NOTICE OF PUBLIC MEETING

CENTRAL ALBANY REVITALIZATION AREA ADVISORY BOARD
City Hall Council Chambers
Wednesday, April 20, 2011

a l h an ,Y Foliowing ARA Budget Committee Work Session
REVITALIZATION AREA
AGENDA
1. CALL TO ORDER {Chair Cordell Post)
2. ROLLCALL

3. APPROVAL OF MINUTES
»  March 16, 2011. {Pages 1-3]
Action:

4. SCHEDULED BUSINESS
a. Business from the Public

b. Albany Redevelopment, LLC, contract modification/new loan. [Pages 4-36] (Porsche, Delapoer/Applicant)
Action:

¢. Staff updates and issues. [Verbai] (Porsche)
Action:

5. BUSINESS FROM THE BOARD
5. NEXT MEETING DATE: Next regular meeting Thursday, May 12, 2011

7. ADJOURNMENT

City of Albary Web site: www.citvofalbany.net
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APPROVED:

CITY OF ALBANY

1 b an .Y Central Albany Revitalization Area Advisery Board

ALIAVEION aREX

City Hall Council Chambers, 333 Broadalbin Street SW
Wednesday, March 16, 2011

MINUTES
Advisory Board Members present: Jeff Christman, Bill Cobum, Floyd Collins, Loyd Henion, Gordon

Kirbey, Sharon Konopa, Ray Kopezynsikd, Dick Olsen, Cordell Post,
Ralph Reid, Fr., Mark Spence

Advisory Board Members absent: Rich Catlin (excused), Bessie Johnson {excused), Chuck Leland
(excused)

Staff present: Urban Renewal Manager Kate Porsche, Administrative Assistant
Teresa Nix

Others present: Approximately nine audience members

CALL TO ORDER

Chair Cordell Post called the meeting to order at 5:17 p.m.
APPROVAL OF MINUTES

February 16, 2011

MOTION: Ray Kopczynski moved to approve the February 16 minutes as presented. Ralph Reid, Jr,,
seconded the motion, and it passed unanimously.

SCHEDULED BUSINESS

Business from the Public

None.

Presentation of New Small Grant Requests

Urban Renewal Manager Kate Porsche said that the seven small grant requests received total $24,608; there is
$25,000 budgeted for this round of aliocations. She reviewed each of the requests as detailed in the written
staff report.

1" Hand Seconds - Unique Boutique (Deborah Boulanger) ($2,808)

In response to an inquiry received via e-mail from Board member Rich Catlin, Porsche clarified that the owners
of the building would be paying for the lighting and installation.

Browers’ Bookstore (Scott Givens} (85,000)

Porsche advised that she received a note from Library Director Ed Gallagher commenting that he considers
Givens to be a valuable partner and a strong supporter of the Albany Library. Post said that he will abstain
from voting on this request due to his professional relationship with Givens.
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Albany Civie Theater (Dean Keeling} ($5,000)
There were no questions or additional information on this ttem.
128 First Avenue W (Gary Nieland) ($500)

Porsche said that Catlin had asked about the owner’s willingness to add awnings to the front of the building;
the owner has said that project would be cost prohibitive at this time.

St. Mary’s Parish (Reverend Andrew Thomas) ($1.300)
Sharon Konopa said that she will abstain from voting on this request due to her association with St. Mary’s.
C.HAN.CE. (Michelle Shannon) ($35,000)

Porsche said that Catlin had asked what prep work is included in the bid; the applicant has indicated that the
old lead paint is failing substantially, that it will be removed in an environmentally sensitive way, and that all
prep work is included in the bid,

Loafers (Montie and Wendy Torgenson) (55,000)

Porsche said that she received a question as to whether this request is for work that has already been done. The
owners have indicated that there is a long list of work yet to be done including exterior lighting, painting,
signage, and landscaping, as well as an interior wall and flooring; this is the work for which they are requesting
assistance.

Loyd Henion asked if CARA has a policy requiring grant recipients to go out for bid. Porsche said there isno
formal policy; she generally asks applicants to get two bids but that is sometimes not done due to scheduling
constraints.

Deliberations and Funding Decisions

MOTION: Kopczynski moved to approve the above seven small grant requests. Henion seconded the
motion, and it passed by a vote of 8 to 1 with Cobum voting no and with Konopa and Post abstaining.

Porsche reviewed a request from Seth Fortier, owner of Fortier Chiropractor Clinic, who has purchased a new
location on Fifth and Broadalbin. Fortier missed the application deadline due to a health situation in the
family. He has had a consultation with CARA Architect Rob Dortignacq, and he has submitted a bid from
Smith Glass for $14,500 to replace the old, weeping windows and doors with attractive new windows and
doors. He is requesting a small grant in the amount of $5,000 toward this work. Brief discussion followed.

MOTION: Kirbey moved to approve the request from Fortier. Coburn seconded the motion, and it passed
unanimously.

Staff Updates and Issues

Porsche reported that the City was not successful in its application for a Transportation Growth Management
Grant for work on the Broadalbin Promenade. The estimate for that project is $1.5 million, butno firm bids
have been solicited. Brief discussion followed.

Porsche reported that the City legally pursued the former owner of the old Sears building who did not perform

as required in the CARA contract. The City was awarded $75,500 and legal costs. The next step will be to
attempt to get the money owed.
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BUSINESS FROM THE BOARD

None,

NEXT MEETING DATE

A work session with the ARA Budget Committee is scheduled for Wednesday, April 20, 2011, at 5:15 p.m.

The next regular meeting of is scheduled following this work session.
ADJOURNMENT

Hearing no further business, Chair Post adjourned the meeting at 5:47 p.m.

Submitted by, Reviewed by,
Teresa Nix Kate Porsche
Administrative Assistant Urban Renewal Manager
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REVETALIZATION AREA

TO: CARA Advisory Board

VIA: Jim Delapoer, City Attorney ;

FROM: Kate Porsche, Urban Renewal Manager W

DATE: April 13, 2011, for April 20, 2011, CARA Advisory Board Meeting

SUBJECT: Staff Report — Albany Redevelopment, LL.C

Background
Staff was approached by Albany Redevelopment, LLC, our partners on the Labor Temple project
located at 228 Third Avenue SE. The project has slowed as cash-flow and the procurement of a

construction loan have been challenging for Albany Redevelopment. Here’s the current state of
affairs: ‘

e First Lien Holder: Mason Trust has a first lien on the property in the amount of
$176,000. Albany Redevelopment is looking into a new loan, potentla]iy with a local
lender, to take out the Mason’s.

e Current CARA Commitment:

Forgivable Loan = $ 40,000.00
Amount Drawn Down = $ 23,482.89
Balance Available = $ 16,517.11
¢  Appraised Value upon Completion $375,000.00

(Current appraisal attached; note that we required a new appraisal to ensure the value was
current and accurate.)

We were approached by Mr. Rosenblatt to see about the possibility of restructuring the loan on
the project. Mr. Rosenblatt came in to meet with City Attorney Jim Delapoer and me.

Proposed Structure
Mr. Rosenblatt has proposed the following structure:

Total amount needed to complete the project:  $120,000
Less amount remaining on grant: 16.517
Total Amount of New CARA funds: $103,483

* Remaining amount on the grant would be converted from a forgivable loan ($16,517.11)
to a non-forgivable loan, which shall be due in full on April 21, 2014, and will be secured
with a lien in second position,

Interest Rate: 6%, which will begin to accrue with the execution of the new documents.
Loan may be drawn down directly with payments routed through an escrow company to
pay vendors directly (rather than reimbursed).

No payments in the interim.

Balloon payment with accrued interest at the end of three years.

No prepayment penalty if they are able to refinance sooner.

First Lien (not ours) $176,000
Second Lien (CARA) $120,000
Total Liens on Property $296,000

Loan to Value when completed 78.9%



CARA Advisory Board
Page 2
April 14, 2011

Recommendation

Both Mr. Delapoer and I have reviewed this structure and feel that this is a suitable next step in
order to ensure that the project is completed. First, with an appraisal in hand that indicates a
completed value of $375,000, we are ensured that that the value in the project is there (LTV =
78.9%).

Though CARA will be putting an additional $103,483 forward on this project, the full amount of
$120,000 will be a loan with interest being paid. This means we will not only receive back the
additional amount of $103,483 (with interest), but the amount of $16,517, which is currently
structured as a forgivable loan will be converted to a loan to be repaid with interest.

The principal justification for the additional funding is that upon completion of the project CARA
would have a second secured position on an asset worth at least $375,000 with a total investment
from CARA of $120,000. If CARA were forced to foreclose, the Agency would satisfy the first
Trust Deed debt of $176,000 and then have a total investment of $296,000 in an asset worth
approximately $375,000.

If we chose not to provide the funding at this time and the project fails for want of final
construction funding, the Agency will have invested $23,482 (not counting the $250,000 draws
by Mr. Smith, the previous owner), which will be secondary to the first Trust Deed, and fhus
vulnerable to being lost if the project remains uncompleted.

In terms of the amount to finish the project, Mr. Ward and Mr. Rosenblait have outlined the
amounts that will be necessary to complete the project (see attached draw schedule). As an extra
precautionary measure, we are having a trusted, local independent contractor review the draw
schedule to make sure that the amounts will be sufficient to complete the work. '

Finally, on the draws, we’ve come up with a structure wherein our money may be used to pay the
contractors via an escrow company. This ensures that the funds will get to the contractors and
frees up the interim cash flow for the applicants so that they do not have to wait the thirty days for
reimbursement.

With allf of this said, Mr, Delapoer and I feel comfortable recommending approval of this new
structure to you in order to expedite the completion of this project once and for all.

KCP:1dh
Attachments:
Current Appraisal
Draw Schedule



Afiance Appraisat Group {541) 753-4202 ain Fle No, 03100200 Page #27

2100200
Appraisal Update and/or Completion Report ses ooto0z00

The purpose of this repest form is 1o provide the fender/client with an agcurate apdate of an appraisal and/or 1o repott a cerfication of
compietion. The appraiser rust identify the service{s) provided by selecting the appropsate report tybe.

Property Address 222 3rd Ave SE Unit #

City ALBANY Slate OR Zip Gode 97321-2887

Legal Descriplion THE EAST 1/2 LOT OF THE WEST 12 FT OF LOT 3, BLOCK 13, EASTERN ADDITION, | Gounly LINN

Borrower RANDY ROSENBLAT Contragt Price § niA Datg of Sale Effective Daie of Original Appraisal 08/15/2010
Property Rights Appraised B3 Fes Simple [} Leaschold ] Dther (destribe) Driginal Appraised Value § 375,000

Original Appraiser BRIAN ORR Company Name ALLIANCE APPRAISAL GROUP

Original Lender/Client S & D MORTGAGE Address 191 W WILBUR RD STE 181, THOUSAND QAKS, CA 81360

INDED USE: The i n use s appraisal up ate s for the §nder!chaat 1 evaluale the property that is Se su]ect of this report to detenming if the
proparty fras deciined in vaiue singe the date of the origina! appraisal for 2 morlgage finance transaction.

INTENDED USER: The intenced user of this appraisal update is the lender/client,
SCOPE OF WORK: The appraiser must, at & minicoum: {1) concur with the origingl appraisal, {2) perform an exterior inspection of the subject property from

at ieast the street, and (3) research, verify, and analyze cument market data in order to determine if the propesy has declined in value since the effective date
of the original appraisal.

