMIS INSURANCE SOCIETY, INC.,

Plaintiff-Appellant, ORDER GRANTING MOTION TO
' AUGMENT THE RECORD

V.
Supreme Court Docket No. 40002-2012
WADE MASSEY and CAPITOL WEST Canyon County No. 2010-3993
APPRAISALS,

Ref. No. 13-99

Defendants-Respondents.

A MOTION TO AUGMENT THE RECORD with attachments was filed by counsel for
Appellant on February 1, 2013, requesting this Court for an order augmenting the appellate record
in the above entitled appeal with copies of the documents attached to this Motion. Therefore, good
cause appearing, |

IT HEREBY IS ORDERED that Appellant’s MOTION TO AUGMENT THE RECORD be,
and hereby is, GRANTED and the augmentation record shall include the documents listed below,
copies of which were attached to this Motion:

1. Wade Massey Summary Appraisal Report submitted as Exhibit A to Plaintiff’s Brief in

Support of Motion for Summary Judgment, dated November 15, 2011;

2. Jon Vestal Appraisal Report submitted as Exhibit B to Plaintiff’s Brief in Support of
Motion for Summary Judgment, dated November 15, 2011; and

3. Paul Bull Appraisal Report submitted as Exhibit C to Plaintiff’s Brief in Support of
Motion for Summary Judgment, dated November 15, 20111.

o
DATED this __ +D" day of February, 2013,
By Order of the Supreme Court

Stephon Ky

Stephen W. Kenyon,@lerk

cc: Counsel of Record

ORDER GRANTING MOTION TO AUGMENT THE RECORD ~ Docket No. 40002-2012







Fig No, GWA-1832

Scope of Work Defined

Capllo} Weast Appraisal
A, Wade Mesasy

P.O. Box 180543
Boisa, ID 83719

Intended Users

Clearwaler Marigage
Jaocab Wilson

B517 W. Overland Road
Bolse, {D 83709

Re: Property: 16452 Plum Road
Parma, {d. 83680

Borrawer: Hruza
Fils No.: CWA-1932

In accordance whh your request, wa have appralsed the abovs raferanced property. The report of that eppralsal is attached. ;

Tha purpasa of (his apphaisal s to astimala the market value of the property described I this appralsel repart, as Improved, in
unercumbared fea simple title of ownarship, . :

This report is based on & physical analysis of the sla end imprc ts, & locsllon analysls of tha nelghliorhood and ciy,
and an sconomic analysls of he market for praperlias suoh as the subject, The appralsel was developad and the repari was
preparsd in accordenca with the Unifarm Standurds of Professionsl Appratal Praciice,

The vafue concliclons rapored are es of lhe effactive data slated In the body of the rapari and contingent upon tha
cerlification end kmiling conditions atlached.

It has baen & pleasura fo essist you, Ploata do not hesilste to contract me or any of my staff if wa can be of addllional
servics (o yol.

Slinzersly,

A. Weda Massay

Form DOVR — “WidTOTAL* sppeaisal software by 2 la mode, e — 1-B00-ALAMODE




Caplol Wes! Appraisals (20818600874

BoowerClisrd _ Valarle Hruza Flle No, cwa-1932

Proporty Address 18462 Plum Rd
o

By Caidwall
Ly Glemrweter Moripage

APPRAISAL AND REPORT IDERTIFICATION

2ty Cods 83607-9450

Counly Canvon Stals 1o

This Appraisal Report Is nne of the following types:
[ Self Qontatned (A writtsn report prepared under Standards Rule 2-2(ay , persuant to the Scope of Work, as disclosed elsewhere I this report)
X summary (A written report preparad under Standards Rule  2-2(b) , persuant to the Stope of Work, es disclosed slsewhere In this report)

O Restrietsd Use (A written report prepared under Standards Ruls 2.2(c) , parsvant la the Scops of Work, as disclosed elsewhere In this repor,
restricled to he staled Infende d use by the specified cient or intended veer.)

GComments on Standards Rule 2-3
{ cerlliy that, 15 tha best of my knowledge and bafiet;

- The statements of fact contained In this repord are trus and comeet.
+ The reported analyses, opinlons, and conclusions are imied ony by 1hs reported assurnplions and limiting condilons and are my personal, ImparUal, and unbhased professional

analyzes, opinlang, aad conchisions.
- bave na (or the spacified) prasent or prospective lntarest In tire proparty that fs the sublect of this report and no [of e spscifizd) personatinieres! with respect o (s parlies

Jnvolved.

+{ have no blae wilhrespec & the propedy that is the subject of this report or the parties Jvaived with s assigament.

~ My engagement n this assignment was nal contingant upon develplng o reporting predelarmined resils,

« My compensation for compleling this assignment s nol cortingen! upon Lha develapment or reporting of a predetermined valus or dirgction In vk thal favors the ceusa

of tha cBent, the amount of (hs valus apinion, U atizkomenl of 2 SBauleted resul, or the occurmance of 2 subsequent evenl diracly refaled 1o tha Intended use of s appraical.
- My analyses, opintons and conclusions wers developed and this report hag been prepared, In conformity wilh the Unlform Standards of Professlanal Appralsal Practice,
+Thave (or have no) made a personal Inspecdion of the property that Is the sublect of this repont,

+No one providad signiicant real property appralsat asslstance lo e person slgning this carifkcation, (¥ there ars exteplions, (e pamie of each Indiidual providing significant

real property appraisal asslstancs Is sizled eisewhare In his repart)

Comments on Appraisal and Report Jdentification
Nots any USPAP relatad Issues requiring disclosure and any Stats mandated requirements:

Moto to the reader; If the randa of this ranort haw aby concarns reqaeding soy enviommantal or ulilty problams spplicable to the subjact proparty or vechilty, the

reader should fake ats action and have an enviormenta! study and home nspeciion completed.

This sppralsal shal In no wey be considared g home Inspaotion and there lg no wairantas on ths mechanieal or utilly Hems of the homa.

APPRAISER: SUPERVISORY APPRAISER (only it required):

Skguaiure; A MJ‘W M./Sffj Signature:

Effecive Date of Appraisal: §H4R007

Nermg: A Wade Massey 14 Name;

Dl Signed:  Jyly 20, 2007 Dals Signad;

Siats Cortification #: State Cartification #

or Stale Llearse #: CRA-1891 of Slate Licanse #;

Stiz b Stale;

Expiation Dete of CertlAcation or Ucanse: 8/17/2008 Explration Date of Cerlification or License:

Supervlsory Appreiser Inspection of Subect Property:
O oiNat” [ exderiorony fromstest (] Intesor and Exterior

Form 1006 — *WinTOTAL® appralsal spftwace by 4 It mods, Inc, — 1-800-ALAMODE







Uniform Resldsntial Appraisal Report  ris swasss
Thesare 8 comparable properies cuently allsred for sale bn Ihe subject aelohborhood ranging In prics from $ 593,900 0§ e0s.000

Theissre 8 parable sales In the sublect nelghborhood within the past twelve mon®s ranglng In sale pres from § 580,000 0§ 885000
FEATURE [ SUBJELT COMPARABLE SALE & 1 COMPARABLE SALE # 2 COMPARABLE BALE # 3
Addreas 16462 Plum Rd 4458 N Croft 187 5. Alder 1081 S. Star Road
Caldwall, 1D $3807-9460 |Eagle Eagls Star

Prodimlly o Sublect TP R R, o3 19.7 mies NE 13.62 mles NE

Sak Prica WA S e Er S 1,000 D00/ RN Ao % B

Sahs Price/Bross LW, Area e $4R. 17';31 5q. it] *; M,’ﬁ?« S 22144 solt g i

Daly Sourcefs TN O MLS#98218761: LP §1149000 MLS#8231230; LP $1,190,000 \LSH92 10777 LP 51,200,000

Zﬁmm a: DEschPT Puble R;eo:ds:{)dvstgx 5 Publle Records/Drive by Publlo Record

Al T8 K)M DESORIPTION | +(} $ Adp | DESCRIPTION | +(4 $Adiustmant | DESCRIFTION | +0) § Adpusiment

Bales o Feanclng FETRETA I 5 Conv. Opi. Conv. Op, Gonw. Opla.

{omsssions 5 DOM 337 DOM 161 ooM 287

Dalt of Sale/Time e 2008 a7/14/2008 05182008

Localion Suburban Suburban Suburban Suburban

Leasehoia/Fee Sl Fae Simplg Fee Simpla Faa Siimpis Foa Simple

Ste 6.02 Acres 5.0 Acres +200}1.04 Acrs +39,800{6.24 Acre 12,200

View MntsVi Ad A +15,000] Mnins/Lake/Avgr Nohd/Avg

Desln (Siyle) 1 Slory 2 3loty 2 Slory 1 Story

Quliy of Constriclion Average Average Aveager 26,000 Averags

Actusl Ans 32 Years 1997110 Years -2,200| 200542 Yaars -8,0001 2002/5 Years 2700

Condfion - Avs AYars Avera Averags

Above Grade Tod zadrms.{ Bahs | Yolsl fa&mxi Ban mﬂgimif_gaﬁ Total [Bems.| Bt

Aoom Count it 41 3ltols {5 5,000 1 45 4500 81 8 |3 +500

Gross Living Area 5464 soht. 5769 sqdt| - 9,150 6374 sl 4 4,112 seil +40,860

Bastrnent & Finished A NIA N/A NIA

Roams Below yade NA i NiA N/A

Functional Ul Averaga Aversqy Aversqe Averags
s FANCAC EAUICAC FAUICAC Bes/CAC
4 Energy Efficlend (fems Hone noted Nors hoted Nane nojed Nong noted
o Gar Garage A3-Garags -1.000|Ad-Garags -2,000! A5-Garage 3,000
o Porch/Patia/Deck [covered Patio | Concrals Patlo Covared Patlo Goncrete Patio
e h 1 Fireplace/No |1 Flraplace 3 Flreplaces -2,000! 1 Firentace
& FullAverags Ful/Average :

Tennis C: o No/No +2,000{ NoiNo 42,000 :
ot Adjusiment (102 250 K+ [1- 1§ 5300 X+ (- 1§ 25,160

Adjusted Sake Prics Nl DA% ot Ad), 20%

of Comparables on7.50/Gross Ad.  86%I$ 1,395300{Gross Adl,  4.9%]% 1,275,180

ﬂ
i4 ;
F31 D4 did [ ] aid not esearch ma saieoi ransfer history of the subeot property and vomparable sales. ¥ not, expleln

rexearch X0 did [ ] did nol reysal say prlor sdes or lransters of the sub aty for the throe Years prior o the sffective dals of this appralsal,

Datu Source(s}  Local MLE,
researth | ) gid D) did not reveal any prior czles or ransfers of the comparatie sates Tor The yaar prior I the date of sale of S companabls sake.

Dats Sourcsfs)  Local MLS,
the msulls of the research and analysts of ths pror sale or ansler history of Ihe sublect property and comparable sales {repwt addifional prior sales on page 3)

ITEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3
Dale of Prior Saly/Transfer 11/1002005/Conventional No prior sales I past No prior salea in past o prior seles In past
Prce of Prios Sale/Transfer $740,000/Convantional 2 months 12 months 12 months
Oata Sownels) Local MLS. Local MLS Logal MLS Local MLS
Effactive Dalg of Dafa Soures(s; 06/14/2007 08142007 0B/14/2007 08/14/2007

sale or trangter Wslory of the sublect proputy and comparsble sales . local LS the s ¢ d 10/2008 for $740,000, th

vaiua from fo now can be eccounied for 6 racent 2garessh kel conditions for the sublect rroperiies MLS arsa. Also the sutiect prope

hos ne [ve remadeling lo the In thg lendsca g 4 prog apprears fo have soid 8 below market value st the of the

sale. Al comparables have no sales history In the past 12 months. Tha sutisot proj has niof bean llsted for salein ast 12 months.

of Sales Comparison Approach comparables used 7 {o be the most representative closed sales at the Isalwi erd fo overall
8 sublact The direct sales companisen &) 's panerally considered to be the most indicative of b 3nd gsiler attitwdes and is glven the

ight in the final reconchl . Mini daration Is glven fo the Cost Aj ch dug to the exirame volatliity of cansiruiclion materlal prices,

\ndicated Value by Sales Comparison Approach$ 1,160,000
Indicatad Vatus by: Sales foon Approach 8 1.150,000 _ Cost Approsch (if daveloped}§ 4,163,462 Income Approach (if developed]§ hia

B

This apprafeal Is made DS "as 5", [] sublect to compicfon par plans and specil on the hasls of a hypothetical condifion that the improvements have heen
compisled, [ subject o the 1olowmg ropals or allealons on me basls of & mpoﬁwﬁcal condilion thal the repairs or alterstions have been completed, or [ subiect bo the
5} Iolowing reatbred inspeetion basad on the exdraordinary assumption that the condilion or deflciency doss ol alleration g7 6D8IC This I 3 complste summa ratsal
s s,
Based on a complaté yisual Inspaction of the Inlsrlor and exderlor areas of the sublec! property, defined scope of work, statement of nssumptlons and limitihg
conciilons, and !a’ppmz’s’e:’: ification, my {our} opinton of the marke! valus, 28 %«m’ia”«? fbe rus] propel py ity that & 1hs :ubpc! of this repot Is
$ 1,150,000 . asof 6H13/2007 , which Is the dals of Inspacti und the effective dats of this
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® &

This repoit form s designed to report an appralsal of 2 one-unlt property or a one-unit property with an acoessory unit
lncluding & unit In a planned unit development (PUD). This report form s not deslgned o report an appraisal of a
manufactured home o a unit In a condominlym or cooperative projsct.

