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Donnelly Appraisal Services
707 Franklin St

Rapid City, SD 57701
605-341-3187

November 5, 2013

Black Hills Federal Credit Union
225 Main Street
Rapid City, SD

57701
Property - 24 Nevada Dr

Rapid City, SD 57701-7116
Borrower - Nathaniel R. & Jennifer A. Spencer
File No. - BF131102
Casc No. -

Dear Ms. Genito:

In accordance with your request, I have prepared an appraisal of the real property located at 24
Nevada Dr, Rapid City, SD.

The purpose of the appraisal is to provide an opinion of the market value of the property described in
the body of this report.

Enclosed, please find the Summary Report which describes certain data gathered during our

investigation of the property. The methods of approach and reasoning in the valuation of the various
physical and economic factors of the subject property are contained in this report.

An inspection of the property and a study of pertinent factors, including valuation trends and an
analysis of neighborhood data, led the appraiser to the conclusion that the market value, as of
10/31/2013 1s :

$155,000

The opinion of value expressed in this report is contingent upon the Limiting Conditions attached to
this report,

It has been a pleasure to assist you. If I may be of further service to you in the future, please let me
know.

Respectfudly submitted,
Donnelly Appraisal Services

Eo .V

Brian G. Donnelly <"
SD License #911SL-2014




File No.

BFI31102

SUMMARY APPRAISAL REPORT
OF THE REAL PROPERTY LOCATED AT

24 Nevada Dr
Rapid City, SD 57701-7116

for

Black Hills Federal Credit Union
225 Main Street

Rapid City, SD

57701

as of

10/31/2013

by

Brian G. Donnelly
707 Franklin St
Rapid City, SD 57701

Donnelly Appraisal Services




SUMMARY OF SALIENT FEATURES

File No. BF131102

Subject Address 24 Nevada Dr
Legal Description Robbinsdale Terrace #2 Subdivision Block 3, Lot 16
S
E Clty Rapid City
e
g County Pennington
5
M State SD
o
@
Zip Code 57701-7116
Census Tract 107
Map Reference 37 12 406 013 (Sidwell) FoodMapie.  46103C0787H
o
[ Sele Price 5 154,900
i
5 Dite of ale 10/13/2013
Borrower / Client Nathaniel R. & Jennifer A. Spencer
Lender Black Hills Federal Credit Union
Slze (Square Feel) 720
E Price per Square Foct $215.14
=
P Location N:Res;Res
&
™ Age 53
S
=
o
[ Conditien C3
o
A
P Total Rooms 3
Bedroams 1
Baths 1.0
Appraiser Brian G. DOIIIICHY

APPRAISER

Date of Appraised Value 10/31/2013

Final Estimate of Valug 5155 ,000

Donnelly Appraisal Services




Summary Appraisal Report
Uniform Residential Appraisal Report Filez BF131102

The purpose of this summary appraisal repordt is to provide the lender/client with an accurate, and adequately supporied, opinion of the market value of the subject property.
Propetty Address 24 Nevada Dr cty Rapid City state SD Zip Code §7701-7116
Bomower Nathaniel R. & Jennifer A. Spencer  OwrercfPublicRecod 605 Drywall Inc Courty Penmington
Legat Desaripticn  Robbinsdale Terrace #2 Subdivision Block 3, Lot 16

Ll Assessors Parcel# 30083 TaxYear 2012 RE. Taxes§ 1,775

g Neighbormood Name ~ Robbinsdale/Southeast Rapid Ci Map Reference 37 12 406 013 (Sidwell Census Tract 107

o Cocupert | [owner [ | enant [X | vacent Special Assessments 3 () [ o HoasQ | lperyear | ] permonth
Property Rights Appraised Fee Simple E:] Leasehold D Other (describe)

$ Assignment Type @ Purchase Transaction D Refinance Transaction I:j Cther (describe)

Black Hills Federal Credit Union Address 2235 Main Street, Rapid City, SD 57701

Is the subject property cumently offered for sale or has it been offered for sale in the twelve menths prior to the effeclive date of the apprisal? X ives E:‘No
Repert data sourcefs} used, offering price(s), and date(s) DOM 22:MLS#115363 $154,900, Listing Date 9/29/2013

Lender/Client

i did I___I did not analyze the contract for sale for the subject purchase transaction.  Explain the results of the analysis of the contract for sale or why the analysis was not
peformed.  Arms length sale;Subject is currently under contract for $154,900. No ¢reative financing or special
concessions detected. ***See Additional Comments***

[l Contract Price § 154,900 Date of Contract 1{)/13/2013 s the property sefier the owner of public record? Yes DNO pataSourceis) PCOE

R Is there any financial assistance {(loan charges, sale concessions, git or downpayment assistance, efc.) to be paid by any party on behalf of the bomower? Yes |:|Nu
If Yes, report the total dollar amount and desoribe the Ttems to be pait $3500::Seller to provide buver with $3.500. towards buver's

ldpre-paid fees and closing costs

Note: Race and the racial composition of the neighborhood are not appraisal factors.