HAS THE MARKET VALUE OF THE SUBJEGT PROPERTY DEGLINED SINGE THE EFFECTIVE DATE OF THE PRIOR APPRAISAL? ] Yes I No

APPRAISER'S GERTIFICATION: The appraiser certifies and agrees that:
1. |have, ata minimum, developed and reported this appraisal spdate in accordance with the seape of work requirements stated in this appratsal update
report and concur with the analysis and conclusions in the onginal appraisal,
2. iperformed this appralsal update in accordance with the reguirements of the Uniform Standards of Professional Appralsat Practice that were adopted
and proruigated by the Appraisal Standards Board of The Appraisal Foundation ard that were in place a the time this appraisal update was prepared.
3. | have updated the appraisat by incorpuraling the origingl appratsal report.
4,  |have summarized my analysis and conclusions i this appraisal update and retained all supposting data in my work fils,

SUPERVISORY APPRAISER'S CERTIFICATION:The Supenvisory Appraiser certifies and agrees that
1. | directly supervised the appraiser for this appraisal update assignmenst, bave read the appraisal update report, end agree with the appraisers analysis,
opinfans, statements, conclysions, and the appraiser's certification.
2. aceept full responsibifity for the contents of this appralsal update report including, but not Bmited 1o, the appraiser’s analysis, opinions, statements,
conclusions, and the appraiser's certification,

INTENDED USE: The intended use of this cerlification of completion is for the lender/client to confirm that the requirements or conditicns stated in the
appralgal report referenced above have been met.

|iNTENDED USER: The interiied user of this certification of completion is the fender/clent.

MAVE THE IMPROVEMENTS BEEN COMPLETED IN ACCORDANCE WITH THE REQUIREMENTS AND CONIHTIONS STATED IN THE ORIGINAL
APPRAISAL RESORT? [J Yes [ No ¥ No, describe any impact on the opinion of rearket value.

APPRAISER’S CERTIFICATION: | cenlily that | have performed 2 visual inspection of e subject properiy to determine if the conditions or requirements
stated in the origina! appraisat have been satisfied,

VIS0 '

ADDITIGNAL CERTIFICATION: Vwe cerlify fat if this reort was fransmitted as an "electronic recerd” containing my “elecironic signature,” as thase
terms ave defined In applicable fderal and/or state laws (sxcluding auddio and video recordings), or & fatsimile transmission of this repont containing a copy
for representation of my signature, the report shall be as effective, enforceable and valid as if a paper version of this appraisal report were delivered
containing ray origina! hand wrilten signature.

APPRAISER  BRIANR ORR SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature . e Signature

Name BRI oRE== - Name

Company Name ALLIANCE APPRAISAL GROUP Gompany Name

Company Address 3585 SE SHORELINE DRCORVALLIS, OR 97333 Company Address

Telephone Number (541) 7534202 Telephone Number

Drate of Signature and Report 04/11/2011 Date of Signature

Effective Date of Appraisal Updaie State Certification #

Date of Inspection  08/15/2610 or State License #

State Cerlification # CRO0578 or Cther

or State License # State

or (ther {describe) State # Expiration Date of Certification or License

State OR

Expiration Date of Cerfification o License  1/312012 SUPERVISORY APPRAISER

CURRENT LENDER/GLIENT [ bid not inspect subject property

Name RANDY ] Did inspect exterior of subject property from sirest

Company Name & & D MORTGAGE Date of Inspecton

Company Address 191 W WILBUR RD STE 101THOUSAND QAKS, CA {73 Did inspect interiar and exterior of subject property
21360 Date of inspection

Freddie Mac Form 442 March 2005 Page 1 01 Fannle Mae Forrrs 10040 March 2005

Foren 1GG40 - “WIRTOTAL" appraisal software by a la mode, inc, — 1-800-ALAMOGE



Alliance Appraisal Broup (541} 7534202 Maln Hile o, 6G1062

Small Residential Income Property Appraisal Report  rie# sroous

The purpose of this summary apprasal renor is to provide the lenderfclent with an acoorale, and adeguately suppered, opinion of the markel value of the sublec! property.

Propery Address 222 3rd Ave SE City ALBANY Stale OR  ZipGede 9732%-2807
Bomowsr RANDY ROSENBLAT Owner of Public Record  ALBANY REDEVELOPMENT LLG Counly LINN

Legal Descriptibn __THE EAST 1/2 LOT OF THE WEST 12 FT OF LOT 3, BLOCK 13, EASTERN ADDITION, IN THE GITY OF ALBANY, LINN Co, OREGON
Assessor's Parcel # 0082067 Tax Year 2009 RE Taxes $ 1,450.31

Nelghborhood Nane  SOUTH EAST ALBANY idap Reference  11S03W0BCD03200 {ensus Trac! opns4.00

Occupart | 1 Owner [ Tenant D<) Vacant Special Assessments 3 NONE TIPUD HOAS [ per vear [ per monih

Property Rlghis Appraised [ Fee Simple [} ieasehold [ ] Other {deseribe)
Assignment Tyoe  [] Purchase Transaction [T Refinance Transaclion [ Oter (destribe) CONSTRUCTION LOAN
Lenger/Client 5 & D MORTGAGE Address 191 W WILBUR RD STE 101, THOUSAND CAKS, CA 91366

15 the subiest properly curmently offered for sale or has it been offered for sale in the twelve months priot to te effective date of s appraisal? ] Yes ho
Reper data source(s) used, offering price(s), and dae(s},  MLs,

5 [ did [T did not anatyze the contract jor sale for the subiect purchase transaction, Fxplain the resulls of the analvsis of the cantract for sale or why the analysis was not
periormed.

34 Condracl Price § A Dale of Contract 15 the oroperty sefler the owner of public record? [T 1Yes [ |No Data Sourcals)
I $here any Tinancial assistance (foan charges, sale concessions, oift o downpayment assistance, efc.) to be paid by any party on behalf of 1he borrower? Oives [JMo
23 1 Yes, repord the total doflar amount and describe the Htems 1o be paid,

Note: Race and the racial composition of the ne gbhorhcod are nuiappraisal factors.

B Neighborhoot Characienislics: - s 20 UnitHousing Trends Y 2= UnitHousing 1 -PreseniLand Use %

Localion DXi Urban Suburban Rural ?rogerty Vil ues Increasing Stable ) Declining PRICE AGE | One-Unit 80 %

Buit-Up 3 Gver 75% [ ) 25-75% [ Under 25% | Demend/Supply [ Shorlage In Balance [ Over Supply i $ (000) {yrsy |24 Unit 5%
o Growth [ Rapid Stable [ Slow Marketing Time [ tnder3mbhs DI 3-6miss ] OvarGmths | 150 Low  NEW | Muii-Famiy 5%
=3 Nelghborhood Boundarles  BOUNDARIES ARE CONSIDERED TO BE WATER AVE NORTH, WAVERLY DR 450  High 126 |Commercial 5%
e SAST, PACIFIC BLVD SOUTH AND ELLSWORTH ST WEST. 250  Pred. 80 |Other (VACKS %
=} Neighborhood Description  THE SUBJECT 1S LOCATED IN DOWNTOWN ALBANY 1N AN AREA OF SINGLE FAMILY, MULT! FAMILY AND COMMERCIAL

PROPERTIES, SCHOOLS, SHOPPING AND EMPLOYMENT ARE ALL WITHIN A SHORT DISTANCE, THE SUBJECT BLENDS WELL WITH THE OTHER
HOMES IN THE AREA,

Warket Conditfons (including suppoit for the zhove conglusions)  THE MARKET IS ACTIVE WITH RATES NEAR 68%. SUPPLY AND DEMAND ARE iN BALANCE
WITH AN AVERAGE MARKETING TIME OF 3 TO 8 MONTHS,

{imensions SEE ATTACHED PLAT MAP ArtA 4,800 SF Shaps SEE PLAT MAP View NEIGH
Specific Zoning Classilication GB Zoning Description CENTRAL BUSINESS
Zoring Compliance [X) Legal | Legal Noncostorming {Grandiathered Use} [ ] No Zoning 1) lega! {describe}
35 fhe hiohest and best use of subject property as improved for as proposed per slans and specifications) the present yse? DO Yes ] No 1 No, destrbe

Utifities Public  Other (describe) Public  Other (describe) Off-site Improvements = Yype Public  Private
Electicty ) Water N Sleet ASPHALT L
Gas (] Sartary Sewer B3 [ Mgy  NONE/TYPICAL ) ]
FEMA Special Flood Hazard Ares [ ] Yes No_ FEMA Fiood Zone ¥ FEMA Map # 41043002136 FEMA Map Date 9/20/2010
Are ine pilides and/or off-sile impiovements typical for the market aree? (X1 Yes [ ] No I No, describe
Are there any adverse site condiliens or external factors (sassments, encroachments, snvironmental eondilions, land uses, et)? [ 1Yes BXINo H Yes, desoripe
“Generat Desorption B o Foundation o e 8] Exterior Descriplion - ma%erials/comiﬁun_ Inferior - i materials}’conm

Unﬁs [Two [ Theee §X) Four Concrele Sl Crawl Space Foundation Walls CONCRETE/AVG Fpors LAM,CPT/NEW
1 Avcessory Unit (describe below) ) Full Basement [ Parlial Basement | Exterior Wals - WOODIAVG Walls DWINEW
#of Stories 2 # of bldgs. 4 Basement Area 2,016 _safl,| Roof Surface COMPINEW TinyFirish  WOODINEW
Type £ Det. [ J At [ ] 5-Det/Erd Unit ] Basement Finish 100 %} Gutters & Downspouls ALUMNEW Balhi Floor  THENEW
DX Existing || Proposed [ ] Under Constd® Guiside Entry/Bxt ] Sump Pump_ EWindow Type WOODIAVG Balh Wainscnt FIBERGLASS/NEW
Dasign {Siyle) 4-PLEX Evidencg of | Infestation Sterm Sashinsulated nNo : . Gar Storage
Year Bull 1905 {___i Dampness ] Settement Sergens NG ED tone
Effective Age {Y13) 15E < Heating/Guoling - I —_Amenities - - |1 Driveway  # of Cars 2
Attic None FWA ] HWes E% Radiant|} fi reniace( } [ Woodstovels) #  [Driveway Suiface ASPHALT
{3 Drap Stair Stairs [ 7] Giher Fuel ELe Palig/Deck Ferice Garage  # of Cars

Floor Scuttle Cooling [ Genfral Air Condiioning ] Poot Porch [ ] Carporl  #of fars

o Finished Healed {1 individyal 1] Other L) Other Al [] Dat. {1 Built-in
2 # of Applances [Refiigeralor 4 [Rengefven 4 |Dishwasher 4 |Disposal 4 | Microwave | Washenryer ! Ofrer {gescribe)

nit # 1 contalns; 4 Reoms 2 Bedrooms 1_Balh(s) 2,970 Square Fesl of Gross Living Ares
Unit # 2 containg: 4_ Rooms 2 _EBedrooms 1_Baih(s) 954 Square Feet of Gross Living Area
Unit # 3 cenialns: 4 Rooms 2 Bedrooms 1 Bathis) 4,602 Square Feel of Gross Living Area
Unit # 4 confains: 4_ Rooms 2_ Bedrooms 1, Bath{s) 1,002 Square Feet of Gross Liing Ares

Additonal features (special energy sfficlen! tems, eic.).  THERE ARE NO SPECIAL ENERGY EFFICIENT ITEMS NOTED,

Deseribe the condilion of ihe properly fincluding needed repairs, deferioralion, renovations, remodeling, sl ). The subject is in the middle of 2 compigle remodel. This
anpraisal is subject to completion of the remodel. See photos, The home was given a good quality rating due fo granite counters, aminant floors, and custom
cabinets.

Freddie Mac Form 72 March 2005 Page 107 £aanle Mae Form 1025 March 2005

Form 1025 — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE



e e M. D51 00200, Pane 427

02108200

Small Residential Income Property Appraisal Report . # as100200

1¢ there any physical deficiencies o7 adverse conditions hal affect fhe livabﬁi'ly, soundness, of strectura! integrity of the property? | 1 Ves X No Il Yas, deseribe,
THIS APPRAISER IS NOT A HOME N SPECTOR OR A PEST AND DRY ROT EXPERT,

Dous the property generally sonform 1o {e neighbarhood (functionat wlifly, style, condiion, use, construction, elc.)? 4 Yas 1 No I No, describe.