This apprafsal repor s subject to the following scope of work, intendsd use, Infended user, definition of market value,
statement of assumptions and fimillng condltions, and certifications. Modifications, addions, or deletions to the Intended
use, Intended user, dafinition of market value, or assumpltons and limiting condtions are not permitted. The appralser may
axpand the scape of work to Inciude any addfional research or analysls necessary based on the complexity ot this appraisal
agsignment. Modifications or deletions to the certifications are also not pstmitted, However, additonaf certifications that do
not constiite materlal alterations to this appralsal report, such ag those required by law of thoss related o the appraisal’s
continuing education or membership In an apprafsal organization, are permifted,

¥) SCOPE QF WORK: The scops of work for this appraleal Is defined by the complexity of this appralsal assignment and the
reporting regulremants of this appralsal report form, inciuding the following deflniion of market velus, statement of
assumptions and limiting conditlons, and cartifications. The appraiser must, at a minimum: (1) perform & complete visuat
inspection of the interior and exterlor areas of the subject property, (2) lnspect o nelghborhood, (3) Inspect each of the
comparable sales from at feast the street, (4) research, verfly, end analyze data from rellable public and/or private sources,
and (5) report his or her analysls, opinlons, and concluslons in this appralsal report

a INTENDED USE: The intsnded use of this appraisal report is for the lender/client to evaluats the property that Is the
subject of this appralsal for a mortgege finance fransaction.

INTENDED USER: The Intonded user of this appralsal report s the lendar/cllant,

DFFINITION OF MARKET VALUE: The most probable prics which a property should bring in a compstiive and open
market under-all conditions requisite to a falr sals, the buysr and selfer, sach acting prudantly, knowledgeably &nd assuming
the prica I8 not alfected by undue stimulus, implicit In this defintlon s the consummallon of a sale as of a specifled date and
the passing of 1itle from selier to buyer under conditions whareby: (1) buyer and seller are typlcally motivated; (2) both
partles are well informed or well advised, and éach acting in what he or she cons!ders his or her own best Interest; (3) a
reasonable fime is aliowed for exposura In the open market; (4) payment Is made in terms of cash in U. S, doltars or In terms
of financial arrangements comparsble thereto; and (5) the price represents the normal cons!deration for the property sold
unaffected by speclal or creatlve financing or sales concessions* granted by anyons assoclated with the sale.

*Adjustments to the comparables must ba made for special o creatlve financing or sales concesslons. No adjustmenis are
necassary for those costs which are normally paid by sellsrs as & resull of radition or law In & market area; thess costs are
readily identiflable since tha seller pays these costs In virtually alf sales transactions. Special or creafiva financing
adjustments can bs mads to the cnm[;ambla property by comparisons to financing terms offered by a third party Institutional
lender that Is not already Invoived In the property or transaction. Any adjustment should not be calculated on @ mechanlcal -
doilar for dollar cost of the fiRancing or concsssion but the doltar amount of any adjustmant should approximate the markst's
reaction to the financing or concsssions basad on the appraiser's judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appralser's cedtfication In this report is
subfect to the following assumptions and limiting conditions:

1, The appralser will not be responsible for matters of a legal nature that affect either the property belng appralsed or ths ttle
to It, except for informatlon that he or she became awars of during the research Involved in performing this appraisal. The
appralser assumes that tha title Is good and marketable and will nat render any opinions about the titls,

2, The appralser has provided a skatch in this appralsal report to show the epproximate dimenslons of the fmprovements.
The sketch I8 Included only to assist the reader In visualizing tha property and understanding the appralser's datsrmination

of its size.

3. The appralser has examined the available flood maps that are provided by the Federal Emergency Management Agency
(or other data sources) and has noted In this appralsal report whether any portion of the subject site s focated In an
Identitled Spaclal Flood Hazard Area. Bacavee the appralser s not & surveyor, he or shs makes no guarantess, express or
implled, regarding this detsrmination.

4. The appralser will not give tastimony or appear In court because he or she made an appralsal of the property In qusstion,
unless specific srrangements to do so have been made beforehand, or as ciharwlse required by taw.

6. The appraiser has nofed b this appraisal report any adverse condltfons (such as needed repalrs, deterloration, the
presence of hazardous wastes, toxlo substances, elc,) observed durlg the Inspeclion of the subjsat property or thst he or
she became aware of durlng the ressarch Involved In performing the appralsal, Unless otherwise statsd In this appralsal
report, tha appralset has no knowledge of any hidden or umapparent physical deficlencies or adverse conditfons of the
property (such as, but not limited to, needed repalrs, deterioratlon, the presence of hazardous wastes, toxic substances,
adverse environmental condttions, etc.) that would meke the properly fess vajuable, and has assumed that thers ara no such
conditions and makes no guarantees or warrahtles, express or implled. The appralser wlij not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such condifions exist.
Because ths appralser fs not an expert In the field of environmental hazards, this appralsal report must not be conslderad as

an environmenta! assessment of tha property.

6, The appraissr has based his or her appralsal raport and valuation cancluslon for an appralsal that s subject to satlsfactory
complotion, repalrs, or alterations on the assumption that the completion, repairs, or akterafions of the subject propery will
be performed In a professional menner,

Fraddle Mac Form 70 March 2008 Page 406 Fannis Mae Form 1004 March 2005

Form 1004 ~— "WIATOTAL* appralsal sathware By a s mode, inc. — 1-B00-ALAMODE




No, CWA-1932] Page #73)

Uniform Residential Appraisal Report  ris awasess

APPRAISER'S GERTIFICATION: ‘The Appralser cerifies and agress that:

{. 1 have, at & min'mum, devsloped and reported this appraisal In accordance with the scope of wark requirements statad In
this appraisal report. .

2. | performad a complets visual inspection of the Interior and exterior areas of the subject properly, ! reported the condlticn
of the Improvements In factual, specific terms. I Identilled and reported the physical deficlencles that could alfact tha
livabifity, sotindness, or sfructursl Integdty of the property.

3. | performed this appralsal In accordence with the requiremsnts of the UnHorm Standards of Professional Appraisal
Practice that were adopted and promulgated by the Appralsal Standards Board of The Appraisal Foundatlon and that were In
place st {he time this appralsal reporl was preparsd.

4, { devsloped my opinlon of the market value of the real property that Is the subject of this report based on the sales
comparison approach to value. | have adequate comparable market dafa to develop a rekable sales comparison approach
for this appraissl assignment. | further certify that | consldered the cost and income apptoaches to value but did nat develop
them, unless otharwlse Indicated In ths report.

5. | researched, verifled, analyzed, and reported on any current agreement for sale for the subject propsrty, any offering for
sale of the subject propen?/ in the twelve manths prior to the effective date of this appraisal, and the prior sales of the subject
preperty for a minlmum of three years prior to the effecllve dats of this appralsal, uniess otherwise indicated in this report.

8. | researched, verifled, anafyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior
to the date of sale of the comparabie sale, uniess otherwise indicated In this report.

7. |selectsd and used comparable sales that are locationatly, physically, and funclionally the most simflar to the subject property.

8. | hava not used comparable sales that wore the result of combining u land sala with the contract purchase price of 2 home {hat
has been bullt or will be bullt on the land.

8. | have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject
property and the comparable sales,

10. 1 verified, from a disinierested source, alf Informatian In this report that was provided by parties whao have a financial Interest In
the sale or tinancing of the subject proparty,

11. | have knowledge and experience In appralsing this type of property In this market area.

12, | am aware of, and have access to, the necessary and appropriate public and private data sources, such as multipls fisting
services, tax assessment rscords, public land records and other such data sources foy the arae In which the property Is located,

13, | obtained the Information, estimates, and oplnions furnished by other partles and expressed In this appraisal report from
rellable sources that | belleve to be true and corract.

14, | have taken Into econslderation the Yactors that have an Impact on value with respect to the subject nelghborhood, subjsct
property, and the proximity of the subject property to adverse Mfluences In the developmant of my opinlon of markst value, |
have noted In this appralsal report any adverse condltlans (such as, but not limitad to, needsd repalrs, dsterloration, the
presanca of hazardous wastes, toxdc substances, adverse enivironmental conditions, e’rc.g’ observed during the Inspection of the
subjest property or that | became aware of during the research Involved In performing this appralsal. | have considered these
adverse condiions In my analysls of the proparty valus, and have repartad on the effect of the conditlons on the value and
marketabllity of the subject property,

15, | have not knowlingly withhald any slgnificant Information from this appralsal report and, to tha best of my knowledge, aff
statements and informatlon in this appralsal report are true and correct.

16, | stated in this appralsal raport my own personal, unblased, and professlonal analysls, opinions, and conclusions, which
are subject only to The assumptions and limiting candttions In this appralsal report,

17. | have no present or prospective Interest In the property that Is the subject of this report, and | have no presept or
praspective personal interest of bias wilh respect to the particlpants In the transactlon. | did not base, either parlially or
completely, my analysls and/or opinion of market value In this appraisal report on the race, color, religlon, sex, ags, marital

- status, handicap, famifial status, ar national origin of efther the prospective owners or occupants of the subject propsry or of tha
prasent owners or osoupants of the properties In the vicinity of the subjact property or on any other basis prohibited by law.

18. My employment and/or compensation for performing this apprafsal or any future or enticlpated appralsals was not
conditioned on eny agrssment or understanding, written or otherw!ss, that | would report (or present analysis supporting) a
predstarminad speciilc valus, a predetarmined minimum value, a range of direction In velug, a value that favors the cause of
any party, o the attalnment of a specific result or occumence of a speclfic sbsequent event (such as approval of a pending

mortgage loan applicetion).

19, | personally prapared all conciusions and opinions about the real estals that wars set forth In thls appralsal repart. If |
relled on significant real property appralsal assistance from sny Indvidual or Individuals In the performance of thls appralsal
or tha praparation of this appralsal report, | have named such Individsal(s) and disclosed the speclfic tasks performed In this
appraisal report, | certlfy that any individual so named fa qualffied to perform the tasks. | have not authorlzed anyone to make
a change to any ltem In this appralsal report; thecefare, any change mads to this appraisal Is unauthorized and | will take no

responsibiity for it

20 | identifled the lender/client in this apprafsal report who ls the Individual, organization, or agent for the orpanization that
ordered and wili rsceive this appralsal report
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@The lender/cllent may disclose or distribute this appraisal report to: tha barrower; anothsr lender at the request of the
ower, the morigages or s successors and assigns; morgags insurers; government sponsured enterprises; other
secondary market panlicipants; data collection of reporting services; professiona! eppralsal organtzations; any department,
agency, or Instumentality of the Unitsd States; and any state, the District of Golumbla, or other jurisdictions; without having fo
obtain the appralser's or supervisory appraiser's {if appilcabls) consent, Such consent must be obtained before this appraisal
report may be disclosed or distributed to any other party (including, but not limifted to, the public through edverising, public
refations, news, sales, of other med!a).

22. | am aware that any disclosure or distribution of this appralsal report by me or the lender/cllent may be subject to certain
laws and regulations. Further, | am also subject fo the provisions of the Unlform Standards of Profgssional Appraisal Practice
that pertain to disclosure or distribullon by me.