Neighborhood Characteristics One-Unit Housing Trends One-Unit Housing Percent Land Use %
iocation | X |Uban | |Guburban |  |Rual | PropertyValues | | increasing | X| Stdle | |Deslining PRICE AGE | One-Urit 95 %
Buit-Up | X | Over 75% | 25-75% Under 25%| Demand/Supply [ ] Shorlage Y in BalanueﬁOverSuppIy ${000} {yrs) 24 Unit 2 %
Growth Rapid Xistble :  |Slow Marketing Time (X underamtns] | 36mms | Joversmins 50 Low 1| Muti-Family 2 %
Neighborhood Boundaries %% Sae A dditional Comments *** 800 wigh 70| Sorumercial 1 %

155 Precl. 50| other 0%

Neighborhood Desripion  Proximity/access to emplovment. park and recreational areas, entertainment, supporting commercial
retail, and educational facilities is rated as average. Commuting time generally falls in the 10-15 minute range.

*** See Additional Comments ***
Market Condiions (including support_for_the above conciusions)  Prevailing & projected market conditions are generally favorable.

Property values appear to stable to slichtly increasing as a result of sustained demand. Resale inventory remains
balanced as a result of stability and limited transition. *** See Additiopal Comments *#**

DOOIXOmIO—M

Dimensions Rely on Survey Area 13939 sf Shape Trregular view N:Res:Res
Speific Zoning Classification [ .ow Density Residential 2Zoning Descripon Single Family Residential Dwellings
Zoring Compliance @ Legal Legal Nonconfonming {Grandfathered Use) l:l No Zoning lllegal {describe)

Is the highest and best use of the subject property as improved {or as proposed per plans and specifications) the present use? Yes D No If Mo, describe
*** Coe Additional Comments *#%

Utilities Public Other (describe) Public Other {describe) Off-site Improvements—Type Public Private
Flecticty | X Water x| [ ] stest  Agphalt X] H

Gas X Sanitary Sewer | X Alley None

FEMA Special Flood Hazard Area I:]Yes [}?J-No FEMA Flood Zone X FEMA MapMo. 46103C0787H FEMAMap Date 06/03/2013
Are the Utilites and offsite improvements typicsl for the market area? X ves EINOA If Mo, describe

Are there any adverse ste condiions or extemal factors {easements, encroachments, environmental conditions, land uses, elo.)? DYes No If Yes, describe

Tt was assumed that the site is not encumbered by any adverse/atypical easements, encroachments, setback violations.
deed restrictions. or other unfavorable conditions. Survey and title policy required for final determination.

##% Soe Additional Comments ¥¥*

General Description Foundation Exterior Descripticn materialsfcondition} [nterior materials/condition
Urits | | One | | One with Acuessory Unit ConpreteSisb | jOrawlSpace | FoundaionWalls  Concrete/Ave. Floos  Carpet W VinylGd
#ofStories  1.00 X {FullBasement | | Patial Basement| ExteriorWaits_ Vinyl/Good Walls Drywall/V.Gd.
Type [ X Ipet | Jar| | sDetEnd unit | Basement Area 720 sq. .| roctsutece  Asphalt/Average TriméFinish Painted/Ave.
Existing D Proposed I:| Under Const] Basemert Finish 100 % | Gutters & Downspouts Metal/Ave. Bath Fleor Vinyl/V.Gd.
Design (Style)  Split-Fover [ Joutside Erty/mxit | SumpPump | Window Type  DblHung/Good Bath Wainscol ___ Tile Fhrels/V.Gd
YearBult 1960 Evidence of | | Infestation Stonn Saehfinsuiated  Vinyl/Good CarStorage || None
Effective Age (Yis) 4 m Dampness ’__‘ Setiement Screens Metal/Good Dn'veway #ofCars 1
Altic None Heating | X | FWA | |HWBB | | Radiant| Amenities WoodStove(sjit () | Driveway Surfese_(Concrete
W[ oop s | lstais Cother [Fe N.Gas || JFreploesy2 0 |[X]Fence C-Link |[X]Gamge  #ofCas 1
M Floor [X] souttie Cooling | X | Gentrai Air Conditioring | X | patiaiDeck +Patio Poch None || |capot  #ofcas 0
Finished [ | Heated ﬁ Individual | Other None R None X | other  Shed/Shop Y Aft. D Det. m Built-in
M opiances | Refiigeralor | RangeiOven | | Distwasner || Disposal| | Microwave || WashenDryer | | Other (desoribe) None
\"l Finished area above grade contains: 3 Rooms 1 Bedroms 1.0 Bath(s) 720 Soquare Fest of Gross Living Area Above Grade
3 Addiioral featres (special energy eficlent items, etc) Standard insulation, built-ins and typical amenities package.
E