C IMPROVEMENTS

15 ihe property subject fo rantcomirol? [ Yes  BXI Ko ¥ Yes, deseribe

b8 The fofiowing properties represent the most curent, similar, and proximate comparable rental properties fo the sublect properly. This analysis is inlended o support the
o opinion of the market rent for ihe subject properly.

: FEATURE i SUBJECT COMPARABLE RENTAL # 1 COMPARABLE RENTAL # 2 CONPARMBLE RENTAL # 3

e AGGresS 222 3rd Ave SE 2890-2695 18TH AVE SE 2524-2530 HILL ST SE 2600 16TH AVE SE

ALBANY, OR 97321-2807 ALBANY, OR 87321 ALBANY, OR 87321 ALBANY, OR 57321

&8 Proximity to Subiect 1.42 miles SE 1,66 miles SE

N8 Current Monthly Rent § VACANTL 2,380 $ 2,808

R Renl/Cross Bldg, Ares 1§ Nia sl 0.62 g0, 3 ososail

oM Rent Control ] Yes [ Mo [IYes B4 No [ iYes DX No [ 1Yes [ No

8 Data Sourcefs) IMLS, LCO MLS, £CO EALS. LCO ML LCO

=Y Dato of Lease(s |MONTHMONTH _ IMONTHMONTH MONTH/MONTH IMONTHIMONTH

; RES/AVG RESIAVG RES/AVG RESIAVG
105A 334 Jada 128
GOOD(UPDTED) JAVERAGE AVERAGE GOOD
" Gross Building Aréa 5,82 3,840 2,980 4,928
U Breakdows Ren Count Sga.zgt‘ Rm Count 52'_2,%_ Monthiy Rent  1Rm Count Sgslz% Monthly Rent  [Rrn Gount sgl,z%, Monthly Rent

ToUBriBa | s5028iTotiBr|Bs | 3840 2,3801Tct| BriBa | 2880 2,310|Tot| Br {Ba 1 4,828 2,900
4l2| 4 1 por0ialzid 960, 595 4] 2] 1 7401% 50 5(3i2s5] 123218 725
4]2] 1 g54| 41 21 1 950 sasl 412} 1 740 586/ 5| 3125]| 1232 725
4l2i 11 1002l4; 2% 1 9601$ sosl a2l 1 740 5765161 3§25 1232 725

4lzi1 1 1002145211 9608 ga5| 4121 2 740 600[ 51 3125] 1232 725

oy Utlifies Included NONE NONE NONE NONE

&Y Analysis of rental dala and support for estimated market rents for the individual sublecl unfis reported befow {including the adequacy of the comparables, rental concessions,
BEelc!  THE COMPARABLES UTILIZED ARE THE MOST COMPETING PROPERTIES AVAILABLE AND OFFER REASONABLE SUPPORT FOR THE MARKET
RENT ASSIGNED TO THE SUBJECT IN THIS REPORT, MARKET RENT I8 AT THE UPPER END OF THE RANGE DUE TO THE SUBJECT BEING
COMPLETELY REMODELED AND OF GOOD QUALITY.

Bl Rent Schedule: The appralser must reconche the apphcab!e mc;ncated rnonih!y market renis 1o orovide an opsnwn of lhe mmarket rent for each unit in 1he subjeot properh,-

st Actal Rents Oplnfon of Market Rent” -

Loese Date Per Unit Tola! Per Uil Toial

Unit # Beain Date End Date Unfurnished Furnished Rents Unfurnlshed Fursished Rents
1 VACANT VACANT § $ VACANT| § VACANT 200/ $ $ 900
2 VACANT VACANT VACANT] VACANT 700 700
3 VACANT VACANT. VACANT| VACANT) 700 700
4 VACANT VACANT VACANT| VAGANT] 705 700
Comment on lease dafa  THE SUBJECT IS Total Achsal Monthly Rent $ VACANT] Total Gross Monthly Rent $ 3,000
i UNDER CONSTRUCTION WITH NG CURRENT | Other Monthly lncome {iternize} ) NONE] Other Monthly income (iternize) $ NONE
] RENTAL INCOME Total Actual Montbly Income $ VACANT] Total Estimated Monthly income $ 3,000

{1 Trash colection [ | Cable DG Olher NONE INCLUDED
NG PERSONAL PROPERTY WAS INCLUDED. MARKET RENT WAS

P4 Utiities incluced nesfimated rents [ T Electric [ Water | | Sewst [ tGas [ 104
3 Comments on aclual or estimated rents and other momthly incorme (inckiding personal propesty)
8 UTiLIZED IN THE INCOME STATEMENT.

B

i did ] dig not research the sale or Yansfer history of the subject property and comparable sales, If nol, exnlain

: My research | ) did [ did not reveal any prior sales or transfers of he sublec property for tha lhee years prior to the effective date of this appraisal,
Data Sourcels)  mLS, COUNTY RECORDS
Ed Wy research [ did [ did ot reveal any prior sates or Yransfers of the comparable sales for the vear pricr to the date of sale of fe comparable sale.

e Dala Source(s)  MLS, COUNTY RECORDS

“‘-‘ Repor! the results of the research and anaysis of the prior sale of transter history of the subiect property and comparable sales {report additional prior seles on page 3),
ITEM SUBJECT CCMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
E=4 Date of Prior Sale/Transfer NO SALES/TRANSFERS NO SALESITRANSFERS NO SALES/TRANSFERS NO SALES/TRANSFERS
ice of Prior Sal/Transfer WITHIN LAST 36 MONTHS __ {WITHIN LAST 12 MONTHS _IWITHIN LAST 12 MONTHS | WITHIN LAST 12 MONTHS
Data Source(s) MLS. COUNTY RECORDS  |MLS. COUNTYRECORDS _ |MLS, COUNTY RECORDS _ IMLS, COUNTY REGORDS
Effective Date of Data Source(s) 09/2010 9972010 09/2010 08/2019

/A

Analysis of prior sale or transter history of the subject properly and comparable sales
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Mz Mg Mg, 00300200 Page #3)

Small Residential Income Property Appraisal REpOrt oy corscooy
8 Therc are 2 __ tomparable properiies currently offered for sele in the subject neighborhood ranging in prics from § 250,000 0% 259000
Thereare 3 comparable sales in the subject neichborhood within the past twelve months ranging in sale price from § 254,500 8 328000
FEATURE i SUBJECT GOMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
&F Address 222 3rd Ave SE 2600 167TH AVE SE 22072211 ELM 8T 8w 18850-1900 17TH AVE SE
o ALBANY, OR 97321 ALBANY, OR 97321 ALBANY, OR 97324 ALBANY, OR 37321
b Proximity to Subiect ; 56 miles SE 1,04 rnites SW 1.24 miles SE
Sale Price $ N/A| ;
Sl Sal Price/Gross Bidg. Avea (& NfA sodt
Gross Monthly Rent $ 3,000
& Gross Rent Mutipher N4
B8 Price per Unit NIA
B8 Price per Room nial 18,40 $
48 Price per Bedroom Al 8 27,33 $ $
B Fent Conlrol [ Yes B Mo [T Yes [ N [_ives BGNe [_1Yes £ e

B Dzta Source(s) MLS, LCD MLS, LCO MLS, LCO

o \Verification Source(s) ;| ML#612887/CL OSED/203 DOM ML#620260/CLOSED/110 DOM ML#815787/CLOSED/SR DOM
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +{-) Adjusiment DESCRIPTION +{-) Adjustment DESCRIPTION +[-) Adjustment
Sale or Financing CONVENTIONAL FHA A
Concessions ONE NONE NONE

BB Dale of Sale/Time | 124292009 03/31/2010 10/29/200%
o Location RES/AVG RES/AVG RESIAVG RESIAVG

B Leasehoid/Fes Simple FEE SIMPLE FEE SIMPLE FEE SIMPLE FEE SIMPLE
oy Site 4,600 SF 10,454 SF -5,65415,350 SF 7,841 SF -3,040

= NEIGH NEIGH NEIGH . NEIGH
i‘s‘ Design [Siyle) 4-PLEX 4-PLEX DUPLEX DUPLEX
E=3 Quality of Construstion GOOD AVERAGE +50,000AVERAGE +50,000/G00D
105A 124 024 01A
GOOD(URDTEDY _ GCOD [cleluls} GOOD
-3 Gross Building Area 3,912 4,928 4,840 2778 +47,360 2,520 +55.680
b3 Linit Breakdown Total {Bdrmsi Baths | Total iBdrms| Baths TotaliBdms!| Baths Totat:Bdrms| Baths
Uit # 1 4 1 2 1 51 3 25 75000 5 13 2.5 7,500 5 13 2 5,000
Unit # 2 4 2 1 G 3 2.5 <7500 6 3 2.5 BY R 3 2 -5.008
] Uit # 8 4 | 2 i 5 1.3 ] 25 -7.600 +5,006 +5,000
bl Uil & 4 4.1 2 1 6 1.3 125 7,500 +5.000) +5,000
£ Basement Description 2,818 SF/FINISHED [NONE +50,480{NONE +60,480|NONE +60,480
ks Basement Finished Rooms  [X, BATH, GRTRM A +10,000(HA +10,000N(A +10,000
¥ Functional Uliity AVERAGE AVERAGE AVERAGE AVERAGE
Healing/Coofing ZNLCELENONE  [ZNL ELE/NONE FA ELENONE -5,000iFA GASINONE -10,000
Energy Efficient fems AVERAGE AVERAGE AVERAGE AVERAGE
¥ Parkinc DrvOlf Site PARIING AREA |4 CAR GARAGE 10,0002 CAR GARAGE -5,00014 CAR GARAGE ~16.000
Porch/Pali/Deck PORCH, DECK PORCH, PATIO PORCH, PATIO PORCH, PATIO

B et Adjusiment (Toial)

R+ - |8 aqt88 DA+ - 3 162840l Bd+ {1~ 1% 103120
& Adiusted Sale Price

Net Adj. 104 % NetAdl. 601 % Nethdl, 337 %

of Comparables Gross Adi. B30 %|$ 362,186/80s5 Adl. 787 %|$ 467,34010055 Ad, 651 %1 263,120
Adjusted Price Per Unit g sPcomni # ofGomplionsy |$ 90,54 $ 203,67 $ 181,56
Adiusted Price Per Room (ad.5p Coma/ # of Campiooms) | § 18,10 5 40,734 $ 36,35
§ Adjusted Price Per Bedrmiag, sp como! # of Cump $ 30,182} kS 67,89 A 60,520} St il r
§ Valze per Unil 93750 X 4 Unils = § 375000 Valeper GBA §  s328 X 5028 GBA = § 375,005

Value per Rm. .24z X 15 Roams = § 375,008] Vale per Bdrms.§ 46875 X 8 Bdrms. = § 3754000
§ Summary of Sales Comparison Approach including reconciistion of the above indicaters of value. AN EXTENSIVE SEARCH WAS MADE USING MLS, THE
COMPARABLES UTILIZE ARE THE ONLY DATA AVAILABLE IN A LIMITED WELL RESEARCHED MARKET, CONDITION RATINGS/ADMISTMENTS REFLECT
THE AGE OF THE HOMES AND UPDATING N RELATION 70 THE SUBJECT, SEE NEXT PAGE FOR ADDITIONAL COMPARABLE ADDED FOR FURTHER
§ SUPPORT. COMPARABLE #1 IS THE ONLY 4-PLEX SALE AVAILABLE AND WAS GIVEN MOST WEIGHT, COMPARABLE #2 1S THE MOST RECENT SALE
AND WAS GIVEN SECONDARY WEIGHT, COMPARABLE #3 WAS UTILIZED TO DEMONSTRATE A PROPERTY WITH SIMILAR UPGRADES AS THE
SUBJECT AND WAS GIVEN A SIMEAR QUALITY RATING. ALL 3 SALES ARE NEWER HOMES UTHIPED TO REFLECT THE SUBJECTS UPDATING,