The borrowsr, another lander at the raquest of the borrower, tha mortgagee or Its successars and assigns, morigage
urers, govemment sponsored enterprises, and other secondary market panticipants may rely on this appraisal report 28 part
of any mortgage finance transaction that involves any one or more of these partiss.

24, If this appraisal repaet wes transmitted as an “sleclronlc rscord” containing my “electronic signature,” as those terms are
daflned {n appllcable federal and/or state faws (excluding audlo and video recordings), or a facslmile transmission of this
appralsal report containing a copy or representatlon of my signature, the appraisal report shali be as effectiva, enforceable and
valld as If a paper version of this appralsal report were dsfivered conlalning my orlginal hand written signature,

+ 25, Any Intentlonal or negligent misrapresentation(s) contalned in this appralsal report may result in civll liablity and/or
criminal penatties including, but not fimited to, line or Imprisonment or both under the provislons of Title 18, United States
Code, Sectlon 1001, et seq., or similar state laws, .

SUPERVISORY APPRAISER'S CERTIFICATION: The Supervisory Appralser cartifles and agrees that:

1. | directly supervised the appralser for this appralsal assignmant, have read the appralsal report, and agree with the appralser's
analysls, opinions, statements, conclusions, and the appralser's certification,

2. }accept full responsibility for the contents of this appraisal report including, but not limilad to, the appralser's analysis, apinlons,
statements, conclusions, and the appralser's certffcation.

3, The appraiser /demtiflad In this appralsal report Is elther a sub-contractor or an employee of the supervisory appralser {(or the
appralsal firm), is qualified to parfom this appralsal, snd Is acceptable to perform this appralsal under the appliceble state law,

4. Thls appraisal report compiles with tha Uniform Standards of Professlonal Appralsal Practica that were adoptad and .
promulgated by the Appralsal Standards Board of The Appralsal Foundation and that were in place at the ime thls appraisal
report was preparad.

5. i this appralsal report was transmitted as an "electronic record” cantalning my "electronic sighature,” as those terms ara
defined in applicable federal and/or state laws (excluding audlo and video recordings), or a facsimile transmission of this
sppralsal report contalning a copy or representation of my signature, the sppralsel report shall be as affective, enfocceable and
valld as If a paper version of this appraisal report were dellvered contalning my orlginal hand written slgnature,

APPRAISER SUPERVISORY APPRAISER (ONLY iF REQUIRED)
Signature £/ ;{na //&sf&‘r Signaturs

Name A, Wede Massey / Name

Company Name Company Name

Company Address  P.0.80x 190643, Bdss, 10 03718 Company Address

Telephone Number (208} B60-0871 Telephone Numbar

Emall Address cagliotwast@fiberpipe.net Emall Address

Date of Slgnature and Report ' Juiy 20, 2007 Date of Signature

Effective Date of Appralsal  8/{/2007 State Carification #

State Cerllfication # or State Licanse #

or State License # CRA-1891 : State

or Other (dsscribe) State # Expiration Date of Certttication or License
State o

Expiration Date of Centlfication or License  &/17/2008 SUBJECT PROPERTY

7 DId not Inspect subject property

ADDRESS OF PROPERTY APPRAISED
[J Did Inspect extarlor of subject property {rom street

16482 Plum Rd 8
Caigwal ID 83507-040 Date of Inspection
APPRAISED VALUE OF SUBJECT PROPERTY §  _1,150.000 ] Did mspect Intarlor and exterlor of subject propenty
LENDER/CLIENT Date of Inspection
Nama
Company Nama roreton o COMPARABLE SALES
Company Address 5414 Marrls He! Sulle 201, Bolse, ID 83706 {J Did not inspact exterlor of comparable sales from strest
{3 Did Inspect extsrior of comparahls ssies from strest
Emal| Address Date of Inspection
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FEATURE T SUBJECT COMPARRBLE SALE #4 COMPARABLE SALE #5 COMPARABLE SALE #5
Address 15462 Plum Rd 3703 N, Hiwey 18 21260 Midiand Bivd, 8403 Parirdga Drive
Caldwell, 1D 83607 exao i \Eadle Eagle
Prodimity to Stblect S 14,43 miles NE 8 !es N
Sala Price £ Al T St e 1%_000 R 1,200,000/ B S 1120000
Salo Ploa/tvoss L. Ara I3 sQ.0J$  374.90 sq k. }? By A IR T AN A ) 241 50 s@t]’? AN
Dals Sowca(s) Yo o IMLS#9B27S281; LP $1,700,000  |MLO#OBR69825; LP $1,200,000 MLS#98291287: 1P $1,150 ooe
Yertlicatlon Sourceds P Ity o ¥u Publio Records/Drive by Publlc Records/Drive by Public Records/Oilve by
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION | +(-) $ Adjustment | DESORIPTION | £} § Adfustment | DESCRITION | +{]§ Adjusiment
Stles ot Anancing NSRS Gonw, 0pts. Conv. 0pts.
Congesglens OOM 3 . DOM 95
Date of Sale/Time Pending Pending
% Lacatloy Suburben Suburban
2 Leasshold/Fes Simple Fee Slmpla Fee Simple
I3 Sits -49,800]5.12 Acre +1,00013,47 Aas +15,500
X +15,000! Nohd/Avg +15,000{ Nohd/Ayg +15,000
P2 Daslgn (Styie 1 Slary 2 Stoy/WBG 2 Story 2 Slory
= Cuaiy of Construcion Aversge |Avarage Averpqa Averaos
b4 Antual Age 32 Yawrs 20015 Yeats -2,6001 1880/27 Yoars -500/2001/8 Yeurs
i3 Conditio Aversge Avarage Averags Avarage
(] Above Grade Told iam.} Baths | Toil |Bdare.] Balfs Yol |Bdima.] Bats To:'sz'ﬁ&m} Sallx
17 Room Court 1l 4] alslaslz +3500 111 3 | 4 +35000 111 4 | 4 +3.000
-J Geogs Living Area 5,464 sal, 3,601 sq.fty +55,800] 3,974 59t +44,700 4,762 5L +21,080]
o Basement & Fnlshed NIA 1379 100% -13,790]N/A NIA
Rooms Beiow Grade NIA 3ol N/A NA
urcfional Uiy Avetags \verags Averaqa Avorags
allngCootng FAYICAC Gas/CAC GasiCAC GsalCAG
grpy Effiolent flems Nong noted. None nofed None nofed Nons notod
Ggrage/Carpart A2-Gpregy. AY-Garage -4.000{A2-Garnge A3-Bproge +1000
PorchyPatioDack Coverad Pallo crats Pall Gonerale Patlo Concrete Patio
Hreplace/Shop 1 Freplace/No __{NonerYas ~4,000!1 FlreplaceiNo Nona/Yes -5,000
ancingf andscanha FullfAverags FulllAysrage
prals Gowris/No +2,000| No/No 2,000/ No/No 42,000
Net Adustment (Tolaf $ s20d D4+ [1- B8 eszool B+ [1- 18 50,660
Adjusted Sale Price NetAd, 55 % Rt A 44 %
2 of Comparablay L] 1,355200(Gross Adf. 56 %;$ 1.265,700(Gross Adl, 54 %1$ 1,200,560
I Revort he rasuls of the resaamh ar.d analysls of the pior Sale o msfe r istory of the spblect property and comparable sales {itport addiflonal pior sales on page 3).
M SUBJECT COMPARABLE SALE #4 COMPARABLE SALE # § COMPARABLE SALE #8
Dale of Pror Saig/Transier 1110/2005/Conventions} No priot sales within the past _INo prlor seles within the past__]No prlor sales within the past
8 Prios of Prior Saly/Transfer $740,000/Conventional 12 months, 12 months, 12 months,
‘é Data Sowea(s) Looal MLS. Logal MLS. Local MLS. Local MLS,
{7Y Effective Dale of Data Souce 081412007 0814412007 0811412007 08/1412007

;ﬁ riysis of priof sale o7 lransfer history of the sublect property and comparable saies  Comparabls #4 has had no ofher priot sales sciivity In the past 12 monlhs per
5 iocal MRS,

W Aoalysis/Comments__ Compareble 4 Is aq addillons! saka and has had ro priey sales history n tha bast 12 months per Locsl MLS. Compargble #5 is 8 Panding sole
usad o lend further support 1o the stgtetd opinlon of valia.

ANGLYSLS | CONVMENTS
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Bofrawer/Okent _ Valarda Hruza {
| Properly Address 16462 Plum Rd ?
Clly Caidwol Coudly Canvon Stk 1D Zip Code_ 838507-9460

Lender/Clert _ Closrwatar Mortgage

Addendur o Comments Section
Per inspection and Canyon county tax records, the subject property is a single family residence

to ba buflt In 1975 located in the city of Caldwell.

The subject property has commanding views of the valley below, the property is bulit up on a hill

an has unobstructed views of the Owyhee front. The subject property has 3 private patios, a

large water feature and double tennis courts on the exterior, The Interdor has had extensive

remodeling completed with travertine tile throughout the meln living area of the homs. There is a

walk In refridgerated wine cellet/pantry. Vaulted cellings throughout lined with cedar. THere Is

180 degree views out of the south side of the home, and a double side bar on either end of the |
kitchen. The subject property is finished {n very high qaulity materials and is very private. The
recent remode! of the home |eaves the property with an effective age of 8 ysars.

Addendum To Environmental Sectlon
No apparent adverse environmental conditions noted or observed.

Note to the reader: If the reader of this report has any concems regarding any environmental or
ufliity problems applicable to the sublqct property or the vicinity, the reader should take
appropriate action and have an environmental study and home Inspection completed. This
appraisal shall in no way be considersd as a home inspection and thers Is no warranty on the

mechanical or utllity items of the home,

Addendum fo Sales Market Analysis

The comparables used appear to be the most reprasentative closed sales at the time of the
appraisal with regard to proximity and overall similarity to the subject property. Following the
gulldlines for complex appralsals the search for comparables went for dated, distant then
dissimifar, Since the dominant features for the subject property were lot size and dasign, the
search for comparables was expanded beyond the usual one mile radius and dissimiiar
properties were used. Due fo the lack of good comparables, this was the causa for the larger
than usual net and gross adjustments for the comparable properties and the larger than usual
range in value for the comparables from Jow to high.

Adjustments to the comparables were made for differences In lot size ($10,000 per acre), for
differences in age($100 per year, this reflects the markets perception of older versus newer
homes), for ditferencas In bathroom count ($3000 per full bath above grade, $1500 per half
bath above grade $2000 per full bath below grade), for differences In gross living area ($30 per
squara foot over 100 feet), for differences In garage size ($1000 per attached bay ), for
differences In fireplaca count ($1000 per fireplace), and for not having a detached shop ($5,000
This reflacts a large detached shop wired for large shop tools).

Marksting time for comparables (per Ada County Multiple Listings Service) wers, Comparable
#1 was on the market for 337 days, Comparable #2 was on the market for 161 days and
Comparable #3 was on the market for 287 days, and Comparable #4 was on the market for 69
days, Comparable #5 is a Pending sale and was on the market for 31 days.

Based on the information obtalned and the adjustments made the most supportable value in
todays market fs $1,150,000 with squal weight given to all comparables. Estimated marketing
fima based on the supportable value of $1,150,000 would be 3-6 months.

it appears the market supports a range of value from $997,500 - $1,353,000 with subject falling
In the lower part of the range. Price differential between the comparables may be attributed to
non specific interlor upgrades as well as buyer and seller motivations at the time of the sale.

‘The overall market value is derlved from both the actual sales price of the comparabies and the
adjusted sales price. All adjustments are subjective based upon the professional experience of
the appralser. The sales comparison analysls as well as the actual sales price (which is the
price a willing buyer and willing seller have negotiated in the cpen market) are conslderad
equally In determining the overail value of the subject.
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Borrowey/Clert _ Vetarle Hruzs
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Ledsy/Cllet  Clesrweter Mortgage

i
j

i
i
i

Form TADD — *WinTOTAL" appratsal zoftwars by a k& mode, In¢. — 1-800-ALAMODE






















Building Sketch
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Vallay Appraisal Services, LLP 3 No. 14871
“Case No.
INVOICE
Invoice #; 14871
involce Date: 9/3/2008
Fee: 400,00
Duea Date:  UPON RECEIPT
Lendar or Client: Borrower:
IDAHY F.C.U, N/A
7615 W. RIVERSIDE DR ' 16462 PLUM RD
BOISE, 1D 83714 CALDWELL, ID 83607-9460
ftem Cost
RESIDENTIAL EXTERIOR APPRAISAL RURAL CANYCN CC: $ 400.00
$
$
3
$
$
$
$
$
Total Amaunt Due: $ 400.00

Terms:

Please remil payment {o.