Describe the condiion of fhe property {including needed repairs, deferioration, renovations, remodeling, ete). (03 :Kitchen-remodeled-less than one
tlvear ago:Bathrooms-remodeled-less than one year ago:Subject is in good to very good physical condition. The quality
Bl f construction is average and the design is split-foyer (bi-level). See Additional Comments. .,

Are there any physical deficiencies or adverse condifons that affect the livability, soundness, or structural integrity of the property? DYes No If Yes, describe

Tt should be noted that the level of inspection completed by the appraiser is not equal to that of a home-inspector and
that this appraisal does not warrant or guarantee that the subject property is free from electrical. mechanical, plumbing
or structural defects. In addition this appraisal does not guarantee that the subject is free from infestation.

Does the property generally conform to  the neighborhood  (funcfional  utifity, style, condition, use, construction,  etc,)? Yes D Na If No, describe

The subjects overall compatibly to the neighborhood is rated as average.

Freddie Mac Form 70 March 2005 UAD Version 9/2041 Page 1 of 6 FannizMaeForm 1004 March2005
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Summary Appraisal Report

Uniform: Residential Appraisal Report File2 BF131102
Thereare 14 comparable properties cumently offered for sale in the subject neighborhoed ranging in price flom § 144.900 to % 169,900
Thereare 63  comparable sales in the subject neighborhood within the past twelve months ranging in sale price from § 140.000 to § 1700060
FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
24 Nevada Dr 3828 Elm Avenue 604 East Liberty Street 1 Texas Street
Address Rapid Citv, SD 57701-7116 Rapid City, SD 57701 Rapid City, SD 57701 Rapid City, SD 57701
Proximity to Subject .94 miles SE 0.70 miles SE 0.59 miles S
Sale Price $ 154,900 $ 159.000 5 157.000 5 156,900
Sale Price/Gross Liv. Aea 3 215 14 sa.t ;8 18531 satt $ 18320 sa.%t $ 183.08 sqtt
Data Sourcels) MLS#110636:DOM 64 MLS#111070;:DOM 44 MLS#112979:DOM 9
Verification Source(s) Broker/PCOE Broker/PCOE Broker/PCOE
VALUE ADJUSTMENTS | DESCRIPTION |  DESCRIPTION +{)5 Adjustment DESCRIPTION +{J8 Adjustment DESCRIPTION +()5 Adjustment
Sale or Financing Armlth Armith Armlth
Concessions FHA:O FHA:O FHA:Q
Date of Sale/Time s01/13:¢02/13 s02/13:¢03/13 505/13:c06/13
Location N:Res:Res %N‘.Res:Res N:Res:Res IN:Res:Res
Lessehoid/Fee Simple— Fee Simple Fee Simple Fee Simple Fee Simple
Site 13939 sf 7841 sf 09148 sf 0]11326 sf 0
View N:Res:Res IN:Res:Res N:Res:Res N:Res:Res
Design (Style) Split-Fover Split-Foyer Split-Foyer Split-Fover
Quality of Construction Q4 Q4 Q4 Q4
Actuzl Age 53 29 035 037 0
Condition (3 C3 3 C3
Above Grade ’ Total |Bdrms.| Baths | Total |Bdrms.i Baths Total {Bdrms.| Baths Total |Bdrms.| Baths
i Room: Count 1311 10 1412110 04121 10 00412110 0
i Sross Living Area 720 . 1. 858 sq. . -2.760 857 sq. f. -2.740! 857 sq. it -2.740
[=§ Basement & Finished 720sf720sfin  |828sf728sfin -324/857sf688sfin -4111828sf828sfin -324
) Roorrs Below Grade Ir2brl.Obalo  |1rr2brl .Obalo 1112b11.0balo +160/1rr1brl.Obalo -540
Functional Utiliy |Average Average Average Average ’
My Heating/Cooling ING/FA/CA Elec/FA/CA ONG/FA/CA Elec/FA/CA 0
(Y] Energy Efficient tems |t Insulation [Std. Insulation Std. Insulation Std. Insulation
| Garage/Camart 1 Car Att. 2 Car Att. -3.000|1 Car Att. 1 Car Att.
Q PorchiPatioDeck Patio/Deck ‘None/Deck +1.000None/Deck +1.000None/Deck +1.000