Indicated Value by Salss Gomparison Approach § 375 000

) Total gross monthiy rent § 3,000 X gross rent mufiplier {GRM) 125 =% 375,000 Indlcated vakse by the Income Approach
% Commants on incoms approach incloding reconcifialion of the GAM THE INCOME APPROACH 13 SUPPORTIVE OF THE SALES COMPARISON APPROACH AND
151 THE COST APPROACH,

§ Ingicated Value by, Sales Comparison Approach $ 375 000 Income Approach § 375,000 Cost Approach [if developed) § 402,550
THE SALES COMPARISON APPROACH BEST REPRESENTS THE REACTIONS BETWEEN WILLING BUYERS AND WILLING SELLERS AND WAS GIVEN
E MOST WEIGHT. SECONDARY WE!GHT WAS GIVEN TC THE INCOME APPROACH. THE COST APPROACH 1S THE LEAST RELIAELE AND WAS GIVEN
LEAST WEIGHT BUT IS SUPPORTIVE OF THE QTHER TWO APPROACHES TO VALUE,

Tils appraisalis made (] "asis", [TJ subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been
compleled, subject 1o the following repairs o afterations on the basis of a hypothelical condifion that the repairs or alterations have been compigled, or [ subject io the
following required inspection based on the extraordinary assumplion that the conditicn o deficiency does not raguire aileralion of repair. THIS APPRAISAL 1S SUBJECT TO
i COMPLETION OF THE REMODEL,

i Based on a complele visual Inspection of e interior and eXierior areas of e Subject property, delinetl SCope O] WOk, SLABMEIN Of aSSUmpLioNs and IMAIngG
 conditions, and appraiser's certification, sy {our} opinion of the market value, as defined, of the real property that is the subject of 1his report Is

g3 3vso00 asof 09/15/2010 , vihich is the date of inspection and the effective date of this appraisal,

T REGONCILIATION -
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. ' . 08100200
Small Residential Income Property Appraisal Report e # og100200

Intended Usa: The Intended Uise of this appraisal is to evaluate the property that is the subject of this appraisal for mortgage finance transaction, subject o the stated

Scope of Work, purpose 9f the appraisal, reporting requirements of ibis appraisal report form, and Refinition of Market Velue, No additional Intended Users are

identified by the appraiser,

Interded Liser: The intended user of this appreissl repert is the lenderfcient,

Highest ang Best Use Comments; Considering lega), physical ang econormic {actors, the highest and best use for the sublect properly was snalyzed and determined
1o be B¢ current use as an improveyd residential site.

# Market Comparisen Comments: Althoush design may vary, the market does net dempnstrate a preference therefor no adjusiments were given, Room counts werg __|
compensated for in the gross living srea adjustments, Gross Jving area adjustments were calculated at $40 per square foot for differences of 100 square fest or

% more, Basement adjustments were caloulated at $30 oer square foot. Site size adjusiments were caleulated at §1 per square foot for diiferences of 3,000 square
feet or more. Condition ratings/adiusiments reflect the age of the homes and updating in relation 1o the subject, Al other adjustments are considered self
B8 caplanatory.

B Acditlonal Comments: ‘This appraiser utllizes digtal photos and signatures and iransmits appraisals elecironically. These reporfs can not be altered by anyone other
than the original signing appraiser. This appraisa! is based on an analysis of the subject property as of the date of inspection. Vaiuation is based on current market
conditions as of the effeclive date of the aporaisal. Data and conclusions are based on the assumption that there have beean sio detrimental physical, functional or
sxtemal faclors transpiring between the date of Inspection and the date of completion of this report, :

This appraiser assumes no responsibility for matlers of & legal nature that affect the property belng appraised or the ille ko it It is sssumed thal their are no hidden
condilions of the properly, subsell, or structure that may render it mere or less valuable, This appraiser is not a home inspector and assumes all mechanical syslems
to be in working order and struclural systems to be in salisfaclory condition, This appraiser is nof & surveyor and makes no guarantees, expressed or implied,
regarding the determination of a fiood plain. For exact focalion, # is recommended FEMA be contacted.

CADDITIONAL- COMMENTS

% Sope of Work: This appralser has: Performed a complete visual insoection of the interior and exterior areas of the sublect property, inspected the nelghberheod
inspected each of the gomparable sajes from at least the street, researched, verified and analyzed data from refiable public andfor private sources and repotied
i snatysis, epinions and conchestons in the appraisal repert,

Distance and Gross Adjusiments Comments: No sales of properlies similar and In close proxmity to the sublect were avallable making it necessary o exceed desired
distance guidelines of 1 mile. Gross adiustments have alse exceeded desired guidelines. 4 was not possible to bracket the value for the subject in this report, The
comparables utilized are the most competing properties avaiiable in a limited well researched market. The sublect is nof considered to be an over improvement but is
§ on the upper end of value for the area. This does not have an adverse affec! on value or marketability,

Overview of the Subject: The subject is an oider 4-plex that is underpoing a complete rengvalion. Unit #1 wil have access to the full basement that will be finished
_' and have & 2nd kitchen, full bath and rec room, All units will have granite counters, custom cebinets, laminant fioors, updated elecirica! ang plumbing. The entire
ulding has been tom down to the studs and will be completely new. Newer homes were ufilized to reflect the subject's updating however only comparable #3 s of
similar quality as the sublect, Gomparable #1 was utilized to bracket the gross living area for the subject, Comparable #2 was ulilized o demonstrate a sale within 8
} months, Comparable #3 was ulilized to demenstrate 2 home with similar quality and condition as the subject. Comparables #4 and #5 are current listings utiiized to
demonstrate the most current rarket activity of 4 plex properties in the area.

COSTAFPROACH T0 VALUE {fot required by Fancie Mag) - -~ -

icate the beltw cost Houres and calcidations.

Frovige adequate information $or he lender/client to rep!

§ Support for the opinion of site value {surmeary of somparable land sales or ofher methods for estimating site value) DUE TO LIMITED LAND SALES, EXTRACTION
§ ANALYSIS WAS UTILIZED TO ESTIMATE SITE VALUE, MINIMAL WEIGHT WAS GIVEN TO THE COST APPROACH DUE TO THE LACK OF LAND SALES
3 AND THE AGE OF THE HOME,

5 ESTMATED [ ] REPRODUCTION OR £<) REPLAGEMENT COST NEW . OPHMION OF SITE VALUE. . ) 70,000
¥4 Source of cosl dale_ LOGAL BUILDERS DWELLING 3912 SaFL @5 85.00 . =% 332,520
54 Quziity rating from coslservlce Goop  Effectve date of cost data AN 2010 2016 Sof @% 5500 ... =§ 110,880
% Commenis on Cost Approach {oross fving area calculations, depreciafion, st} =3
bt ci7E VALUE IS BASED ON EXTRAGTION ANALYSIS, COST FACTORS WERE | Gareae/Carorl SuR@§ =%
b4 SERIVED FROM INFORMATION FROM LOCAL BUILDERS, THE HOME HAS | Tota Estimate of Cost-New =% 443 400
B A FUNCTIONAL FLOOR PLAN AND BLENDS WELL WITH THE OTHER Less Physical Fupclional  |Exlernal
g HOMES N THE AREA, Depretiation 110,850 = 110,850)
Depreciated Cost of improvements . u 332,550
“Asds® Value of Site fmprovemenis s =%
L Estimated Remairing Economic Life (HUD and VA orly) 45 Years | NDICATED VALUE BY COST APPROACH =$ 402 550
. " PROJECT INFORMATION FOR PUDs (i applicable) ; o Co e
g Is {he developerbuilder in conio! of the Hemeuwnars Assacaatson (HOM® T¥es [INo  Unittypefs) [ ] Detached {j Aﬂached
l Provide the {ollowing information: for PUDs GNLY i the developer/builder Is i Control of the HOA and fhe subject property is an altached dwelling snit.
q |.egal Name of Projec]
2 Total number of phases Tolal number of unfis Totat number of units sold
‘fom number of urits rented Total number of unlts for sale Data source(s)
g Was the project created by the conversion of existing bulldings) ito a PUD? {3 Yes {1 No_if Yes, date of conversion.
2 Does {he project cortain any mut-Gweling urils? [T1¥es 1Mo Dala Spurce
=4 Are the units, common elements, and recrealion faciliies complele? [Z)Yes | ] No # No, describe the status of comoletion,
2
=
8 Ave T common siements leased to of by the Homeowners’ Assochalion? | 1Yes [ 1 No F Yes, describe the roniat tarms and oplions.
Describe common elements and recreational facilifies,
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Small Residential Income Property Appraisal Report iy ostooz0

This report form is designed to report an appraisal of a two- to four-unit properly, including a two- to four-unit property in a
planned unit development {PUD). A two- fo four-unit property located in either a condominium or cooperative project
requires ihe appraiser to inspect the project and complete the project information section of the Individual Condominium
Unit Appraisal Report or the individual Cooperative Interest Appraisal Report and attach it as an addendum o this report.

This appraisal repori is subject to the following scope of work, intended use, intended user, definition of market value,
statement of assumptions and limiting conditions, and certifications. Madifications, additions, or deletions to the intended
use, intended uses, definition of market vaiue, or assumptions and Emiting conditions are not permitted. The appraiser may
expand the scope of work to include any additional research or analysis necessary based on the complexity of this
appraisal assignment, Modifications or deletions 1o the cerlifications are also not permitted. However, additional
certifications that do not constitite material afterations to this appraisal report, such as those required by law or those
related to the appraiser's continuing education or membership in an appraisal organization, are permitted.

SCOPE OF WORK: Tae scops of work for this appraisal is defined by the complexity of this appraisal assignment and
the reporiing retiuirernents of this appraisal report form, including the foflowing definition of market value, statement of
assumptions and fimiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual
inspaction of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the
comparable sales from at Ieast the sireet, (4) research, vetify, and analyze data from reliable pubfic and/or private sources,
and {5) repori his or her analysis, opinions, and conclusions in this appraisal report.

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

INTENDED USER:  The intended user of this appraisal report is the fender/client.

DEFINITION OF MARKET VALUE: The most probabie price which a property should bring in a competitive and open
market under all condifions requisite to a fair sale, the buyer and seller, each acling prudently, knowledgeably and assuming
the price is not affected by undue stimulus. Implictt in this definition is the consummation of a saje as of a specified date and
the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) beth
parties are well informed or well advised, and each acting in what he or she considers his or her own best iterest; (3} a
reascnable time is allowed for exposure in the open market; (4) paymest is made in terms of cash in U. 8. dolars or in
terms of financial arrangements comparable therete; 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.

*Adiustments to the comparables must be made for special or creative financing or sales concessions, No adistments are
necessary for those costs which are normally paid by sellers as a result of fradifion or law in a market area; these costs are
readily identifiable since the seller pays these costs in virlually afl sales transactions. Special or creative financing
adjustments can be made to the comparable property by comparisons to financing ferms offered hy a third parly institutionai
lender that is not already involved in the property or fransaction. Any adjusiment should not he caicutated on a mechanical
dofiar for dollar cost of the financing or concession but the dollar amount of any adjusiment should approximate the
market's reaction to the financing or concessions based on the appraiser's judgment

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

1. The appraiser will not be responsibie for matters of a iegal naiure that affect either the property being appraised or the
fitie fo #, except for information that he or she became aware of during the research involved in performing this appraisal.
The appraiser assumes that the title is good and marketable and will not render any opinions about the title.