Jan Vestal, Jr

Valley Appralsal Services, LLP
3724 Planiation River Dr Ste 102
Baisa, id 83703
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Valley Appraisal Services, LLP

Exterior-Only Inspection Residential Appraisal Repo

Fila No. 14871
Case No.

This repoit form ks designed to repor! an appralsal of @ one-unil property or a ona-unit property with an accessory unif;
including a unit In a planned unil devetopment (PUD). This repor form s not designed ko raport an appraisal of a
manufaciured home or a unit In a condominium or cucperative project.

This appraisal report s subject to the following scope of work, inkended uss, intanded user, definition of markel value,
statement of assumplions and liméling conditions, and certificatlons. Modifications, addiions, or deletions to the intended
use, Intended usar, definition of markat vaiue, or assumptions and limiting conditions are not permittad. The appraiser may
expand the scope of work to Includa any additional research or analysls necessary based on the complaxtty of this appraksal
assignmant. Modifications or deletions fo the cadifications are also not permitted. Howaver, additlonal certifications that do
not consiiute malerial al{erations to this ap'pralsal repori, such as those requived by law or those related to the sppraiser's
continulng education or membarship In an appralsal organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment 3nd the
reporting requirements of this eppralsal report form, Including tha following definition of market value, statement of

assumptlons and imiting conditions, and cartificatians, The appraiser must, at a minimum: (1) parform a visual Inspaction of

the extertor areas of the subject property from at least Lha street, (2} Inspect the nelghborhood, (3} inspact sach of the
comparabla salas from at least the street, (4) research, verify, and analyze data from reliable public and/or private sources,

and (5) report his or her analys!s, opinlons, and canciusions In this appraisal repost.

The appraiser must be able o oblain adequale information about the physical characteristics (including, bt not limited to,
condition, room count, gross living atea, elc.) of the subject proparty from the exterior-only Inspection and reltable public
andlor private sources to parform this appralsal, The appraiser should use the same type of data sources [hat he or she uses
far comparable gales such as, but nat Emlited fo, multipla listing services, tax and assessment racards, prior inspeclions,
appralsal filag, information prayided by the property owner, elc,

INTENDED USE: The intended use of this appraisal report Is foc the lender/cllent to evaluats the praperty that s the
subjact of this appralsal for a mortgage finance transaction,

INTENDED USER! The Intendad user of ths appralsal report is the lendericient.

DEFINITION MARKET VALUE: The mos! probable price which a property shouid bring In a competitive and open
mavked under all canditions requislte to a feir sale, the buyer and saller, each acting prudenlly, knowledgeably and assuming
the price Is not affected by undue stimulus. Implicit in this definition Is the consummation of a sale ax of a specified date and
the passing of tithe fromt setfler to buyer under conditians wheraby: (1) buyer and seller are typlcally motivated; (2) both panties
are wel informad or well advised, and each acling In what he or shs considers his or bar own best Interest; {3) a reasonable
time ig aliowed for exposure In the open market; {£) payment s 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 praperty sold unaffactad by
special or crealive financing or sales concessions® granted by anyone assoclated with the sale. ’

“Adjustmenis fo the comparables must be mada for special or creatlve financing or sales concesslons. No adjusiments are
ngcassary for thoae costs which are normally paid by sellers as a resuit of radition or law In a marke! area; these casts are
readity idenlifiable since the ssller pays these costs in virtually all sales transactions. Special or creative financing
adjustments can be made to tha comparabie property by comparisons to financing terms offered by a third party institutional
lender that is not already involved in the property or transaction, Any edjustment should not be calculated on 8 mechanical
dollar for doilar cost of the financing or concesslon but the dallar amount of any adjustmsent should approximate the markat's
reacilon lo the financing or concessions based on the appralser's judgmaent.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's cetificatlon in this
report Is subject to lhe fokawing aseumptions and imiting conditions:

1. The appraisar will not be responsible for mattars of a legal nature that affect either the property being appralsed or the title
1o &, except for information that he ar she became aware of during tha research involved in performing this appraisal. Tha
appralser assurmas that the tile is good and marketable end will not render any opinions about [he title.

2. The appraiser has examined the available flood maps that ara provided by the Faderal Emergency Management Agency
{or other daia sources) and has noted in this appralsat report whether any portion of the subjscl site Is located In an
Ideniified Special Flood Hazard Area. Becausas tha appealser Is not a surveyar, he or she makes no guarantess, express or
Implied, regarding this determination,

3. The appraiser will not give testimony or appear In court because he or she made an appraissl of the property In quasflon,
undess specific arrangements o do so have baen made beforehand, or as otherwise required by law.

4. The appraisar has noled in this appralsal repod any adverss condilions {such as needed repairs, deterioration, the
presence of hazardous wastes, toxIc substances, elc.) obseived during the Inspection of the subject property or that he or
she became aware of during the research involved in periorming this appralsal. Unless otherwise stated i this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencles or advarse condilons of the
property (such as, but not Emited 1o, needed repairs, deterioralion, the prasence of hazardous wastes, foxlc substances,
adverse environmantal conditions, etc.) that would make the property less valuable, and has assumed that there are no such
conditions and makes no guarantaas or warralias, express or implled. The appraiser will nof be responsibie for any such
conditions that do exist of for any enginearing or testing that might be required to discover whether such conditlions exist.
Becausa the appraiser Is nat an exper in the fleld of environmantal hazards, this appraisat report must not be considered a9
&an environmental assessment of the praperty.

5. The appraiger has based his or her appralsal report and valuation conclusion for an appralsal that is subjact to satisfactory
complation, repairs, or altaratfons on the assumpllqn that the compielion, repairs, ar elteratlons of the subject property _Mu be
performed In & proféssional manner. J

Freddia Mac Form 2085  March 2005

Fannia Mae Form 205§ March 2008
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Valley Appraisal Services, LLP

Exté‘?fﬁ-omy Inspection Residantial Appraisal Report
APPRAISER'S CERTIFICATION: The Appraiser cerlifies and agrees thal:

1. 1 have, at a minimum, developed and reporied this appralsal in accordance with the scope of work raquiramants stated In
thig appralsal report.

File No. 14871
Case No.

2. | performed a visual inspectian of tha exleror areas of the subject property from al least the street. | reparted the condition
of the Improvements in factual, specliic terms. | identified and reparted the physical deficiencles that could affact the livabilify,

soundness, or structural Integrity of the property.

3, | performed this appralsal In accordance with the requirements of the Unlform Slandards of Professional Appraisal
Practice that were adopted and premulgated by the Appralsal Standards Board of The Appraisal Foundation and that were in
place al the tima this appralsal report was prepared.

4. | devaloped my opinlon of the market velus of the real property thal is tha subject of this report based on the salas
comparisan spproach to value. | have adequate comparable market data to develop & reliable sales comparison approach
for this appraksal assignment. | tuther certify that | considerad the cost and incoms approaches o valua but did not develop
them, unless otherwiss indicated in this repart.

§. | researched, verified, analyzed, and reperled on any current agreement for sale for the subject property, any offering for
sade of the subject property in the twelve manihs prior to the effective date of this appraisal, and the priar sales of the subject
proparty for @ minimum of three years prior to the effeciive data of this appralsal, unless ctherwlse Indicaled In this raport.

6. | researched, varified, analyzed, and reported on the prior sates of the comparable sales for a minimum of ane year prior
to the date of sale of the comparabie gale, unless otherwise Indlcated in this report,

7.1 selecied and usad comparable sales that are locationally, physically, and functionally the mast similar to the subject property. '

8.} have not used comparable sales that were the resull of comblining a land sate with the conlract purchase price of & home that
has been bullt or will be bullt on the land.

9. | have reported adjustments to the comparatie sales that reflact the markst's reactton to the diffarences between the subjact
property and the comparable sales.

10. | verified, from a disintarested source, all information in this report that was provided by parties who have & financlat Interest In
the sale or financing of the subjact property.

11, | have knowledge snd experience in appraising this type of property In this market area,

12. 1 am aware of, and have access to, the necassary and appropriate public and privale data sources, such as muttipie fisting
services, tax assasasment racords, publlic land records end other such data sources for lhe area in which the proparty s located.

13. | obtained the Information, astimates, and opinions furnished by alher parties and expressed In this appraisal report from
reffable sources that | believe to be trus and correct.

14. | have taken into consideration tive faciors that have an Impact on value with resped to the subject nelghborhood, subject
property, and [he proximily of the subject property ta adverse influences In the development of my oplnion of market value. |
have noted In this appralsal raport any adverse condifions (such as, but not imited to, needséd repeis, detarorailon, tha
presence of hazardous waslas, toxIc subslances, adverse environmantal canditions, etc.) cbserved during the inspection of the
subjsct property or that | hecame aware of during the rasearch Involved In parforming this appraisal. ! have conslderad these
adversa conditions In my anatysis of the praperty value, and have reporied on the effect of the condilions on the value and
marketabllity of the subject properly.

15, | have not knowingly withheld any significant information from this appraisal report and, to the bast of my knowledge, &
gtatements and information In this appralsal repost are true and corract.

16. | stated In this appralsal repart my own persanal, unblased, and professional analysis, opinions, and conclusions, which
gre subject only to the assumptions and imiting conditions in this appralsal repont.

17. | have no present of prospactive interest in the property that is the subject of this repori, and | have no present or
prospective persanal interest or bias with respect {o the particlpants In the lransaction. | did not base, elther partially or
completely, my analyss and/or opinion of markef value in this appraisal repori on the race, color, religion, sex, age, marital
status, handicap, familial status, or national origin of elther the prospective ownars or occupants of the subject property or of the
present owners or occupants of tve properties in the vicinity of the subject property or an any cther basis prohibited by kw.

18, My employment and/or campensation for parforming this appraisal or any future or anticipated appraisals was not
conditionad on any agreament or understanding, writtert or otherwise, that | would report (or present analysis supporting) a
predetermined speciic valus, a predetermined minimum vaiue, a range or directlon in value, a value thal favors the cause of
any party, or the atteinment of a specific resull ar occurrence of a specific subssquent event (such as approval of 8 pending

mortgage loan appiication).

18. { parsonally prepared all condusions and opinions about the real extale that were set forth |n this appraisal rapon. If |
relied on significant real property appralsal assistanca from any individual or individuals in the performance of this appralsal
or the preparation of this appralsal report, | have named such indivikiual(s) and disclosed the specific tasks performed in this
appralsal report. | certify that any indlviduat so named is qualified ta pardorm the tasks. t have nat authorized anyone to make
a change 1o any ftem In this appraisal report; tharefore, any change made to this appraisel Is unauthorized and { will take no

rasponsibility for it.

Fannie Mas Form 2055 March 20056

Fraddie Mac Form 2055 March 2008
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] . File No. 14871
erior-Only Inspection Residential Appraisal Repurt case no.

20. | identified the lendericlient In Lhis appraisal report who i the Individual, organization, or agant for the organization that
osderad and will receive this appraisal raport.

21. Tha lsnder/client may disclose or distribute this appraisal raport 10: the bomower; snothes lender at 1he raquest of the
borrower; the mosdgagee or its successors and assigns; morigags insurers; government sponsored enterpeises; other
secondary market pariclpanis; data collection or reporting services; profassional appraisal arganizations; any department,
agancy, or instrumentality of the Uniled Slates; and any state, the Dlstrict of Columbia, or other [urlsdictions; without having to
obtain the appraiser's or supervisory appralsers (if applicable) consent. Such consent must be sbtained before this appraisal
report may be discdosed or dlstribuled 1o sny other party (Including, but not limited to, the publlc through adverising, public
relations, news, sales, or other medla).

22,1 am awere that any disclosure or distribution of this appralsal report by me or the lender/chent may be subject tc certain
lews and regulations. Further, I am also subject lo the provisions of the Uniform Standards of Professlonal Appralsal Praclice

that pertaln to disciosure or distribution by me.,

23. Thae borrower, another lender at the request of the borrower, the morigagee or ils successaors and assigns, marigage
Ingurers, govemment sponsared enlerprises, and other sacondary market participanis may rely on this appraisal raport as part
of any morigags financa fransaction that involves any one or more of these parties.