f Misc. Shed/Fence/Shop |Shed/Fence +1,000|FP/Fence +500FP/Fence +500
S
O
Y Nt Adustment (Tota) CI+X- s -4084] [ J+IX]- s -1491 [ 1+[X[.- s -2.104
PN Adusted Sale Price Netad. 2.57 % Metad., 095 % Nethd. 134 %
.Y of Comparables Grossad., 5.08 %35 154900 Gossad. 3.06 %I 155500 cmssAd. 325 %|s 154 800
4| X l did D did not research the sale or transfer history of the subject property and comparable sales. If not, explain
[of My research did D did not reveal any prier sales or transfers of the subject property for the three years prior to the effective date of this appraisal.
L8 Dats Source(s) County records & MLS data.
My research l_—_| did did not reveal any prior Sales or transfers of the comparable sales for the prior year to the date of sale of the comparable sale.
Data Source(s) MLS data
Report the Tesults of the research ard analysis of te prior sale or transfer history of the subject propery and comperable sales {report additional pricr sales on page 3).
ITEM : SUBJECT COMPARABLE SALE# 1 COMPARABLE SALE # 2 COMPARABLE SALE #3
Date of Prior Sale/Transfer 02/13/2013 Research did not reveal Research did not reveal | Research did not reveal
Price of Prior Safe/Transfer 50,100 prior sales prior sales prior sales
Data Source(s) Per PCOE & MLS Per MLS Data Per MLS Data Per MLS Data
Effective Date of Data Source(s) 10/31/2013 10/31/2013 10/31/2013 10/31/2013

Arlysis of prior sale o transfer hstory of the sublet property and comparsbie ssles No recent (i.e. within 12 months) resale data detected

concerning the comparables. Subject was purchased on 2/13/2013 as an estate sale for $50.,100. Listing price was

35.000. and DOM was_7. MLS#111683 described the subject as having "significant damage and mold". Subject has

been cutted and remodeled before current sale.

Summary of Sales Comparison Appreach  The comparable sales used in this report are from the subject’s immediate neighborhood
and are considered to be the most reliable value range indicators at this time. Adjustments for physical variances were

based on either paired data sets or cost to add/subtract & are tempered by the appraisers judgment.
*** See Additional Comments ***

indicated Value by Sales Comparison Appreach$ 155 000

34 Indicated Value by: Sales Comparison Approach§ 155,000

] The Sales Comparison (Market) Approach is considered to be the most reliable indicator of value. This approach
4 directly measures how participants react to the subjects and is strongly reflective of current market conditions.

N -

¢ This appraisal is made "as is," D subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been
L completed, |:| subject o the following repairs or alterations on the basis of a hypothetical condition that the repairs or alierations have been completed, or D subject to the
B foliowing required inspecion based on the extraordinary assumption that the condilion or deficiency does not require alteration or repair. See attached

LYo xhibits. certifications, assumptions. and limiting conditions, *** See Additional Comments i

Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptfons and Emiting
le] conditions, and appraiser's certification, my (our) opinion of the market value, as defined, of the reat property that is the subject of this report is

L asof J0/31/2013
Freddie MacForm 70 March 2005

|
N

Cost Approach{ifdeveloped) $ 155 700

Income Approach (if developed) § N/A

#*% See Additional Commenis *¥*

$155.000

, which is the date of inspection and the effective date of this appraisal.