2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements,
inGluding each of the units. The skelch is included only to assist the reader in visualizing the property and understanding the
appraiser’s determination of its size.

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

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

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the
presence of hayardous wastes, toxic substances, etc.) chserved during the inspection of the subject property or that he or
she became aware of during the research involved in performing this appraisal. Untess otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physicai 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, ete.) that wouid make the property less valuable, and has assumed that there are no
such conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any
such conditions ihat do exist or for any engineering or testing that might be required o discover whether such conditions
exist. Because the appraiser is not an expent in the field of environmental hazards, this appraisal report must not be
considered as an environmental assessment of the property.

6. The appraiser has based his or her appraisal report and valyation conclusion for an appraisal that is subject 1o
satisfactory completion, repairs, or alterations on the assumption that the compietion, repairs, or aiterations of the subject
property will be performed in a professional manner.
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Small Residential Income Property Appraisal RePOft e soro006

APPRAISER’S CERTIFICATION:  The Appraiser cerfifies and agrees that:

1. | have, at a minimum, deveioped and reported this appraisal in accordance with the scope of work reguirements stated in
this appraisal report.

2. | performed a complete visuai inspection of the interior and exterior areas of the subject property, including all units. |
reported the condition of the improvements in faciual, specific terms. 1 identified and reported the physical deficiencies that
could affect the tivability, soundness, or structural integiity of the property.

3. 1 performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal
Practice that were adopted and promuigated by the Appraisal Standards Board of The Appraisal Foundation and that were
in place at the time this appraisal report was prepared.

4. 1 developed my opinion of the market value of the real property that is the subject of this report based on the sales
comparison and income approashes fo valug, | have adeguate markei data to develop reliable sales comparison and
income approaches io value for this appraisai assignment. | further certify that | considered the cost approach to value but
did not develop it, unless otherwise indicated in this report.

5. | researched, verified, analyzed, and reported on any current agreement for sate for the subject prdperty. any offering for
sale of the subject property in the twelve months prior io the effective date of this appraisal, and the prior sales of the
subject property for a minimum of three years prior fo the effective date of this appraisal, unless ofherwise indicated in this
report,

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

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

8. | have not used comparable saies thal were the result of combining a fand sale with the contract purchase price of a
home that has been buiit or will be built on the land.

| have reported adjustments to the comparabie sales that reflect the market's reaction to the differsnces betwsen the
subject property and the comparable sales.

10. § verified, from a disinterested source, ail information in this report that was provided by parties who have a financial Interest in
the saie or fmancmg of the subject property.

11. { have knowledge and experience in appralsing this type of property in this market area.

12. | am aware of, and have access 1o, the necessary and appropriate public and private data soerces, such as muitipie Hsting
services, fax assessment records, public land records and other such data sources for the area in which the property is located.

13. | obtained the information, estimates, and opinions fumished by other parties and expressed in this appraisal report
from reliable sources that | belisve to be tue and correet.

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

15. | have not knowingly withheld any significant information from this appraisai report and, to the best of my knowledge, ail
staternents and ‘information in this appraisal report ars true and corract,

18. 1 stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusians, which
are subject only to the assumptions and limiting conditions in this appraisal repost.

17. | have no present or prospective interest in the property that is the subject of this report, and | have no present or prospective
personal interest or bias with respect to the participants in the transaction. | did not base, either partiaily or completely, my
analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital stafus, handicap,
familial status, or national origin of either the prospective owners or occupants of the subject property or of the present owners of
occupants of the properties in the vicinity of the subject property or on any other basis prohibited by lfaw.

18. My empioyment and/or compensatios for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that | would report (or presant analysis supporiing) a
predetermined specific value, a predetermined minimum value, a range or divestion in vaiue, a value that favors the cause
of any party, or the attainment of 2 specific resuit or ocourrence of a specific subsequent event (such as approval of a
pending morigage loan application).

18, | personally prepared all conciusions and opinions about the real estate that were set forth in this appraisal report. i |
refied on significant real property appraisal assistance from any individual or individuais in the performance of this appraisal
or the preparation of this appraisal report, | have named such individual(s) and disclosed the specific fasks performed in this
appraisal report. 1 cerdify that any individual so named is gquaified to perform the tasks. 1 have not authorized anyone o
make a change to any #tem in this appraisat report; therefore, any change made to this appraisal is unauthorized and | will
take no responsibility for i,

20, | identified the fenger/client in this appraisal report who is the individual, organization, or agent for the crganization that
ordered and will receive this appraisal repori.
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21. The lender/ciient may disciose or distribute this appraisal report to: the borrower; another iender at the request of the
porrower; the morigagee or its successors and assigns; morigage insurers; government sponsored enterprises; other
secondary market participanis; data collection or reporting services; professional appraisal organizations; any department,
agency, or instrumentality of the United States; and any siate, the District of Columbia, or other jurisdictions; without having to
ohtain the appraiser's or supervisory appraiser's (if applicable} consent, Sugh consent must be obtained before this appraisal
report may be disclosed or distributed to any other parly {including, but not fimited ic, the public through adveriising, public

relations, news, sales, or other media).

22, | am aware that any disclosure or distifbution of this appraisal report by me or the lender/client may be subject to certain
faws and regulations. Further, 1 am alse subject 1o the provisions of the Uniform Standards of Professional Appraisat Practice

that pertain to disclosure or distribution by me,

23. The barrower, another lender at the request of the borrower, the morigagee or ifs successors and assigns, morlgage
insurers, government sponsored enterprises, and other secondary market participanis may rely on this appraisal report as part
of any mortgage finance fransaction that invoives any ong or more of these parties.

24, if this appraisal sepor{ was transmitted as an “electronic record” containing my “electronic signature,” as those terms are
defined in applicable federal and/or state laws {excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing 2 copy or representation of my signature, the appraisal report shali be as effective, enforceable and
valid as if & paper version of this appraisal report were delivered containing my original hand written signature.

25, Any intentional or negligent misrepresentation{s) contained in this appraisal report may result in civil liability and/or
criminal penalties including, but not Bmited to, fine or imprisonment or both under the provisions of Title 18, United States

Code, Section 1001, et seq,, or similar state laws.

SUPERVISORY APPRAISER'S CERTIFICATION:  The Supervisory Appraiser cestifles and agrees that:

1. | directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser's
analysis, opinions, statements, conclusions, and the appraiser’s certification.

2. | accept full responsibility for the confents of this appraisal report including, but not limited to, the appraiser's analysis, opinions,

statements, conclusions, and the appraises's certification.

3. The appraiser identified in this appraisal report is sither a sub-contracior or an employee of the supervisory appraiser {or the
appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable stale law,

4, This appraisai repost complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promuigated by the Appraisal Standards Board of The Appraisal Foundation and that were in piace at the fime this appraisal

report was prepared.

5. f this appraisal report was transmitted as an “electronic record” containing my “electronic signature,” as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a Tacsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shali be as effective, enforceable and
valid as if a paper version of this appraisal report were defivered containing my originai hand written signature.

APPRAISER  BRIANRORR

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signaiure % - . Signature

Name BRY Name

Company Name  ALLIANGE APPRAISAL GROUP Company Name
Company Address 3585 SE SHORELINE DR Company Adcress
CORVALLIS, OR 87333

Telephone Number (541) 753.4202 Teiephone Number
Email Address BRIANGAAGOREGON.COM - Email Address
Date of Signature and Report  09/29/2610 [ate of Signature
Effective Date of Appraisal  09/15/2010 State Certification #
State Certification # CRO0578 o State License #
or State License # State

or Cther (describe) State #
State OR
Expiration Date of Certification or License  1/31/2012

ADDRESS OF PROPERTY APPRAISED
222 ard Ave SE
ALBANY, OR 875212897

APPRAISED VALUE OF SUBJECT PROPERTY § 375,000

LENDER/CLIENT

Name RANDY

Company Name 8 & D MORTGAGE

Company Address 191 W WILBUR Ri> 8TE 101, THOUSAND OAKS,
CA 91360

Emait Address A

Expiration Date of Gertification or License

SUBJECT PROPERTY

{7} Did notinspect subject property

{7} Did inspect exterior of subject property from streef
Date of Inspection

7] Did inspect interior and exterior of subject property
Date of Inspection

COMPARABLE SALES

] Did notinspest exterior of comparable sales from street
7 Did inspect exterior of comparable sales from street
Date of inspection

Freddie Mac Form 72 March 20058

Paga7ol7

Fannie Mae Form 1025 March 2005

Form 1025 -— "WIRTGTAL® appraisal software by & l2 made, ne. — 1-800-ALAMODE
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Small Residential Income Property Appraisal Report

#dain Fie No. 957002001 Page #8)

09100250
File # 03100200

FEATURE : SUBJECT COMPARABLE SALE #4 COMPARABLE SALE # 5 GOMPARABLE SALE # 6
B Address 222 3rd Ave BB 2690-2696 18TH AVE SE 2524-2530 HILL §T 88
ALBANY, OR $7321-2697 ALBANY, OR 97821 ALBANY, OR 97372
& Proximiy to Subject 1,42 miles SE
Sale Price
B Sale Price/Gross Bldg, Area ; 84,46 564
B8 Gross Monihly Rent 3,000;8 2,380] 2.310]
B Gross Rent Millinfier : 149.20 108.23)
Price per Unit % N/AL S 64,875 62,500
B Price per Room $ NIALS 18,244 15,625
| Price per Bedroom $ NiALS 32,488| 31,250
B Rent Corlrol {1 Yes X No [ 1ves B4 No {1 Yes B No TiYes [ Tho
Dals Sovrge(s) MLS, LCO MLS, LCO
B Verificalion Souros(s) MLEGZI304LISTING 214 DOM MLEG20622/LISTINGIZE3 DOM
B VALUE ADJUSTMENTS - DESCRIPTION +[~} Adjustment DESCRIPTION +{= Adiustment DESCRIPTION +{~] Adjusiment
W8 Sale or Financing JLISTING LIGTING
28 Concessions GNE NONE
i Dotz of Sale/Time ALISTING -5, 198|LISTING -5,000/
: RESIAVG RESIAVG RESIAVG
4 LeaseholdTes Simpls FEE SIMPLE FEE SIMPLE FEE SIMPLE
4,800 SF 12,632 §F -7,832{14.810 SF 10,810
NEIGH NEIGH NEIGH
4-PLEX 4-PLEX 4-PLEX
Cuality of Construction GOOD AVERAGE +50 D00IAVERAGE +50,000
1054 334 445
GOOD(UPDYED} _ IAVERAGE +25 OO0IAVERAGE +25.000
3.912 3,840 +2,880 2,960 +38 08B0
Tolal {Bdrms; Baths | Tolal [Bdrms| Baths Total {Berms| Baths ol Bdrms| Baths
4 | 7 1 4 1 2 1 41 2 1
4.1 2 1 4.1.2 1 412 i
4.1 2 1 4] 2 1 41 2 1
4 | 2 1 1-4 ) 2 1 43 2 1
Baseman! Descriplion 2,016 SE/FINISHED INONE +60,480{NONE +50,4801
Basemen] Finlshed Rooms KK, BATH, GRTRM /A +10,000N/A +10,000!
i Functiona Uity AVERAGE AVERAGE AVERAGE
B8 Healing/Coating ZNL ELE/NONE 17N ELE/NONE FA ELE/NONE +5,000,
Energy Etficiend #ems AVERAGE AVERAGE AVERAGE
Parking Ow/Oif Site PARKING AREA |4 CAR GARAGE -10,00014 GAR CARPORT -5,000
Porch/Patio/Dack PORCH, DECK PORCH, PATIQ PORGH, PATIO
B tot Adjustment (Totel) B+ T3~ 08  qpsgan|  BG+ [4- 18 qsessol L I¥ []- i%
BR Adjusted Sale Price Net Adj. 82 % Nel Adj. 634 % Nt Adj. %
B% of Comparables foss Ad). 658 %S 385,230/ Bross Adl. 834 %3 4085501 Gross Adj. %18
B8 Adjusted Price Per Unit . S?Cump.'#o! Domp umls) $
S Adiusted Price Per Room (ad. &9 Comp! & ot Comp Reoms) | $
Bl Ajusted Price Per Bedimiad: 5P Comp{ & of Comp Becrooms) &