24, if this appralsal report was fransmitled as an “slectronlc record* conltalning my “eledronic signature,” as those terms are
defined In applicable federal and/or siate laws {exckiding audio and videa racordings}, or a facsimile transmission of this
appraissi repont contaliing a copy or representation of my signature, the appraisal report shall ba as effective, enforceable and
valld as It a papsr verslon of this appralsal report wers delivered contalning my oelginal hand written signaturs.

25. Any intentlonal or negligent misrepresentation(s) contained in this appralsal report may result In chvil Uabllity and/or
criminai panalties Including, but not limited to, fine or imprisonment of both under the provislons of Title 18, United States

Cads, Saction 1001, et saq., or similar state laws.,

SUPERVISORY APPRAISER'S CERTIFICATION: Ths Supervisary Appraisar certifias and agrees that:

1. i directly supervised the appralser for this appralsal assignment, have read the appraisal report, and agree with the appraiser's
anelysis, opinlons, stalamenls, conclusions, and the appraiser's certification.

2. | accapt full responsibllity for the contents of this appraisal report Including, but not imited to, the appralser's analysis, oplnions,
stalements, conclusions, and the appralser's certlification.

3. The appraiser identified in this appralsal report is eithar a sub-contractor or an employee of the supervisory appraiser {or the
appralsal firm), ls quakfied to perform this appralsal, and Is acceptabie lo parfarm this appralsal under the apphicable slals law.

4. This appraisal report complies with the Uniform Standerds of Professional Appralsal Practice that wm adoptled and
promulgated by the Appraisal Standards Board of The Appralsal Foundation and that were in place at the time this appraisal
raport was prepared,

5. If this appralsal report was transmitted as an “elecironic record” containing my “electronic signature,” as thase terms are
defined In applicable faderal and/or state laws {exciuding audlo and video recordings), or a facsimile ransmission of this
appralsal report contalning a copy or represantation of my signature, ths appraisat report shall ba as effactive, anforceable and
valld as if a papar version of th!.fappralsal report were defivered conltaining my original hand writtan signature,

(o

SUPERVISORY APPRAISER (ONLY tF REQUIRED}

APPRAISE
Signature Signature
Name  JoryMestal Jr Name
Company Nalwé Valley Appralsal Services, LLP Comparty Name
Company Addrass 3724 Plantatlon River Dr Ste 102 Company Address
Boive, Id 83703
Telephcna Number 208 336-8955 Telephans Number
Email Address jonvestaliré@msn.com Emall Addcess
Oale of Signattrs and Report 9/3/2008 Date of Signature
Effective Date of Appralsal 8/25/2008 Stala Cartificalion #
State Cartification # CRA#1984 or Stats Licanse #
oc State License # State
or Qther (describa) State # Expiration Date of Certification or License
Stete D
Expiration Date of Certification or License 05/13/20089
SUBJECT PROPERTY

ADDRESS OF PROPERTY APPRAISED
16462 PLUM RO BDid not Inspect axtarlor of subject property
CALOWELL, ID 83607-9460 Did inspec! exierior of subject property from sireet

Date of Inspection
APPRAISED VALUE OF SUBJECT PROPERTY § 535,000
LENDER/CLIENT
Name COMPARABLE SALES
Company Name IDAHY F.C.U.
Campany Address 7615 W. RIVERSIDE DR BDld not Inspect exterior of comparable sales from street

BOISE, (D 83714 Did inspact extarior of comparable sales from street
Email Addrass ' Date of Inspaction
Fannie Mag Form 2055 March 2005

Fraddie Mac Form 2055 March 2005
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Valle preisal Services, LLP

COMMENT ADDENDUM

Fie No, 14871
Case No.
Bocrawer  NIA
Propesty Address 18462 PLUM RD
City CALDWELL County CANYQOHN Hate D Zip Code  83607-9460
LerderClent IDAHY F.C.U. Address 7615 W. RIVERSIDE DR, BOISE, ID 83714

URAR: APPRAISAL DEVELOPMENT AND REPORTING PROCESS:!

THIS IS A SUMMARY APPRAISAL REPORT WHICH IS INTENDED TO COMPLY WITH THE REPORTING REQUIREMENTS SET
FORTH UNDER STANDARDS RULE 2-2 (B) OF THE UNIFORM STANDARDS OF PROFESSIONAL APPRAISAL PRACTICE FOR A
SUMMARY APPRAISAL REPORT. AS SUCH, T PRESENTS ONLY SUMMARY DISCUSSIONS OF THE CATA, REASONING, AND
ANALYSES THAT WERE USED IN APPRAISAL PROCESS TO DEVELOP THE APPRAISER'S OPINION OF VALUE. SUPPORTING
DOCUMENTATION THAT IS NOT PROVIDED WITH THE REPORT CONCERNING THE DATA, REASONING, AND ANALYSES IS
RETAINED IN THE APPRAISER'S FILE.  THE DEPTH OF THE DISCUSSION CONTAINED iN THIS REPORT IS SPECIFIC TO THE
NEED OF THE CLIENT AND FOR THE INTENDED USE STATED IN THE REPORT. THE APPRAISER IS NOT RESPONSIBLE FOR
UNAUTHORIZED USE OF THIS REPORT. THE PURFOSE OF THIS REPORT IS TO PRODUCE AN OPINION OF MARKET VALUE OF
THE SUBJECT PROPERTY AS DEFINED IN THiS REPORT FOR USE IN MAKING A CONVENTIONAL MORTGAGE LOAN DECISION.
UNLESS OTHERWISE NOTED ON THE URAR, THE PROPERTY RIGHTS BEING APPRAISED AR “FEE SIMPLE™. THE “SCOPE™ OF
THIS RESIDENTIAL APPRAISAL ASSIGNMENT IS TQ INSPECT THE SUBJECT PROPERTY, RESEARCH AFPLICABLE DATA,
ANALYZE THE DATA, REVIEW PLANS & SPECIFICATIONS IF PERTINENT, ARRIVE AT AN ESTIMATE OF THE "HIGHEST AND
BEST USE" OF THE PROPERTY, EMPLOY THE GENERALLY ACCEPTED APPROACHES TO VALUE THAT ARE APPLICABLE,
AND ARRIVE AT A FINAL OPINION OF THE PROPERTY'S VALUE SUBJECT TO THE "ASSUMPTIONS, UMITING CONDITIONS AND
CERTIFICATIONS" ATTACHED.

URAR: MARKET CONDITIONS:

THE TREASURE VALLEY HOUSING MARKET FLATTENED OUT EARLY 2007. THE MARKET WILL RALLY [N 2008 SPURRED
BY FALLING LAND COSTS AND INFLUX OF RETIREES, LOW CRIME RATE,LOW COST OF DOING BUSINESS, SHORTEST
COMMUTE TIME , AND GOOD EMPLOYMENT IN TREASURE VALLEY.

URAR: ADVERSE CONDITIONS OR EXTERNAL FACTORS:

NO APPARENT ADVERSE EASEMENTS, ENCROACHMENTS, OR OTHER ADVERSE CONDITIONS WERE NOTED OR OBSERVED,
NO APPARENT ADVERSE ENVIRONMENTAL CONDITIONS WERE NOTED OR OBSERVED, HOWEVER THE APPRAISER IS NOT
AN EXPERT OR INSPECTOR IN THE AREA OR FIELD OF PQTENTIAL ADVERSE ENVIRONMENTAL INFLUENCES OR THE
DETECTION OF SUCH. THE APPRAISER MAKES THE EXTRAORDINARY ASSUMPTION THAT ALL MATERIALS IN THE
DWELLING ARE OF A SAFE QUALITY POSING NQ THREAT TO HUMAN HEALTH AND WERE LEGALLY CODE COMPLIANT AT
THE TIME OF THE ATTACHMENT(S) TO THE SUBJECT PROPERTY,

THE REAL ESTATE APPRAISER IS NOT AN EXPERT IN THE ANALYSS OF ENVIRONMENTAL ISSUES WHICH MAY AFFECT OR
IMPACT THE VALUE OF A PROPERTY, INCLUDING, BUT NOT LIMITED TO ASBESTOS ANALYS!S, ORINKING WATER
CONTAMINATES AND THEIR ANALYSIS, WASTE DISPOSAL SYSTEMS, RADON LEVELS, BCB CONTAMINATIONS, LEAKING
UNDERGROUND STORAGE TANKS (USTS), PESTICIDES, SOIL CONTAMINATIONS, HAZARDOUS WASTES, RADIATION, LED
PAINT, LIGHT POLLUTION, AGRICULTURAL POLLUTION, UREA FORMALDEHYDE, UFFI INSULATION, AR POLLUTICN, EXCESS
NOISE, GEOLOGICAL HAZARDS, DR NEARBY HAZARDOUS PROPERTIES, IFF THE SUBJECT PROPERTY WAS BLALT BEFORE
1978, OR HAS MANUFACTURED COMPONENTS FABRICATED BEFORE 1978, ATTACHED TO IT, PORTIONS OR THE
STRUCTURE MAY BE COMPRISED OF LEAD BASED PAINT, OR ASBESTOS INSULATION. SHOULD ANY EVIDENCE OF SUCH
MATERIAL BE DISCOVERED, REMOVAL BY A CERTIFIED PROFESSIONAL IS RECOMMENDED, AND THIS IN NO WAY SHALL BE
CONSTRUED TO WARRANT THE CONDITION OF THE PROPERTY.

IN THE EVENT THES EXTRAORDINARY ASSUMPTION PROVES TO BE INACCURATE OR INCORRECT THE SUBJECT PROPERTY
COULD BE SIGNIFICANTLY AFFECTED. NO TESTING WAS PERFORMED BY THIS APPRAISER, ANO NO RESPONSIBILITY IS
ASSUMED FOR ANY CONDITIONS NOT READILY OBSERVABLE AT THE TIME OF THE APPRAISAL, OR FOR THE LACK OF
EXPERTISE OR SPECIAL KNOWLEDGE NECESSARY TC DISCOVER SUCH CONDITIONS.

IF THE READER OF TH!S REPORT HAS ANY CONCERNS REGARDING ANY ENVIRONMENTAL PROBLEMS IR ISSUES
APPUCABLE TO THE SUBJECT PROPERTY OR VICINITY, THE READER SHOULD TAKE APPROPRIATE ANO RESPONSIBLE
ACTION AND HAVE AN ENVIRONMENTAL STUDY COMPLETED.

THE APPRAISER 5 NOT A HOME OR ENVIRONMENTAL INSPECTOR: THE APPRAISER PROVIDES AN OPINKON OF VALUE. THE
APPRAISALS DOES NOT GUARANTEE THAT THE PROPERTY IS FREE OF DEFECTS OR ENVIRONMENTAL PROBLEMS. THE
APPRAISER PERFORMS AN INSPECTION OF VISIBLE AND ACCESSIBLE AREAS ONLY. MOLD MAY BE PRESENT IN AREAS
THE APPRAISER CAN NOT SEE. A PROFESSIONAL HOME INSPECTION AND OR ENVIRONMENTAL INSPECTION IS

RECOMMENDED.

ClickFORMS Appraisal Software 800-622-8727 Page & o 17
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Vale raisal Services, LLP
COMMENT ADDENDUM

File No, 14871
Casa No.
Borower N/A
Property Address 16462 PLUM RD
City CALDWELL County CANYON Sale D ZipCode  83607-8460
LenderClient  IDAHY F.C.U, Address 7615 W. RIVERSIDE DR, BOISE, 1D 83714

URAR: SALES COMPARISON APPROACH - SUMMARY:

THE SALES COMPARISON APPROACH TO VALUE IS BASED ON THE PRINCIPLE OF SUBSTITUTION, IN THAT THE
PRICE AT WHICH AN ITEM WILL MOST LIKELY SELL FOR IN A MARKET IS CLOSELY RELATED TO THE PRICE AT
WHICH RELATIVELY SIMILAR ITEMS IN THE SAME MARKET ARE SELLING FOR. ABJUSTMENTS TO THE SALES PRICE
OF THE COMPARABL.E'S FOR MARKET REACTIONS RELATED TO DIFFERENCES IN PROPERTY CHARACTERISTICS IS
BASED ON MATCHED PAIRED SALES ANALYS!IS AND THE APPRAISER'S KNOWLEDGE OF THE LOCAL MARKET.