UAD Version 9/2011

Page 2 of

8
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File No. BF131102

ADDITIONAL COMPARABLES

Borrower Nathaniel R. & Jennifer A. Spencer
Property Address 24 Nevada Dr
city Rapid City county Pennington State ST ZipCode 57701-7116
Lender/Client Black Hills Federal Credit Union
FEATURE | SUBJECT COMPARABLE SALE NO. 4 COMPARABLE SALE NO. 5 COMPARABLE SALE NO. 6
24 Nevada Dr 202 East Texas Street
Address Rapid City, SD 577017116 Rapid City, SD 57701 :
Proxity to Subject 0.58 miles S ;
Sale Prce 5 154,900 5 154.000 $ S
Sale Price/Gross Liv. Avea |8 21514 sq1t. |3 153.85 sq.% 3 sq. ft 5 sq.ft
Data Source(s) MIS#109888:DOM 20
Verffication Source(s) Broker/PCOE
VALUEADJUSTMENTS |  DESCRIPTION DESCRIPTION HJ5 Adjustment DESCRIPTION +{J$ Adjustment DESCRIPTION +55 Adjustment
Sale or Finaneing Arml.th
Concessions CO]lV;U
Date of Sale/Time 7 s09/12:¢11/12
Location IN:Res:Res IN:Res:Res
Leasehold/Fee Simple Fee Simple EFee Simple
Site 139396 sf 110890 sf 0
View IN:Res:Res N:Res:Res
Design (Style) Split-Fover Ranch 0
Quality of Construction 04 04
Actual Age 53 37 0
Condition C3 C3 +10,000
Above Grade Total |Bdrms,| Baths | Total |Bdrms.| Baths Total iBdrms.| Baths Total |Bdrms.| Baths
Room Count 3 1 1.0 5 3 1.0 0 :
Gross Living Area 720 sq, ft. 1.001 sqtt ~5.620 sq ft. sq.R.
Basement & Fiished 720s{720sfin ~ 9665{966sfin -738
Roorms Below Grade 1rrZbrl.Oba0o  |1rribrl.Oba0lo -1 ,230‘
Functional Utility Average Average '
Heating/Coaling NG/FA/CA NG/FA/CA
Energy Efficient ftems Std. Insulation  Std. Insulation
Garape/Carport 1 Car Att. i1 Car Att,
Forch/Patic/Ceck Patio/Deck Patio/Deck
IMisc. Shed/Fence/Shop Shed/Fence/SS 0
]
Nei Adjustment (Total) X+ |- s 2412 L [+t s [ [0 [~ s
Adjusted Sale Price Netag.  1.57 % Net Adj. % Net Adi. %
of Comparables crossAdl. §1.42 %13 156400 Gross Ad). % |$ Gross Adj. % |6
ITEM SUBJECT COMPARABLE SALE #4 COMPARABLE SALE #5 COMPARABLE SALE  #6
Date of Pricr Sale/Transfer 02/13/2013 Research did not reveal
Price of Prior SalefTransfer 50,100 prior sales
Data Sourcels) Per PCOE & MLS Per MLS Data
Effective Date of Data Source(s) 10/31/2013 10/31/2013

Comment an Sales Comparison See comments; Sales Comparables page #2.
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Summary Appraisal Report

Uniform Residential Appraisal Report Filez BF131102

Problem Identification: In an appraisal assignments, identification of the problem to be solved requires the appraiser to
identify the following assignment elements: client and any other intended users; intended use of the appraisers opinions
and conclusions; type and definition of value: effective date of the appraisers opinion and conclusions: subject to the
assignment and its relevant characteristics; and assignment conditions. The elements listed above have been addressed
throughout the content of this appraisal report,

Clarification of Intended Use and Intended User:

The Intended User of this report is the lender/client. The Intended Use is to evaluate the property that is the subject of
this appraisal for mortgage finance transaction. subject to the stated Scope of Work, purpose of the appraisal, reporting
requirements of this appraisal report form, and definition of Market Value. No other intended Users are identified b
FNthe appraiser.

D

? USPAP Standard 2-3

T
(@ The statement of fact contained in this report are true and correct.
o]

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

] have no present or prospective interest in the property that is the subject of this report or to the parties involved with

el this assignment.

M - - - 3 N - -

[JMy engagement in this assignment wag not contingent upon the development of reporting predetermined results.

N

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

My analysis, opinions, and conclusions were developed, and this report has been prepared, in conformity with the
Uniform Standards of Professional Appraisal Practice.

[ have made a personal inspection of the property that is the subject of this report.

o personal property has been included in this report.