Bl Report the resuils of the research and analysis of the prior sale of ransler history of the subject pmaeﬂy and comparable sales {repert Zditiond] prior szies on page 3).

it M SUBJECT COMPABABLE SME #4 COMPARABLE SALE #35 COMPARABLE SALE £ 5
M8 Date of Pricr Sale/Transfer NO SALES/TRANSFERS NO SALES/TRANSFERS NO SALES/TRANSFERS
Price of Prior Sale/Transfer WITHIN LAST 36 MONTHS,  [WITHIN LAST 12 MONTHS | WITHIN LAST 12 MONTHS
= Dala Sowce(s) MLS, COUNTY RECORDS MLS, COUNTY RECORDS  |MLS, COUNTY RECORDS
£ Eitective Date of Data Source(s) 0912010 0972010 : 092010

NI,

Lol Analysis of prior sale or transfer history of the subject property and comgarable sales

Analysis/Comments

COMPARABLES 74 AND #5 ARE CURRENT LISTINGS UTILIZED TC DEMONSTRATE THE MOST CURRENT MARKET ACTIVITY 3N THE

SURBJECT'S MARKETING DISTRICT, LiST PRIGE TO SALE PRICE RATIO ADJUSTMENTS WERE CALCULATED AT 2% WHICH WAS DERIVED BY

AVERAGING RATIOS OF SIMILAR HOMES IN THE AREA,

SANALY SIS COMMENTS

Fraddie Mac Form 72 March 2005

Form 1025.(AC)

Fannig Mae Form 1025 March 2005

— WIRTOTAL" appraisal software by 2 1a mods, ing. -~ 1-800-ALAMODE
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[Miain File Mo, 091002001 Page #9
Operating Income Statement : 09760200

One- to Four-Family Investment Property and Two- to Four-Family Owner-Occupied Property

Property Address
222 3rd Ave SE ALBANY OR 973212857
Street Cly State Zip Code

General Instructions: This form is 1o be preparad iointly by the foan applicant, the appraiser, and the fender’s underwriter. The applicant must
complete the following schedisle indicating each unit's renfat status, |sase expiration date, current rent, market renl, and the responsibility for
utility expenses. Rental figures must be based on the rent for an wspturnishet” unit,

Currently Exgiration Current Rent Market Rent Paid Paid

Rented Date Per Masth Per Month Utitity Expense By Owner By Tenant
Unit No. 1 Yes [ ] No 53 $ $ 90t Eechicity, ... 1 Y
Unit No. 2 Yes{ ] Ne [ $ 3 700 Gas i
Unit No, 3 ves [ | Mo PG $ $ 708, Fuel Oil [} B
Unit No. 4 Yes | | Mo B} $ ] 700 Fue! {Other) [ B
Total % % 3000 Water/Sewer o3 &
Trash Removal m B

The applicant should complete alt of the income and expense projections and for existing properties provide actuzl year-end operating staternents for
the past two years (for new properties the applicant’s projected income and experises miust be provided). This Operating income Statement and any
previous operafing statements the applicant provides must then be sent to the appraiser for review, somment, and/or adjustments next 1o the
applicant’s figures (e.g. Applicant/appraiser 2Z86/300). i the appraiser is refained to complete the form instead of the applicant, the lender must
provide to the appralser the aforementioned cperating staternents, morigage insuranpe premium, HOA dues, leasehold paymenis, subordinate
financing, and/or any other relevant information as to the income ant expenses of the sibject property received from the applicant to substantiate the
projections. The undeswriter should carefully review the applicant's/appraiser's projections and the appraiser's comments concerning those
aroiections, The snderwriter should make any final adhistiments that are necessary to more accuraiely refiect any income or axpense ems that
appear unreasonable for the market, (Reaf estate faxes and insurance on ihese lypes of properties are included in PIT! and not calculated as an
annual expense itern) income should be based on the current rents, but should not exceed market rents. When there are no current rents because
the property is proposed, new, or gigrently vacant, market rents should be used.

Annual Income and Expense Projection for Next 12 months

Adlustments by
income (Do not includs ingome for owner-occupied units} By Applicant/Appraiser Lender's Underwriter
Gross Annual Rental (from unit(s) to berentedy ... .(Makes § 36,000 %

Other income Jnelide SOURCES) e, +
Totat $ 36,000 $
Less Vacancy/Rent Loss | - 1800 _( 5% - { %)
Etfective Grossincome L % 34,200 $

Expenses (Do nat include expenses for owner-eocupied units)
BIRCHIEIY oo e s
GBS e et e et et b e e nra e
FUET OB ettt e me s et a e s
Fuel ... . (Type- }
WALBISBWET e e r e e r et e
Trash Removal . 50
PestControl ... 100
Other Taxes Or LICBNSOS e
L R e SO SOR 140
THis includes the costs for public area cieaning, snow removal, elc., even
though the applicant may noi elect to contract for such sarvices.

Interior Paini/Decorating
This includes the costs of
maintain the interiors of the fiving unit,

Genheral Repairs/Maintenanee e 100
This includes the costs of contract 1abor and materiais that are required to
maintain the public comidors, stairways, roofs, mecharical systems,
grourds, ste.

Management Expenses .
These are the cusiomer expenses 1hat a prufass:anal managemeﬂt
company wolld charge to manage the progerty,

BUDDHBS e e e e e ene e s
This includes the costs of dems like light bulbs, janiiorial supplies, elc.

180

r and materials that are

50

‘Total Replacement Reserves - See Scheduleong.2 ... 748
Miscellanegus

Total Operating EXPeRSeS i, B 1,248 $

Freddie Mag This Form Must Be Repwd.uced By Seller Eannie Mag
Form 998 Aug 68 Page 1 0f 2 Form 216 Aug 88

Alfiance Appraisal Group (541} 763-4202
Form INC2 - “WinTGTAL" appraisal software by ala mode, inc. - 1-800-AL AMODE

15



Fizin File N, 09100200] Page #10

Replacement Reserve Schedule

Adequate replacement reserves mustbe calculeted regardiess of whether actual reserves are provided for on the owner's pperating statements
or are customary In the focal market. This represents the iotal average yearly reserves. Generally, afl equipment and components that have

a remaining life of more than one year - such as refrigerators, stoves, clothes washers/dryers, trash compaciors, furnaces, roofs, and carpeting,
efc. - should be expensed on a replacemant cost basis,

Equipment Replacerment Remaining By Applieany/ Lender
Cost Life - Appraiser Adjustments

StovesMRanges ... @ $ 400 _ea. - 15 ¥is. x 4 Units = § 107 %
Refrigerators . ... @ § 400 ea. = 15_Yrs. X 4 Units = § 107 %
Dighwashers @ % 300 ea - 15 Yrs. x 4 Units == § B0 $
A/C Units @ % .ea + Yis. X Uniitg == § $

L@ % ga. Yis. X Urnits = § %

@ % 300 ez 15 Yrs % 4 Units = § 80 %

L@ % 82+ ¥rs. x Units = § &

L@ % 1,060 _ea -+ 20 ¥Yrs. x 4 Units = § 200 $
Reof ... @ 3 5000 ~ 30 Yrs. x OneBidg, = $ 67 $
Carpeting {(Wall to Walt} Remalning

Lite
{Units) 25 TotalSg.Yds. @ § 2 PerSq.Yd - 10 ¥rs, = $ 8 8
(Public Arers) Total Sg. Yds. @ § Par Sq. Yd. - Yrs. = $ $
Total Replacement Reserves. (Enter or Pg. 1) 3 749 %
Operating Income Reconciliation
34,200 - 8 1248 = § 32,951 +~ 12 = § 2,746
Effective Gross income Totat Operating Expenses Operating Income : Monthly Dperating income
$ 8 2,748 - § 104.08 = 8 2,641.92
Monthly Gperating Income worthly Housing Expense Net Cagh Flow

{Note: Monthiy Housing Expense includes principal ang interest on the morigags, hazard insurance premiums, real estate taxes, morigage
insurance premiums, HOA dues, isasehold payments, and subordinate financing payments.)

Underwriter's instructions for 2-4 Famity Owner-Occupied Properties

= If Monthly Operating income is a posilive number, enter as "Net Rental income® in the “Gross Monthly Income” section of
Freddie Mac Form 65/Fannie Mae Form 1003, ¥ Monthly Operating Inceme is a negative number, it must be included as a
liability for qualification purposes,

= The berower's monthly housing expense-to-ingome ratio must be calciiated by comparing the total Monthly Housing Expenss
for the subject property to the borrower's stable monthly incomes.

Underwriters instructions Tor 1-4 Family lnvesimant Properiies

» |fNet Cash Flow is a positive number, enter as "Net Rental Income” in the "Gross Monthiy Income® section of Freddie Mac
Form 65/Fannie Mae Form 1003, If Net Cash Flow is a negative number, it mast be included as a liabiity for quatification purposes.

+  The borrower's monthly housing expense-to-income ratio must be calcidaled by comparing the total monthly housisg expense
for the borrower's primary residence 1o the borrower's stable monthly income.

Appraiser's Comments (including sources for data and rationale for the projections)

THIS APPRAISER REVIEWED THE OWNER ESTIMATE OF EXPENSES AND MADE SOME SMALL ADJUSTMENTS WiTH MARKET KNOWLEDGE AND
RESEARCH. PROPERTY OWNERS, REAL ESTATE BROKERS, OTHER APPRAISERS AND OFFICE DATA WERE UTILIZED EXPENSE DETERMINATIONS
AND ALL DATA WAS VERIFIED wWiTH THEIR RESPECTIVE SOURGES. VACANCY WAS CALCHLATED AT 5%. ESTIMATED RENTAL INCOME OF 338,000
WAS UTILIZED.