CRITERIA FOR SELECTION OF SALES DATA FOR THE SALES COMPARISON ANALY SIS WAS TO SEARCH FOR SINGLE
FAMILY HOMES OF SIMILAR CONSTRUCTION QUALITY, DESIGN, SQUARE FOOTAGE AND LOCATION, WITH AS MANY
AMENITIES TO THE SUBJECT AS POSSIBLE. SALES SIMILAR TO THE SUBJEGT ARE THE BEST AVAILABLE AS OF
THE DATE OF THIS APPRAISAL AND WERE SELECTED AFTER A THORQUGH MARKET SEARCH.

IDAHO IS A NON-DiSCLOSURE STATE REGARDING PRIOR SALES HISTORY BEING MADE AVAILABLE AS PUBLIC
RECORDS AND INFORMATION. AS SUCH, WE HAVE RELIED ON THE INTER MOUNTAIN MULTIPAL LISTING SERVICE
(MLS). AND IT'S ONLINE PARTICIPANTS (PARAGON), AS WELL AS REAL ESTATE BROKERS, THEIR AGENTS, AND
OTHER INTERESTED PARTIES INVOLVED IN THIS TRANSACTION THAT WERE MADE AVAILABLE TO US. THE
INFORMATION S DEEMED RELIABLE, BUT IS NOT GUARANTEED.

URAR: HIGHEST AND BEST USE:

THE HIGHEST AND BEST USE OF THE SUBJECT PROPERTY WAS ANALYZED AS VACANT AND AS IMPROVED.
CONSIDERATION WAS GIVEN TO THOSE USES WHICH ARE; LEGALLY POSSIBLE OR PROFITABLE, PHYSICALLY
POSSIBLE, FINANCIALLY FEASIBLE AND MAXIMALLY PRODUCTIVE. IT HAS BEEN DETERMINED BY THIS APPRAISER
THAT THE IMPROVEMENTS CONTRIBUTE VALUE TO THE SITE AND THEY ARE CONSIDERED TC BE THE HIGHEST AND

BEST USE.
COMMENTS REGARDING THE SCOPE OF THE APPRAISAL:

IT IS NOTED ON PAGE 5-17 OF THIS UNIFORM RESIDENTIAL APPRAISAL REPORT THAT: "“THE APPRAISER MAY
EXPAND THE SCOPE OF WORK TO INCLUDE ANY ADDITIONAL RESEARCH OR ANALYSIS NECESSARY BASED ON
THE COMPLEXITY OF THE APPRAISAL ASSIGNMENT", AND UPON ACCEPTANCE OF THIS ASSIGNMENT WAS
NECESSARY TO INITIALLY CORPORATE THE POTENTIAL FOR "COMPARABLES™ TO INCLUDE AS INCLUSIVE A POOL
AS POSSIBLE TO ELIMINATE ANY POTENTIAL CONCERN FOR BIAS. AS SUCH, THE POTENTIAL COMPARABLE
CONSIDERED IN THIS REPORT WERE INITIALLY ALL POTENTIAL PROPERTIES THAT WERE CURRENTLY OFFERED
FOR SALE IN THE SUBJECT'S MLS AREA FOR THE PREVIOUS TWELVE MONTHS, AND ALL OF THE POTENTIAL
PROPERTIES THAT WERE SOLD IN THE PREVIOUS TWELVE MONTHS FOR THE SUBJECT'S MLS AREA AS IDENTIFIED
BY THE PARAGON IMLS DATE, WHICH AT A MINIMUM INDICATED WHAT THE "MARKET POOL" FOR PROPERTIES
WOULD BE SIGHT UNSEEN UPON ACCEPTANCE OF THIS (OR ANY} APPRAISAL ASSIGNMENT. THE COST
APPROACH AND INCOME APPROACH TO VALUE ARE NOT CREDIBLE APPROACHES TO VALUE IN THIS APPRAISAL.

INTENDED USER;

“THEN 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 THE DEFINITION OF VALUE. NO ADDITIONAL INTENDED USERS ARE IDENTIFIED BY THE

APPRAISER.
URAR: FINAL RECONCILIATION:

AFTER CAREFULLY CONSIDERING EACH APPROACH TO VALUE ANALYZED IN THIS REPORT, THE SALES
COMPARISON ANALYSIS IS GIVEN THE MOST CREDENCE, AS IT BEST REFLECTS THE ACTIONS OF BUYERS AND
SELLERS IN THE CURRENT MARKET. EACH SALE IS WEIGHTED BASED UPON {T'S RELATIONSHIP WITH THE
SUBJECT. EACH LENDING INSTITUTION HAS ITS OWN SPECIFIED CRITERIA, INSTRUCTIONS AND LIST OF ITS OWN
APPRAISERS, AND THEIR OWN CHECK LIST. THIS APPRAISAL WAS COMPLETED FOR ABOVE LISTED COMPANY

AND IS NOT TRANSFERABLE

CllekFORMS Appraisal Software 800-622-8727 Page 9 of 17
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One-Unit Residential Appraisal Field Review Report ., , 10399

The purpose of this appraisal field review report is to provide the lender/client with an opinion on the accuracy of the appraisal report under review.
Praperty Address 16462 Plum Rd City Caldwell State 1D Zip Code 83607-9480
Borrower Valerie Hruza Owner of Public Record  Valerie Hruza County _Canyon
Legal Description See attached Exhibit "A"
Assessor's Parcel #  R3329810000 Map Reference  S10 T3N R4W  Census Tract  0223.00
Property Rights Appraised  [X) Fes Simple ] Leasehold [ ] Other (describe) Praject Type [ ] Condo [} PUD [T] Cooperative
Loan # Effective Date of Appraisal Under Review 06/13/2007 Manufactured Home [ Yes [X) No
Lender/Clienl  Coliins & Coidwell, LLC Addiess 700 17th St, Suite 1820, Denver, CO 80202

re L e -+ SECTION | =~ COMPLETE FOR ALL ASSIGNMENTS » : e e e
1. Is the information in the subject section complete and accurate? P Yes [ ] No -if Yes, provide a brief summary. ¥ No, explain All information is correct,
2. Is the information in the conract section complete and accurate? B Yes [] No [T] NotApplicable  If Yes, provide a brief summary. #f No, explain Not a
sale, it was a refinancs.
3. Is Ihe information in the neighborhood section complete and accurata? []Yes DX No H Yes, provide a brief summary. f No, explain The subject is

located six miles southwest from the center of Caldwell in a farming area. There are no $1,500,000 properties in the area. The land use was 15% one

unit, 2% commercial and 83% land. Also the appraiser has the subject in Parma (Parma is 20 miles north). No information In this section is accurate.

On the addendum the appraissr states the subject Is In the city of Caldwell.

4, Is the Information in the site section complete and accurate? [ 1 Yes D No  If Yas, provids a brief summary. i No, explain The site information

is corract, per my information from the county as of today's date. There is no Information about the easement for the drive to the subject orifitls

deeded. it goes across other sites. A ten acre site in Eagie sold much higher than in subject's area.

5. Is the data in the improvements section complete and accurate? X Yes [T No_ I Yes, provide a brigf summary. K No, explain It is assumed that it is.

| consider the subject in average condition for it's age as of the date of the appraisal. It is an extraordinary assumption the maps, drawings and
information in the appraisal Is correct and not like the neighborhood section. The subject was built for a doctor. The design is like & personal, older

house. There is a good view. The sublect is in average condition for it's age. Per the county records, and as noted the subject sold in 2008 for

$240,000. This was with ten acres.

6. Are the comparable sales selected locationally, physically, and functionally the most similar to the subject property? [ Yes [ No i Yes, provide a brief
surmmary. If No, provide a detailed explanation as to why they are not the best comparable sales. Sale #1 is 3,134 square feet with a basement of 1,913

square feet. Sale #2 sold for $1,160,000. Sale #3 sold for $1,200,000 and had a barn. Sale #4 is okay. Sale #5 is not in the MLS. It also is in Caldwell
not Eagle. Sale #6 is in Nampa ard had an offer of $950,000 as of the date of the appraisal.it also had 3,186 sguare fest with a basement of 1,676
 square feet. The Eagle area is a much higher priced area than the subject's area. It is the highest priced area In the valley (ask any appraisar). No
adjustments wers mads for the area. Site sales show in the Caldwell area 10 acres is $475,000 and in Eagle $950,000. You could get 35 acres for
3495 000 in subject's area. Most sales are further than stated from the subject.

7. Are the daia and analysis (including the individual adjustments) presented in the sales comparison approach compiete and accurate?
(] Yes [X) No_If Yes, provide a brief summary. f No, explain Land sales - par acre, okay. Adjustment for age, | adjusted under condition. $3,000 for a

bath, $30.00 per square feet, okay. Basement $20 Garage should be $3,000 per bay. Fireplacs, okay. Shop should be $10,000 or more for large

shop. See attached four new sales.

8. Are the data and analysis presenied in the income and cost approaches complete and accurate? [IYes DA No [] Notdeveloped  1f Ng, explain

Site value much to high. Marshall & Swift using good quality is much lower than $138.00 and the garage is under 30.00

9. s the sale or ransfer history repored for the subject property and each of the comparable sales complete and accurate? B yes (] no It Yes, provide a brief
summary. if No, analyze and report the correc! sale or transfer history and the data source(s). This information is corract.

—
10. Is the opinion of market value in the appralsal report under review accurate as of the effective date of the appraisal report?
[ Yes (XINo I No, camplete Section ).
Freddie Mac Form 1032 March 2005 : EXHIBIT Fannie Mae Form 2000 March 2005
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“3$ECTION Il -~ COMPLETE ONLY IF. REVIEW APPRAISER ANSWERS *NO' TO QUESTION {QJNSECTION L+

1 Prowde detal!ed reasomng for disagreement with the opinion of valug In the appraisal report under review.  The sales used were in a totally d'ffereni market area wzth

no deduction for location. The appraiser used listings and gave weight to them in his value. Per USPAP this is not allowed unless you are appraising in

the future.

2. State all exiraordinary assumplions used (i.e. gross living area, room count, condition, efc.). The extraordinary assumption is the appraiser has stated the

subject’s condition and size as they are.

3. Provide a new opinion of value as of the effective date of the appraisal report under review using the below sales compadison analysis grid.
NDTE This may or may not include the use of the same comparable sales in the apprzisal report under review.)

FEATURE ] SUBJECT COMPARABLE SALE # § COMPARABLE SALE # 2 COMPARABLE SALE # 3

Address 16462 Pium Rd 15225 Farmway 17924 Plum 15866 Quartz

Caldwell, 1D 83607-9460 Caldwell, 1D Caldwell, 1D Caldwel, 1D
Proximity to Subject :
Sale Price s 700,000/ "ils _ 765,000, 18 540,000
Sale Price/Grass Liv. Area $ 0§ 21474 sqftfo w18 251145 sqht) S 166,08 sodt
Data Sourge(s} ; HMLS MLS MLS/Owner
Verification Source(s} nspection from street Inspection from street Inspection from street
VALUE ADJUSTMENTS DESCRIPTION DESCRPTION | +() § Adjusiment | DESCRIPTION | +[-) § Adiusiment | DESCRIPTION | +() § Adusiment
Sales or Financing ; Cash Cash
Concessions None None
Date of Sale/Time ‘ 3/2007 7/2006
Location SuburbarvAva | Suburbar/Avg+ -30,000] Suburban Suburban
Leasehold/Fes Simple Fee Simple Fee Simple Fee Simple Fee Simple
Site 5.02 acres 2.2 acres +28,000]7.27 acres -23,000/3.0 acres +20,000
View Valley/Good Land/Avg +5,000] Area/Good Mountains/Avg +5,000
| Design_(Style) Tuder Ranch 2 Story 2 Story
Quality of Construction Average Average Average Average
Actual Age 15 10 -18,300/8 -25,200/2 -38.600
Condition Average Average Good -10,000] Good -10,000
Above Grade Total [Bdrms]Baths | Total [Bdrms | Baths Total [Bdrms] Baths Tolal |Bdrms] Baths
Raom Count 11] a4l 3i11] a4 {25 +1500, 8] 3 |2 +3000 11] 3 {25 +1,500
Gross Living Area 5,464 sgft. 3,306 sq.ft +64,700 3,046 soft +72,500 3,234 sq.ft. +65,700
Basement & Finished None None None None
Aooms Below Grade None None None None
Functional Utillty Average Average Average Average
Heating/Cocling Gfa/cag Gfalcac Gfa/cac Gfa/cac
Energy Efficient Hems Average Average Average Average
| Garage/Carport 2cargarage |4 cargarage -6,0003 car garage 3,000 3 car garage -3,.000
Porch/Patio/Deck Patio Patio Patio Patio
Other Tennis Court 8rn,Pool Tennis -10,000;Barn, Shop, Stall -15,000] Shop -10,000
Net Adjustment (Total) M)+ []- s 33900 [+ - 18 00, K+ [1- 18 30,600
Adjusted Sale Price NetAd., 48 % NetAd., 01 % NetAd. 57 %
of Comparables Gross Adj. 236 %8 733,900(Gross Adl. 198 %|$ 764,300!Gross Adj. 285 %1$ 570,600

| did [} did not research the sale or transfer hislory of the above comparable sales, If not, explain

My research { ) did did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparabls sale.