C0OST APPROACH TO VALUE (pot required by Fannie Mas)
Provide adequate information for the lender/client to replicate the below cost figures and calculations.

Support for the opinion of site value (summary of comparable land sales or other methods for esiimaling site value)
As the subjects neighborhood is fully developed the "opinion of site value” has been derived through the extraction of
dand values from comparable sales in the subjects neighborhood. This value has been reconciled with the lot cost of
similar quality new construction from area developments.

il ESTIMATED D REPRODUCTION OR @REPLACEMENT COST NEW OPMICN OF SITE VALUE 35,000
Source of cost data Marshall & Swift Residential Cost Handbook | Dweling 720 so.rr@s 98.20 70,704

M Quality raling from cost sevice. Ave Effective date of costdata | 1/2013 BSMT 720 sa.rt@s  44.19 31,817

9 Comments on Cost Aporoach (gross living area caloulaiions, depreciation, etc.) Deck.GDO . Sink 2,140

Y Cost Source: Marshall & Swift Valuation manual Garage/Capot 312 sa.rt@s 3211 - 10018

- verage quality site built split-fover (bi-level) style | TomlEstinateofCostNew e =5 114,679
construction including misc. items. The data is Less Physical | Functional | Exteral

Mreconciled by in-file local contractor final cost data. | Depsciaion 7,633 0 | o =$( 7.683)
Physical-Incurable depreciation based on standard | Depreciated Cost of Improvements =5 106,996
ace/life concepts, Ass' VElUe Of SHE IMPFOVEITBALS c..oo.oooooeoeoeee oo srssrssspssseesese s = 13.687

#%% Qoo Additional Comments *** | e = N/A]

Estimated Remaining Economic Life (HUD and VA orly) 56 Years | Indicated Value By Cost Approach =5 155.683

! INCOME APPROACH TO VALUE (not required by Fannie Mae)

Pl Estimated Monthly Market Rent $ N/A X Gross Rent Muttiplier N/A =% WN/A  Indicated Value by Income Approach

o Summary of Income Approach (inoluding support for market reni and GRM) /A

E

PROJECT INFORMATION FOR PUDs (if applicable)

M 5 the ceveloperibuider in _conral of the Homeowners' Associafion (HOAY? [ Tves [ Mo Urittyets) | | Detached | | Attached

(1} Provide the following information for PUDs ONLY if the developerbuilder is in cortrol of the HOA and the subject property is an attached cwelling unit

8l | oal name of project N/A
Total number of phases N/A Totat number of units N/A Total number of units sold N/A

! Total nurmber of units rented N/A Total number of units for sale N/A Data Sourcels)  N/A

Il Was the project created by the conversion of existing building(s) into a PUD? Ij Yes D No If Yes, date of conversion

o] Does the project contain any nwli-dweling units? [ Ives | No  DataSoumsis)

M A the units, common elements, and recreation faciliies complete? [:IYes E]No If No, describe the stats of completion.

T

W - the common elements leased to or by the Homeowners’ Association? | |Yes | |No i Yes, describe the rental terms and options.

0

N Describe common elements and recreational facfiies N/A

Freddie Mac Form 70 March 2005 UAD Version 9/2011 Page 3 of & Fannie MaeForm 1004 March2005
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Summary Appraisal Report

Uniform Residential Appraisal Report File# BF131102

This report form is designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit;
including a unit in a planned unit development {PUD). This report form is not designed to report an appraisal of a
manufactured home or a unit in a condominium or cooperative project.

This appraisal report is subiect to the following scope of work, intended use, intended user, definition of market value,
statement of assumptions and limiting conditions, and certifications. Maodifications, additions, or deletions to the intended

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

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reporting requirements of this appraisal report form, including the following definiton of market value, statement of
assumptions and limiting conditions, and certifications. The appraiser musf, at a minimum: (1) perform a complete visuai
inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the
comparable sales from at least the street, {4) research, verify, and analyze data from reliable public andfor private sources,
and {8) report his or her analysis, opinions, and conclusicns in this appraisal report.