BRIAN ORR é . - 09/29/2010
Appraiser Name 67 SIgNathie Date

Undeswriter's Comments and Rationale for Adjustments

Underwriter Name Underwriter Signature Bate
Freddie Mac Fannie Mag
Form 998 Aug 88 Fage 2 of 2 Form 216 Aug B8

Form INC2 — "WinTOTAL " appraisal software by a la maode, Ing. - 1.800-AL AMODE



Building Sketch

[Mialn Frie 0. 08100200 Page #13}

Borsower/Client  RANDY ROSENBLAT

Propery Address 227 3rd pwe SE

City ALBANY County LINN State OR fip Gode 97321-2897
Lender 5 & D MORTGAGE
DEcK DECK becK 05K
8.0
s \\%’ L/ e \g E_/ e
DEDROOM
BEOROOM BEDROOM BEDROOM
3 3 2 3
PULL BAMH FULLBAT @ A1 ruwrpam FIAL BATH g
BEDROOM BEDRCOM BEDROOM g BEDROOM
L&
o® <. .
& » @
w LIVING RODM LIVING ROON w KITCREN e KITCHEN o
o el - A%
. o o - .
b KTCHER e wmomw g 2] e roow Py L oo &
3 pmance
2. 4
oy
BALCORY PORTH
Satch by Apaxiv™
Cornmenis:
AREA CALCULATIONS SUMMARY LIVING AREA BREAKDOWRN
Code Description Not Size Net Totals Breakdown Subtotels
GLAL UNIT #1 954.9 THIT #1
URTYT 42 954,90 1908.0 4.0 = 18.0 162.0
GLAZ UNIT #3 1002.0 2.0 x 5.0 10.0
UNIT #4 1002.0 2004.0 0.5 = 2.0 =x 2.0 2.0
G.5 x 2.0 x 2.0 2.0
18,0 =x 30,0 530.0
1.0 x i8.¢ 126.0
8.0 x 12.0 86.0
2.0 x 6.0 12,0
6.5 x 2.0 = 2.0 2.0
0.5 x 2.0 x 2.9 2.0
UNIT #2 :
9.0 = 8.9 162.¢
2.9 = 5.0 10.¢
0.5 % 2.0 = 2.0 2.0
9.5 x 2.0 x z.0 z.C
8.9 x 30.0 540.6
7.0 x 18.0 126.¢
8.9 =x 12.0 26.¢
20 =x 6.0 2.0
9.5 = 2,0 u 2.0 2.0
9.5 x 2.0 =x z.0 2.0
UNIT #3
10,0 x 54.0 548.0
2.0 = 6.0 12.0
0.5 x 2.0 =x 2.0 2.0
0.5 % 2.0 =x 2.0 2.0
6.0 x 54.0 324.0
15 Items Not Listed ilz4.0
Net LIVABLE Area {Rounded) 3812 40 ltems {Rounded) 3812

Form SKT.BIdSK! — WiTOTAL" appraisat software by a la mode, int. — 1-890-ALAMODE
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{Maln Flle No, 093002001 Page #12]
Building Sketch

Borrower/Client  RANDY ROSENBLAT
Property Address 222 3rd Ave SE

City ALBANY . County LINN Slate OR 7ip Code o7rant.2se7
Lender 8 & D MORTGAGE
PATIO
36.0"
GREAT ROOM
FULL BATH
=1 E=3
% <.~;
KITCHEN
80
Stateh by rpar W
Comments:
AREA CALCULATIONS SUMMARY AREA BREAKDOWN
Code Deseription Neot Slza Net Totals Breaiiown Subfotals
‘BSMT UNIT #1 BASEMERT 2016.0 2036.0

Form SKT,BIdSKl — "WinTOTAL® appraisal soffware by a la mode, int. — 1-800-ALAMDDE



Subject Phote Page

M0 File Mo, 091 00900] Pags #13)

Boriowsr/Cllent  RANDY ROSENBLAT

Properly Address 222 3rd Ave 55

Gty ALBANY

Lender S & D MORTGAGE

Counly LNy Siate oR 4p Code 972212897

227 3rd Ave SE

Formn PICPIX.TR - "WANTOTAL" appraisal software by a la mode, in¢. — 1-800-ALAMODE

Subject Front

Subject Rear

Subject Street
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[Main File o 091002001 Page #14
Photograph Addendum

Borrower/Client  RANDY ROSENBLAT

Propeily Address 222 3rd Ave 8

City ALBANY Counly LINN Siate OR Zip Code arseq-2887
Lender S & D MORTGAGE

SUBJECT EXTERIOR

SUBJECT INTERIOR

SUBJECT INTERIOR

Form GRICPIX - "WinTOTAL" appraisal software by a la mode, ing, — 1-800-ALAMODE



Photograph Addendum

IMein e No. 09100200] Pags #15

BorowerClisml  RANDY ROSENSLAT

Stale OR Zip Code o97321-2897

Property Address 222 rd Ave S8

ALBANY

County LINN

Gty

Lender

S & D MORTGAGE

SUBJECT INTERIOR

SUBJECT INTERICR

SUBJECT INTERIOR

Forn GPIGPIX - "WAnTOTAL" appraisal software by 4 12 mods, inc. — 1-800-ALAMODE



{ain File No, 091002001 Page #38]
Photograph Addendem

Borrower/Clent  RANDY ROSENMBLAT

Properly Adtress 222 3rd Ave SE
City ALBANY Counly LINN Sale OR Zip Code 97321-2897

Lender S & D MORTGAGE

SUBJECT BASEMENT

SUBJECT INTERIOR

SUBJECT INTERIOR

Form GPIGPI — "WinTOTAL" appraisal soffware by a 13 mode, inc, — 1-800-ALAMOGE
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{iiain Fiie o, 09100200] Page #3171
Photegraph Addendum ‘

Burzower/Cliant  RANDY ROSENBLAT

Property Addrass 222 3rd Ave SE

City ALBANY Counly LINN State oOR Zip Code _g7azs-zear
Lender S & D MORTGAGE

SUBJECT INTERIOR

SUBJECT INTERIOR

SUBJECT EXTERIOR

Form GPIGPD — "WinTOTAL" appraisal softwars by 2 la mode, inc. — 1-800-ALAMODE
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[l File o, 09T0020C] Paoe #18)
Comparable Pholo Page

Bomower/Clien!  RANDY ROSENBLAT

Property Address 222 3rd Ave SE
City, ALBANY Sounty LinN Slale_OR 7ip Code 97324-2897

Lender S & D MORIGAGE

Comparable 1

2600 16TH AVE SE

Prox. to Subject 1.56 miles SE
Sales Price 328,000
Gross Living Area

Taotal Rooms 20

Tota! Bedrooms 12
Total Bathrooms 10

Location RESIAVG
View NEIGH
Site 10,454 F
Quafity AVERAGE
hge 124

Comparable 2
2207-2211 ELM 8T SwW
Prox. to Subject 1.04 miles SW

Sales Price 254,500
Gross Living Avea

Total Rooms 10

Tofal Bedrooms [

Total Bathrooms 5

Logalion RESIAVE
View NEIGH
Site 5,350 8F
Cuiallly AVERAGE
Ags 02A

Comparable 3
1860-1800 17TH AVE SE

Prox. 10 Subject
Sales Price
Gross Living Area
Telal Rooms
Total Bedrooms
Tota! Bathrooms
Location

View

Site

Cuality

Age

Form PICPIX.CR — "WinTOTAL" appraisal software by & la mode, inc, — 1-B00-ALAMODE

1.24 miles BE
280,000

12

<]

4
RES/AVG
NEIGH
7,841 §F
GOOD
1A

24



Comparable Phote Page

Mz Ele Ne. B100200, Pate 710

Bomrower/Client  RANDY ROSENBIAT

Property Address 222 8rd Ave SE

| Sty ALBANY Couny LNy Siate OR Zip Code 97321-2807
Lender 5 & D MORTGAGE

Prox. 1o Subject
Sales Price
Gross Living Area
Total Rooms
Tolal Bedrooms
Total Bathrooms
Logation

View

Site

Quafity

hge

Comparable 4

2600-2588 1BTH AVE SE

Prox. to Subject 1.83 miles SE
Sales Price 258,800
Gross Living Area

Tolal Rooms 16

Total Bedrooms 8

Total Bathwooms 4

Location RES/AVG
View NEIGH
Site 12,632 SF
Guallty AVERAGE
hge 33A

Comparabie 5§
2524-2530 HILL ST 8

1.42 miles BE
250,000

16

8

4
RES/IAVE
NEIGH
14,810 SF
AVERAGE
448

Comparable &

Prox. to Subjeet
Sales Prite
Gross Living Arga
Tola! Reoms
Totat Bedrooms
Total Bathrooms
Location

View

Sile

Quality

Age

Form PICPIX.OR - "WinTOTAL" appraisat software by 4 fa mode, inc. — 1-800-ALAMODE
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Location Map

Fiisin e o, 0100200 Bans 230}

Borrower/Client  RANDY ROSENBLAT

Properly Address 222 3rd Ave SE

ity ALBANY .

County LINN

Slale OR 7o Code 97321-2887

Lender 5 & D MORTGAGE
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Form MAP.LOC — "WinTOTAL" appraisal softwere by 2 la mode, inc. — 1-8G0-ALAMUDE
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{¥gin File No, 09100200] Page #21

Piat Map
Borrower/Clien  RANDY ROSENBLAT
Property Address 222 3rd Ave SE .
City ALBANY Gounty 1IN Shate OR fip Gode 072910837
Lender $ & MORTGAGE )

Form MAPPLAT — "WinTOTAL® appraisal sofiware by 2 b mode, Ine. — 1-800-BLAMGDE
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Aliance Appraisal Group (541) T53-420 e b, 09300200 Pege #22

Bomower/Client  RANDY ROSENBLAT File No. 09100280
Property Address 222 8-d Ave SE

Gity ALBANY County LINN State OR Zip Code 97321-2807
Lender 2 & D MORTGAGE

APPRAISAL AND REPORT IDENTIFICATION

Tiis Appraisal Report Is gng of the following fypes:
{77 seif Contained (A writlen report preparsd under Standards Rule 2-2(2) , persuant to the Scope of Work, a5 disclosed elsewhere in this report}
Surnrary (A written report prepared under Standards Rule  2-2(b} , parsuani to the Scope of Work, as @sclosed alsewhere i this report.)

7] Reskicted Use (A written report prepared under Standards Rule  2-2{c) , persuantto the Scope of Work, as disclosed slsewhere in tis report,
restricted 1o the stated intended use by the specified client or intended user.}

Comments on Standards Rule 2-3

| certify that, to The best of my knowiedse and befiel

— the statements of fact contalned s this report are frus and comecl.

- the reporied analyses, cpinions, and cenchisions are ¥mited only by the reported assumplions and limiting condltions and are my personal, impartial, and unblased
professional analyses, opinions, and conclusions.

| have i {or the specified) present or prospective Interest in the property that is the subject of this report and ko {or the specified) personal interest with respect to the parliss
invoived, .

— | have no bias witi respect io the properly that is the subject of Lhis report or to the parties involved wilh tis assignment.

- my engagament in this assignment was not contingert upen developing or reporing predetermined resulls.

— my compensation for completing this assignment 3 not contingent upen the development or reporiing of a predetermined value of direction in value thal favors the cause of the
client, the amount of the value opinion, the atiainment of a stipulated resut, or the occurrence of 2 subsequent event directly refated 1o the infended use of this appralsal,

-~y analyses, opinions, and conclusions ware develpped, and this reporl has heen prepared, in conformity with the Unfform Standards of Professional Appraisal Practice.

-~ thave [or have nof) made a personal inspection of fhe property that is the subject of this repart. (If more than ore person signs his cerlification, the cerifisation must cleary
specify which individuals did and which individuals did not make 2 personat inspection of the appraised property.)

— 10 one provided significant real propenty appraisal assisiance to the person signing this serification. {if there are exceptions, the nama of sach individual providing significant
real properly appraisat assistance must be stated.)