Data source(s}  County

Report the results of the research and analysis of the prior sale or Iransfer history of he above comparable sales {report additional prior sales an an

addendum).
ITEM COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Date of Prior Sale/Transfer 11/10/2005 Nong None
Price of Prior Sal/Transfer $740,000 Nong Nons
Data Source(s) MLS/File MLS MLS
Effective Date of Data Source(s} 6/13/2007 6/13/2007 6/13/2007

Analysis of pricr sale or transfer history for the comparable sales.  The subject has not sold in the past three years other than stated.

Summary of Value Conclusion {including detailed suppart for the opinion of value and reasons why the new comparable sales are betier than the sales used

in the appraisal report under review). Using the new sales and giving them all equal weight, there is a range from $570,600 to $733,900.

REVIEW:APPRAISER'S OPINION - OF MARKET VALUE (Required baly if review appraiser answered "No® to Question 10 in Seclion 1)

Basedona (X visual inspection of the exterior areas of Ihe subject properly from at least the straet or {_] complele visual mspeclxon of the
interior and exterior areas of the subject property, defined scope of work, slatement of assumptions and limiling canditions, and appraiser's

cerification, my opinion of Ihe markat value, as defined, of the real properly that is the subjecl of this repori is § 652,000 as of
06/13/2007 , which is the effective dale of the appraisal reporl under review.
Freddie Mac Form 1032 March 2005 Page20fd Fannie Mae Form 2000 March 2005
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1. 8C0PE OF WORK: i v - B B ‘

The scope of work for this appraisal field review is defined by the complexity of the appraisal report under review and the reporting requirements of this
repart form, including the following statement of assumptions and limiling conditions, and certifications. The review appraiser must, at a minimum: (1) read
the entire appraisal report under review, (2) perform a visual inspection of the ederior areas of the subject property from at least the street, (3) inspect the
neighborhood, (4) inspect each of the comparable sales from at least the street, (5) perform dala research and analysis to detemmine the appropriateness
and accuracy of the data in the appraisal repont, (6) research, verify, and analyze data from reliable public and/or prvate sources, (7) determine the accuracy
of the opinion of value, and {8) assume the property condition reparied in the appraisal repor is accurate unless there is evidence to the contrary.

If the review appraiser cetermines that the opinion of valug in the report under review s not accurate, he or she is required to provide an opinion of market
value, The review appraiser is not required to replicate the steps completed by the original appraiser that the review appraiser believes to be reliable and in
compliance with the applicable real property appraisal development standards of the Uniform Standards of Professional Appraisal Practice. Those items in
the appraisal report under review are extended to this report by the use of an extraordinary assumption, which is identified in Section I, Question 2. If the
review appraiser determines that the opinion of value is not accurate, he or she must present additional data that has been researched, -verified, and
analyzed to produce an accurate opinion of value in accordance with the applicable sections of Standard 1 of the Uniform Standards of Professional
Appraisal Practice,

JINTENDED USE

The mtended use of this appraisal field review report is rcr the Iender/chent to evaluate the accuracy and adequacy of suppon of the appraxsal repart under
review.

The intended user of this appralsal field review report is the lender/client.

" GUIDANCE FOR COMPLETING THE ONE-UNIT RESIDENTIAL APPRAISAL FIELD REVIEW REPORT..

The appraisal review function is important to maintaining the integrity of hoth the appraisal and loan underwriting processes. The fallowing guidance is
intended to aid the review appraiser with the development and reporting of an appraisal field review:

1. The review appraiser must be the individual who personally read the entire appraisal repor, performed a visual inspection of the exterior areas of the

subject property from at Jeast the street, inspected the neighborhood, inspected each of the comparable sales from at least the street, performed the
data research and analysis, and prepared and signed this report,

2. The review appraiser must focus his or her comments on the appraisal report under review and not Include personal opinions about the appraiser(s)
who prepared the appraisal.

3. The lender/client has withheld the identity of the appraiser(s) who prepared the appraisal report under review, unless otherwise indicated in this report.

4. The review appraiser must assume that the condition of the propery reported in the appraisal report is accurate, unless there is evidence to the
contrary.

5. This One-Unit Residential Appraisal Field Review Report is divided into two sections. Section | must be completed for all assignments. Section Il must
be completed only if the answer to Question 10 in Section ! is “No.”

6. The review appraiser must determine whether the opinion of market value is accurate and adequately supported by market evidence. When the review
appraiser disagrees with the opinion of value, he or she must complete Section Il. Because appraiser's opinions can vary, the review appraiser must
have conclusive evidence that the opinion of value is not aacurate,

7. The review appraiser must explain why the comparable sales in the appraisal report under review should not have been used. Simply stating: “see grid”
is unacceptable. The review appraiser must explain and support his or her conclusions.

8. The review appraiser must form an opinion about the overall accuracy and quality of the data in the appraisal report under review. The objective is to
determine whether material errors exist and what etfect they have on the opinions and conclusions in the appraisal report under review. When the
review appraiser agrees that the data is essentially comect (atthough minor errors may exist), he or she must summarize the overall findings. When the
review appraiser determines that material errors exist in the data, he or she must identify them, comment on their overall effect on the opinions and
conclusions in the appraisal report under review, and include the comect information.

9. The Questions in Section | are intended to identify both the positive and negative elements of the appraisal under review and to report deficiencies. The
review appraiser must make it clear to the reader what effect the deficiencies have on the opinions and conclusions in the appraisal report. Simple “Yes”
and “Ng” answers are unacceptable.

. The review appraiser must provide specific, supportable reasons for disagraeing with the opinion of value in the appraisal report under review in
response to Question 1 in Section 11,

. The review appraiser must identify any extraordinary assumptions that were necessary in order to amive at his or her opinion of market value.

Extraordinary assumptions include the use of information from the appraisal report under review that the review appraiser concludes is reliable {such as
an assumption that the reporied condition of the subject praperty is accurate).

Jary
o

e
=

12, The review appraiser must include the rationale for using new comparable sales. The folfowing question must be answered: Why are these new

comparable sales better than the sales in the appraisal report under review?

13. The new comparable sales provided by the review appraiser and reported in the Sales comparison analysis grid must have closed on or before the
effective date of the appraisal report under review. It may be appropriate to include data that was not available to the original appraiser as of the
effective date of the original appraisal; however, that infomation should be reported as “supplemental” to the data that would have been available to the
original appraiser.

14, The review appraiser must provide a sale or transfer history of the new comparable sales for a minimum of one year prior to the date of sale of the
comparable sale. The review appraiser must analyze the sale or transfer data and report the effect, if any, on the review appraiser's conclusions.

n~

15. A review of an appraisal on a unit in 2 condominium, cooperative, or PUD project requires the review appraiser to analyze the project information in the
appraisal report under review and comment on its compleieness and accuracy.

16. An appraisa review of a manufactured home requires the review appraiser to assume that the HUD date plate information is comect, unlgss information
ta the contrary is available. In such cases, the review appraiser must identify the Source of the data.

17. The review appraiser's opinion of market value must be “as of” the effective date of the appraisal report under review.

Freddie Mac Form 1032 March 2005 Page3of4 Fannie Mae Form 2000 March 2005
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S B .7 STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS -

The review appraiser wd! not be responsrb!e for matters of a legal nature that affect either the property that is (he sub]ect of the apuransal under Teview or
the title to #, except for information that he or she became aware of during the research involved in performing this appraisal review. The review
appraiser assumes that the title is good and marketable and will not render any opinions about the title.

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

Unless otherwise stated in this appraisal field review report, the review 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 condtions and makes no
guarantees or warranties, expressed or implied. The review appraiser will not be respansible 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 review appraiser is not an expert in the field of environmental
hazards, this appraisal field review report must not be considered as an environmental assessment of the pmper{y

" REVIEW APPRAISER'S CERTIFICATION -

1

pary
o

pry

—
ca

pury
=

12.

The Review Appraiser cedifies and agrees that:

| have, at a minimum, developed and reporied this appraisal field review in accordance with the scope of work requirements stated in this appraisal field
review report.

| performed this appraisal field review 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 field review
report was prepared.

| have the knowledge and experience to perform appraisals and review appraisals for this type of property in this market area.

| am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing services, tax assessment
records, public land records and other such data sources for the area in which the property is located.

| obtained the information, estimates, and opinions fumished by other parties and expressed in this appraisal field review report from reliable sources
that | believe to be true and coirect.

| have not knowingly withheld any significant information from this appraisal ﬂeid review report and, to the best of my knowledge, all statements and
information in this appraisal field review report are frue and comect,

I stated in this appraisal field review report my ewn personal, unbiased, and professional analysis, opinions, and conclusions, which are subject only to

the assumptions and limiting conditions in this appraisal field review report.

| 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 parficipants in the transaction. | did not base, either partially or completely, my analysis and/or opinion of market value (if any) In this
appraisal field review 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 law.

My employment and/or compensation for performing this appraisal field review or any future or anticipated appraisals or appraisal field reviews was not
conditioned on any agreement or understanding, written or otherwise, that f would report (or present analysis supporing) a predetermined specific vaie,
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 morigage loan application).

. | personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal field review report. | further certity that no one

provided significant professional assistance to me in the development of this appraisal field review report. | have not authorized anyone to make 2
change to any item in this appraisal field review report; therefore, any change made {o this appraisal field review report is unauthorized and | will take no

responsibilty for it.

. | identitied the lender/client in this appraisal field review report who is the individual, organization, or agent for the organization that ordered and will

receive this appraisal field review report.

The lender/client may disclose or distribute this appraisal field review report to: the mortgagee or its successors and assigns; mortgage insurers;
govemment sponsored enterprises; other secondary market participants; professional appraisal organizations; any department, agency, or
instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to obtain the review appraiser's
consent. Such consent must be obtained before this appraisal field review report may be disclosed or distibuted to any other pary {including, but not
limited to, the public through advedising, public relations, news, sales, or other media).

. The mortgagee or its successors and assigns, mortgage insurers, govemment sponsored enterprises, and other secondary market participants may rely

on this appraisal field review report as part of any mortgage finance transaction that involves any one or more of these parties.

. If this appraisal field review report was transmitted as an “electranic record™ containing my “electronic signature,” as those terms are defined in applicable

federal and/ar state laws (excluding audio and video recordings), or a facsimile transmission of this appraisal field review report containing 2 copy or
representation of my signature, the appraisal field review report sha¥ be as effective, enforceable and valid as {f a paper version of this appraisal field
review report were delivered containing my original hand written signature.

. Any intentional or negligent misrepresentation(s) contained in this appraisal field review report may result in civil liabifty and/or criminal penatties

including, but nat limited to, fine or imprisonment er both under the provisions of Title 18, United States Code, Section 1001, et seq., or similar state
laws.

REVIEW APPRAISER

‘LENDER/CLIENT -

Signaiuresgf% #2 . Name
Name Paurt 8y Company Name Collins & Coldwell, LLC

Company Name Bull Appraisal Service Company Address 700 17th St, Suite 1820, Denver, CO 80202
Company Address P.O. Box 632, Caldwall, iD B3606

Telephone Number  (208) 3374105 LENDER/CLIENT OF THE APPRAISAL UNDER REVIEW 2.
Email Address bullappralsai@cableons.net Name
Date of Signature and Report September 28, 2010 Company Address

State Certification # CGA-2841
or State License #

State ID . L
-~ — - Reviewer's Opinion of Market Value § 652,000 Date 06/13/2007
Expiration Date of Certification or License  8/12/201% Cnly if review appraiser answered “No” to Questions 10, in Section 1.
Freddie Mac Form 1032 March 2008 . Page 4 of 4 Fannie Mae Form 2000 March 2005
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FEATURE ] SUBJECT COMPARABLE SALE #4 COMPARABLE SALE #5 COMPARABLE SALE #6
Address 16462 Plum Rd 12370 White Chapel
Caldwell, 1D 83607-9460 Nampa, ID
Proximity to Subject G
Sale Price $ o b 655,900 3 s
Salg Price/Gross Liv. Area $ saft’s 11831 saftl .o SOls seft]
Data Source(s) i IMLS
Verification Sourcels} :|Inspection from street
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +{-) § Adjustment DESCRIPTION +{-1 § Adjustmen DESCRIPTION +{-) § Adjustment
Sales or Financing <5 Conv
Concessions None
Date of Sale/Time :: s 8/2006
Location Suburban/Avg _|Suburban
LeaseholdFee Simple Fee Simple Fee Simple
Site 5.02 acres .54 acres +45,000
View Valley/Good ResidentialAvg +5,000
Design (Style) Tudor 2 Story
Quality of Construction Average Average
Actual Ags 15 5 -36,100;
Condition Average Good -10.000
Abovg Grade Total [Bdrms| Baths | Total |Bdims| Batns Total [Bdrms] 8aths Tolal |Bdims] Baths
Agom Court ]l ala3lols]a -3,000 | l
Gross Living Area 5464 sqft 5544 sqft. -2,300 st sgdt.
Basement & Finlshed None 1,265 SF 100% -25,300]
Rooms Below Grade None None -3,000
Functional Utility Average Average
Heating/Caoling Gfaleag Gfa/cac
Energy Efficient tems Average Average
Garage/Carport 2cargarage 14 car garage -6,000
Porchy/Patio/Deck Patio Patio
Cther Tennis Court None +2,000
Net Adjustment (Total] T+ X~ Is 33700 [+ [ 1- 1§ L+ - s
Adjusted Sale Price et Adl. 51 % Net Adj. % Net Adj. %
of Comparables ; C)Gross Adi. 21.0 %8 622,200]Gross Adj. %13 Gross Adj. %3
Report the results of the research and analysis of the prior sale or transfer history of the above comparable sales {report additional prior sales on an addendum),
ITEM COMPARABLE SALE #4 COMPARABLE SALE # 5 COMPARABLE SALE # §
Date of Prior Sale/Transfer None
Price of Prior Sale/Transfer None
Data Source(s) MLS
Effective Date of Data Source(s) 6/13/2007

Analysis of prior sale or fransfer history for the comparable sales.

Analysis/Comments Sale #1, #2 and #3 are close to the subject. Sale #4 is in Nampa and used because it is larger. Sale #1 is on Lake Lowell, on
a smaller site with less of a view. It is smaller with a 4 car garage, pool, tennis courts, hot tub and small shop. Sale #2 is on the same road as the
subject. It is on a larger site. It is new and in good condition. It is smaller with a 3 car garags, large shop/barn, horse stalls, shed and storage bullding.
Sale #3 is on a smaller site. It is newer and smailer. It has a 3 car garage and a large shop. Sale #4 is on a smaller site, new and in good condition. It
is larger with a finished basement, 4 car garage and no tennis courts. All sales have an adjustment of .0055 per vear for age. | have bean in Sals #1

#2 and #3.

Freddie Mac Form 1032 March 2005 Fannie Mae Form 2000 March 2005
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DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open markat
under all conditions requisite to a fair sale, the buyer and sefler, each acting prudantly, knowledgeably and assuming the price is not
affscted by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and the passing of titie from
seller to buyer under conditions whereby: {1} buyer and seller are typicaily motivated; (2} both parties are well informed or well advised,
and each acting in what they considers their own best interest; {3} a reasonable fime is allowed for exposure in ths open market; {4)
payment is made in terms of cash in U.S. doflars 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.

SCOPE OF REVIEW: The scope of this review is imited to the information being provided by the original appraiser, form an opinion
as to the apparent ajequacy and relevance of the data and the propriety of any adjustments to the data; form and opinion as to the
appropriateness of the appraisal methods and techniques used and develop the reasons for any disagreement; form an opinion as to
whether the analyses, opinions, and conclusions in the report under review are appropriale and reasonable, and develop the reasons for
any disagreement.

GERTIFICATION AND STATEMENT OF LIMITING CONDITIONS
CERTIFICATION: Tha reviewer certifies and agrees that, {0 the best of his/her knowledge and befief:
1. The facts and data reported by the Reviewer and used in the review process are true and correct.

2. The analyses, opinions, and conclusions in this review report are limited only by the assumptions and limiting conditions stated In this
review report, and are my personal, unbiased professional analyses, opinion, and conclusions.

3. Unless stated elsewhars, | have no present or prospective interest in the property that is the subject of this report and | have no
personal interast or bias with respect to the parties involved.

4. My compensation is not contingent on an action or event resulting from the analyses, opinions, or conclusions in, or the use of, this
review report.

5. My analyses, opinions, and conclusions were developed and this review report was prepared in conformity with the Uniform
Standards of Professional Appraisal Practice.

6. Unless stated elsewhsre in this report, | did not personally inspect the exterior subject property.
7. No one provided significant professional assistance to the person signing this review report.

CONTINGENT AND LIMITING CONDITIONS: The certification of the Reviewer appearing in the review report is subject to the
following conditions and to such other specific and limiting conditions as are set forth by the Reviewer in the review report.

1. The Reviewer assumes no responsibility for matters of a legal nature affecting the property which is the subject of this review or the
fitle thersto, nor does the Reviewer rander any apinion as to the title, which is assumed to be good and marketable.

2. The Reviewer is not required to give testimony or appear in court because of having mads the review, unless arrangements have
been previously made therefor.

3. The Reviewer assumes that there are no hidden or unapparent conditions of the property, subsoil, or structures, which would render
it more or less valuable. The Reviewer assumes no responsibility for such conditions, or for enginsering which might be required to
dlscover such factors.

4. Information, estimates, and opinions furnished to the Reviewer, and contained in the review report, were obtained from sources
considered reliable and believed to be true and correct. However, no responsibility for accuracy of such items furnished the Reviewer
can be assumed by the Reviewer.

5. Disclosure of the contents of the raport is governed by the Uniform Standards of Professional Appraisal Practice and the Bylaws and
Regulations of the professional appraisal organizations with which the Reviewsr is associated.

6. Neither all, nor any part of the content of the review raport, or copy thereof {including the conclusions of the review, the identity of the
Reviewer, professional designations, reference to any professional appralsal organizations, or the firm with which the Reviewer is
connected), shall be used for any purpose by anyone but the client specified in the review report, its successors and assigns,
professlonal appraisal organizations, any state or federally approved financial institution, any department, agency, or Instrumentality of
the United States or any state or the District of Columbia, without the previous written consent and approval of the Reviewer.

7. No change of any item in the review report shall be made by anyone other than the Reviewer and the Reviewer shall have no
responsibility for any such unauthorized change.

APPRAISER: SUPERVISORY APPRAISER (only if required):

Signatun;[) //S’ p Signature;

Name: - Name:

Date Signed: _September 28, 2010 Dale Signed.

Stale Certification #: CGA-284 1 State Gertification #:

or Statg Licensa #: or State License #:

State: 1D Siate:

Expiration Date of Cerfification or License: 8/12/2011 Expiration Date of Certification or License:

[ bid {1 Did Not Inspect Proparty

Bull Appralsals {208} 337-4105
Form RLC_DEFD — "WinTOTAL® appraisal software by a l2 mod, inc. — 1-800-ALAMODE
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TEXT ADDENDUM File No. 10399
Borrower/Client  Valaris Hruza
Property Address 16462 Plum Rd
City Caldwell County Canyon State 1D Zip Code 83607-9460
Lender Collins & Coldwell, LLC
FILE #10389
ADDENDUM

SCOPE OF WORK:

The scope of this review has been to perform an opinion as to the completeness of the original appraisal
including adequacy and relevance of the data, and the appropriateness of the appraisal methods and
techniques used. Develop an opinion of value in the work of the review.

16462 Plum Road, Caldwell, Idaho is the subject of the appraisal under review. The date of the review is
September 22, 2010. Ownership of the propenrty is in fee simple titla. The date of the original appraisal
under review was June 13, 2007 and the original appraiser was A Wade Massey.

In the process of this review, the sales information was reviewed on the comparable sales and on the
subject, if applicable, one field review was made. This report is based on extraordinary assumptions in
that the original appraiser is accurate in the subjects condition, quality, efc.

INTENDED USE/INTENDED USER:

This review report is intended for use in reviewing an appraisal for mortgage financing. It is not intended
for any other use. The intended user is the client. No other user is intended or authorized.
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IMPORTANT DISCLAIMER Fiie No. 10399

Borrower/Client  Valerie Hruza

Property Address 18462 Plum Rd

City Caldwell County Canyon Sate 10 Zip Cade83607-8460

Lender Coliins & Coldwell, LLC
IMPORTANT DISCLAIMER

This appraisal has not been made in compliance with the appraisal inspection standards of FHA or VA
guidelines. Unless otherwise noted, no inspections of the interior of the crawl space or attic areas have
been made by the appraiser.

If you desire inspections of the crawl space and attic areas, we recommend you obtain the services of a
professional home inspector.

The purpose of this appraisal is to arrive at an opinion of reasonable market value. The appraiser is not
trained nor qualified to professional determine the functional adequacy of individual components such as
heating and air conditioning systems, plumbing systems, and electrical systems. The appraiser is not
trained nor qualified to professionally determine pest infestation, such as termites, nor the adequacy of
structural components such as foundations and roof systems.

The appraiser is not trained nor qualified to complete a professional home inspection. Likewise, home
inspectors are not trained nor qualified to complete appraisals.

This appraisal report is not evidence that any of the components and systems mentioned above are free
from defects.

Form TADD — “WinTQTAL* appraisal software by a la mode, inc. — 1-800-ALAMODE
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PRIVACY POLICY File No. 10399
Borrower/Client  Valerie Hruza
Property Address 16462 Plum Rd
City Caldwell County Canyon Siale 1D Zip Code 83607-9460

Lender Coliins & Coldwell, LLC

PRIVACY POLICY

* Qur privacy principles: We are committed to protecting our clients’ personal and financial information.
This privacy statement addresses what nonpublic personal information we collect, what we do with i,
and how we protect it.

* What information we collect: We may collect and maintain several types of personal information in
the course of providing you with appraisal services, such as:

* Information we receive from you on applications, letters of engagement, correspondence, or
conversations, including, but not limited to, your name, address, phone number, social security number,
date of birth, bank records, salary information, the income and expenses associated with the subject
property, the safe price of the subject property, and the details of any financing on the subject property.

* Information about your transactions with us, our affiliates or others, including, but not limited to,
payments history, parties to transactions and other financial information.

* Information we receive from a consumer reporting agency such as a credit history.

* What information we may disclose: We may disclose the nonpublic personal information about you
described above, primarily to provide you with the appraisal services you seek from us. We do not
disclose nonpublic personal information about clients or former clients except as required or permitted by
law.

* Who we share the information with: Unless you tell us not to, we may disclose nonpublic personal
information about you to the following types of third parties:

* Financial service providers, such as banks and lending institutions.
* Non-financial companies. !
* We consider privacy to be fundamental fo our relationship with clients. We are committed to
maintaining the confidentiality, integrity and security of clients’ personal information. Internal policies
have been developed to protect this confidentiality, while allowing client needs to be served.

* We restrict access to personal information to authorized individuals who need to know this information
to provide services and products for you. We maintain physical, electronic, and procedural safeguards
that comply with federal standards to protect your nonpublic personal information. We do not disclose
this information about you or any former consumers or customers to anyone, except as permitted by law.
The law permits us to share this information with our affiliates. The law also permits us to share this
information with companies that perform marketing services for us, or other financial institutions that
have joint marketing agreements with us.

* When we share nonpublic information referred to above, the information is made available for limited
purposes and under controlled circumstances. We require third parties to comply with our standards for
security and confidentiality. We do not permit use of consumer/customer information for any other
purpose nor do we permit third parties to rent, sell, trade or otherwise release or disclose information to
any other party.

* But may limit information shared about you. If you prefer that we not disclose nonpublic personal
information about you to third parties, you may opt out of those disclosures, that is, you may direct us not
to make those disclosures (other than those permitted by law). If you wish to opt out contact us at
208-337-4105 or write us at Bull Appraisal Service, P.O. Box 632, Caldwell, ID 83606.
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