Commenis on Appraisal and Report ldentification
Note any USPAP related issues requising disclosure and any state mandated requirements:

APPRAISER: SUPERVISORY APPRAISER {only if required):
Signature: % N ,ﬁ—-u\_ Signature;
Name. BRIANORR i - Nama:
Date Signed: 09/29/2010 Date Signed:
State Cerlification #: CRO0578 State Cenification #:
or State License #: or State License #:
State OR State:
Expiration Date of Certification or License: 1/31/2012 Expiration Date of Geriification or License:
Supervisory Appraiser inspeclion of Subiect Property:
Effective Date of Appraisal  09/15/2010 [Cmanet 1) Ederior-only fromstreet [ Intetior and Exterior

Form IDO6 — "WinTOTAL" appraisal software by a fa mode, inc, - 1-800-ALAMODE
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G
ORKE

Y OLTURN T
SURANCE £

AFFEG £av e oy,
R

oNEEHT

LINN SOUNTY, OREGON 200915559

@ LawyersTitle B oar 0TSSP
TRBEURANGE m

CORRORATION 10,00 $41.00 510,
Albsny Rcdneiwmm UG .
P.0. Bok 2 ) s Py
m‘ mlmnww

Qregon Cny DR T4
Steva Drucicrendin . Ceurtly Cledk
Untl 3 chisnge & reuasted, a1 tax, statements shall be sent
o By failewing nddress;
Abany RedeviSoprent LLC
P.0, Box 2092
Qregon City, OR 97045

STATUTORY WARRAMTY DREED

3r¢ Avenue Townhomes, LLC, Grantor, conveeys and warrants to Albsny Redeveiop LLE, G
the following described real property free of encumbrances except as spacifically set forth heredn:

The East one half of 1612 any the West 12 feet of (ot 3, Block 13, EASTERN ADDHTION, In the City of
Albasny, Linn County, State of Cragen,

Tax Actourt No. DDBZOEL |
This propeity 5 free of sncumbrances, EACEST:

SEE EXHIBIT A" WETH EXCEFTIONS /gg’/

The true consideration for this CoVEVaNDe is $104F268 lbb a7+ ¥ )

BEFORE SIGNING OR ACCEPTING THIS INSYRUMENT, THE PERSON TRANSFERRING FEE TITLE
SHOULD INGUIRE ABQUT THE PERSON'S RIGHTS, IF ANY | UNDER ORS 195,300, 195,301 ANLD

155,305 T 195,236 AND SECTIONS 5 TO L1, CHAFIER 424, OREGON LAWS 2007, THIS

INSTRUMENT DOES NOT ALLOW UBE OF TME PROFERTY DESCRIBED IN THIS INSTRUMENT IN

VIOLATION OF APPLICABLE LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCENTING
IRING FEE TITLE TO THE PROFERTY SHOULD CHECK WITH THE

THIS INSYRUMENT, THE PERSON ACQU

© APPROPRIATE CITY DR COUNTY PLANNING DERARTMENT T VERIFY THAT THE UNIT OF LAND BEING
TRANSFERRELD {5 A LAWFULLY ESTABLISHED LOT OR PARCEL, AS EFENED IN ORS 92,010 OR
215.010, TO VEFUIFY THE APPROVED USES OF THE LOT OR PARCEL, YO DETERMINE ANY LIMITS ON
LAWSUTTS AGAINST FARMING OR FOREST PRACTICES AS DEFINED IR GRS 20,930 AND TO INQUIRE
ABOUT THE RIGHTE OF NEIGHBORING PROPERTY OWNERS, I ANY, UNGER ORS 195,300, 195,301
AND 195.305 TO 195,336 AND SECTIONS 570 11 CHAPTER 424, OREGON LAWS 2007

Dotad 2 coy af August, 2009

3zd A\'em:e Townhomes, LT

4]

BY Timotty €. Smith
115 Managlng Membar

STATE OF DREGON

COUNTY OF LINN
‘The foregaing instrumment wox acknow!e@ges before me this o ¢ =1 doy of August, 2009 by

Timothy 0. Smith a5 the Managing Member of 3rd Avenye Tomvwmas, LLC on its buhalt,

M

Notary Publlc tate of Dregon
My commission expliees: May 15, 2010

Order No. 25g0035345

OFFK*N. SEAL
AfApBR

f Nof,ap; r‘ RN v.‘FE
of W w047 E
comssloﬂ Exr»'m&s WpY 15, 4010

Warm, Deen
GRRQ 6/1005; Rev, 1272007

Form SCNETR — "WinTOTAL® appraisal software by a la mode, inc. ~ 1-800-ALAMODE
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Exhibit "A" with Gxeaprtions

Subject to:

SPECIAL EXCEFTIONS:

The subject property Hea within the boundaries of Link Golf zmd Watsr Dictrict ond is
subject to the levies and pspecsmanty theraof,

Eanmments, subject to the terms snd pravisions thereof, as delineasted and $et forth on

the retorded plat,

For ¢ uMlities, private pademrian soosms, porking, sunitary sewer
iinas, watet iinos

Trust Dnd. to seoure an nlebled in tha et h below, und any athar
9 [T i

R el 21, 2008

An &

Gramer s 3ed Amun Fownhomes, LLL

Trusten H te Ins Corp.

Beneficiary : Nevello L, Hamhau

Amount 1 166,000,060

Loen Mumber & Mot Dischosed

The benoflels) interest In the rust deed sot forth nart above way assigned by
st eant,

Reconded s Fabriary 21, 2008

&5 1 2008-DO

Te + Wason Pamily Trust dated Febiruury 8, 1590
2000-10 taxes, & Hon inen to ba determingd, but not yet poyebl

Form SONLTR — "WinTOTAL" appraisai software by 2 la mode, ing. - 1-800-ALAMODE
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GENERAL STAR NATIONAL INSURANCE COMPANY

Gener Staf' " Financial Centre

P.O. Box 10380
Stamford, Connecticut 06%04-2360

REAL ESTATE APPRAISERS ERRORS & OMISSIONS INSURANCE POLICY

DECLARATIONS PAGE
This fs a claims made and reported policy, Pleass read this policy and all endorsements and aftachments carefully.
Pollcy Number:  NFA9875C0E Renewal of Numbar: NIA9R7500D
1. NAMED INSURED: Brian Orr
STREET ADDRESS: 3585 SE Shoreline Drive
Corvallis, OR 97333
2. POLICY PERIOD: Inception Date: 09/30/2000 Expiration Date; 09/30/2010

Effective 12:01 a.m. Standard Time 2t the address of the Named Insured,

3. LIMIT OF LIABILITY:

Each Claim; $ 1,600,000
Agoregate; 32,600,000
Claim Expenses have a separate Limit of Liability:
Each Claim; § 1,000,008
Aggregate: $ 2,000,000
4. DEDUCTIBLE:; Each Claim; $500.00 Aggregate: $1,000.00

5. RETROACTIVE DATE: 09/30/2004

if a date is indicated, this policy will net provide coverage for any Claim arising out of any act, error,
omission or personal injury which accurred before such dats.

6. ANNUAL PREMIUM: $ 59000

7. ENDORSEMENTS:
This policy is made and accepted subject to the printed policy form together with the following form(s) or
endorsement(s),
GSN-07-AP-12207/2007) GSN-07-AP-E300 R, (65/2008)
GSN-07-AP-201 (06/2007) GSN.OMAF-375 (0/2007)

8. MANAGING AGENT .
Herbert H, Landy Insurance Agency, inc. ﬂ&"lﬁ @%WV‘J

75 Second Avenue, Suite 410

Needham, Massachusetls 02494-2876 Authorized Representative
GSN-0T-AP-720 {08/2007) @ Copyright 2007, General Star Management Company, Stamford, T Page Taf 1
Producer Code: 00026230 Cluss Code: 73128
Date: 09/16/2609 SLA#:

Form SCNLTR — "WinTOTAL® appraisal software by a la mode, inc. — 1-800-ALAMODE
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Appralser Certification and Licens.ure Board
‘State Certified Rfesme,ntlat -Appraiser

28 hours of conlinuing educalion reguired for renewal

License No: CROO578
issue Date: 21142010
Expiration Date: 1/31/2012

Brian R Orr
Alliance Appraisal Group
3585 SE Shoreline DR
Corvallis OR 97333

R. A. {Bob) Keith, Administrator
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Breakdown for 222 3rd Street SE Albany
Oregon 97321 |

Alford Don Ward

PO Box 2093 DATE: February 1, 2011
Oregon City, Oregon 97045 Breakdown 3
Phone 541-954 -5169 ‘ ' ) FOR: 222 3rd Street SE
Prepared for:

Private Investor

DESCRIPTION AMOUNT

1. Rough plumbing for basement and test upstairs $3,300.00
2. Fire blocking interior and finishing rear deck $1,800.00
3. Finish mechanical $200.00
4 Water meter for sprinkiers $3,600.00
9. Sprinkler system final test and payment $8,500.00
6. Exterior sprinkler vault and double check valve $6,500.00
7.Exterior excavation for rear driveway and sprinkler system including gravel $1,560.00
8. Finish rear foundation wall $1,100.00
9.Insulation complete $5,000.00
10.Drywall complete $9,350.00
11. Finish interior cabinets granite countertop laminate flooring carpet and tile bathroom/carpet $26,000.00
12. Interior paint $3,800.00
13. Final plumbing including fix{ures $6,000.00
14. Electrical service and services $6,254.68
15. Final electrical $2,500 per units $10,000.00
16 Misc and insurance $3,500.00
Reimbursement from city of Albany funds -$16,500.00
Amount needed to complete project TOTAL 79,964.68




AW SCHEDULE

4/11/11
1. N.W. Insulation $5,075
Insulation finished lien release with payment
2. Harvey and Price §12,975
Fire sprinklers system with exterior vault double
check valve. Partial lien release will be given for
work already completed
3. Dan George Drywall $10,000
Final payment and lien satisfaction (will be paid by
first deed of trust holder)
4. Valley Electric $6,254
Electrical services and main service due now
5. Dave Adriance Construction 52,345
Rear deck and framing due now
6. Jim Hoselton Construction $7,500
Interior door widen, temporary stairs leading to
downstailrs, rear retaining wall, miscellaneous
framing, interior, rear deck, siding '
7. Farmers Insurance Insurance $1,800
Total Due after the April 2lst meeéting 545,949
Items to complete the building:
1. Finish plumbing for all four units; includes 57,200
electric water heaters, bathroom and kitchen sinks,
toilets, all supplies lines, faucets does not include
dishwashers, washer and dryers or garbage disposal
2. Dishwashers for 4 units 51,440
3. Finish electrical for all four units, including $10,0G0
trim, fixtures and connectiocon of rear sump pump for
the drainage system; work does not include kitchen,
bathroom fluorescent lights and exterior light
4. Kitchen, bathroom and exterior lights for all 51,000
four units
5. Paint materials 52,240

34



6. Finish carpentry material detail list all four $7,124
units and exterior entry doors:

a. 2 Front Entry door

b. Bardware for entry doors

c. 5 interior solid core doors

d. Hardware for 5 doors

e, 12 interior hollow core doors

f. Hardware for 12 interior doors

g. 12 bi-pass tracks for closet and laundry area

h. 24 interior slab hollow core closet doors

i. 4 towel bars

j- 4 Bathroom vanity cabinets with mirror

k. 4 Toilet paper holder

1. Baseboard 100 X 207

m. 80 1X4X8 MDF trim

n.: 40 1X6¥8 MDF trim

0. Opening trim for intericr door header 40 8’

P. Repair broken windows

q- Address and numbering for building and units

r. Nails

s. Rnobs for interior closel doors

7. K and L Cabinets $10,769

Cabinets and granite installed due upon completion

8. Imperial Floors £3,200

Carpet 50 yards per unit for 4 units $800 per unit

material and labor

9. Jim Hoselton Construction $2,300

Laminate Flooring 500 sg. feet per unit material only

10. Jim Hoselton Construction $800

Tile for bathrcom and laundry area material only

11. City of Albany Water meter for sprinkler system 54,760

including excavation and instaliation

12. Craig Warner Plumbing $750

Miscellaneous plumbing assocliated with the sprinkler

system

13. Harvey and Price 53,000

Sprinkler final check and inspection

14. Jim BHoselton Construction 54,000

Finish Carpentry labor

15. Jim Hoselton Construction $1,870

Front porch modification per Albany City Planning

16. Curt Sorte Painting $1,450

Rear porch modification and painting per Albany City
Planning ‘
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17. Survey area for parking and grading, excavation
rear area, slope parking pad, install drain connected
to rear sump pump, complete rear retaining wall, f£ill
block, gravel % minus f£1l11 for base parking area
includes concrete and pump for rear blocks, concrete
rear parking area and areas asscciated with the
parking, striping, parking stops, metal pole barrier
concrete and pump and labor. Includes the front
sidewalk

514,700

Flrst Deed of Trust holder agrees to contribute funds to

finish rear parking access, front porch, front sidewalk and rear
deck modification. In exchange for the funds, the city agrees to

subordinate to the first deed principal balance of 150,000 and

the funds contributed by First Deed of Trust holdex.
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