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

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

DEFINITION OF MARKET VALUE: vhe most probsble price which a property should bring in a competitive and open
rmarket under all conditions requisite to a fair sale, the buyer and seller, sach acting prudently, knowledgeably and assuming
the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and
the passing of title from seller to buyer under conditions whereby: {1} buyer and seller are typically motivated; (2) both
parties are well informed or weli advised, and each acting in what he or she considers his or her own best interest; (3) a
reasonable time is allowed for exposure in the apen market; (4) payment is made in terms of cash in U. 8. dollars or in terms
of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions™ granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. Mo adjustments are
necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are
readily identifiable since the selier pays these costs in virtually all sales transactions. Special or creative financing
adjustments can be made to the comparable property by comparisons to financing terms offered by a third party institutional
lender that is not already involved in the property or transaction. Any adjustment should not be calcuiated on a mechanical
dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market's

reaction to the financing or concessions based on the appraisers judgment

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's certification in this report is

subject to the following assumptions and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the titde
to it, except for information that he or she became aware of during the research nvolved in performing this appraisal, The

appraiser assumes that the title is gooad and marketable and wili not render any opinions about the title.

2. The appraiser has provided a sketch in this appraisat report to show the approximate dimensions of the improvements.
The sketch is included only to assist the reader in visuafizing the property and understanding the appraiser's determination

of its size.

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

implied, regarding this determination.

4. The appraiser wili not give testimony or appear in court because he or she made an appraisal of the property in question,

unless specific arrangements to do so have been made beforehand, or as otherwise reqguired by law.

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, etc.) observed dguring the inspection of the subject property or that he or
she became aware of during the research involved in performing this appraisal. Unless otherwise stated in this appraisal
repori, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
property {such as, but not limited to, needed repalrs, 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
condifions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist
Because the appraiser Is not an expert in the field of environmentat hazards, this appraisal report must not be considered as

an envircnmental assessment of the property.

6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or aiterations on the assumption that the completion, repairs, or alterations of the subject property wil

be performed in a professional manner.

Freddie MacForm 70 March 2005 UAD Version 9/2011 Page 4 of 6 Fannie MaeForm 1004 March2005
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Summary Appraisal Report
Uniform Residential Appraisal Report Fie# RF131102

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

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

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

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

4. | developed my opinion of the market value of the real property that is the subject of this report based on the sales
comparison approach to valuve. | have adequate comparable market data fo develop a reliable sales comparison approach
for this appraisal assignment. [ further cerify that 1 considered the cost and income approaches to vaiue but did not devetop
them, unless otherwise indicated in this report.

5. | researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for
sale of the subject property in the tweive months prior to the effective date of this appraisal, and the prior sales of the subject
property for a minimum of three years prior to the effective date of this appraisal, unless otherwise Indicated in this report.

6. 1 researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior
to the date of sale of the comparabie 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 sales that were the result of combining a land sale with the contract purchase price of a home that
has been buiit or will be built on the land.

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

10. 1 verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in
the sale or financing of the subject property.

411. 1 have knowledge and experience in appraising this type of property in this market area.

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

13. | obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from
reliable sources that { believe to be true and correct.

14. | have taken into consideration the faciors that have an impact on value with respect to the subject neighborhood, subject
property, and the proximity of the subject property to adverse influences in the development of my opinion of market value. 1
have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, adverse environtmental conditions, etc.} observed during the inspection of the
subject property or that | hecame aware of during the research involved in performing this appraisal. |1 have considered these
adverse conditions in my analysis of the property value, and have reported on the effect of the conditions on the value and
marketability of the subject property.

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

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

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

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

19. | personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If 1
relied on significant real property appraisal assistance from any individual or individuals in the performance of this appraisal
or the preparation of this appraisal repost, | have named such individuai(s) and disclosed the specific tasks performed in this
appraisal report. 1 certify that any individual so named is qualified to perform the tasks. 1 have not authorized anyone to make
a change to any item In this appraisat report; therefore, any change made to this appraisal is unauthorized and | will take no
responsibility for it.

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

Freddie Mac Form 70 March 2005 UAD Version 9/2011 Page 5 of & Fannie MaeForm1004 March2005
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Uniform Residential Appraisal Report

File# BF131102

21. The lender/client may disciose or distribute this appraisal report to: the borrower; another lender at the request of the
borrower; the mertgagese or its successors and assigns; morigage insurers; govemment sponsored enterprises; other
secondary market participants; data coilection or reporting services; professionai appraisal crganizations; any department,
agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to
obtain the appraiser's or supervisory appraiser's (if applicable} consent. Such consent must be obtained before this appraisal
report may be disciosed or distributed to any other party (including, but not limited to, the public through advertising, public

relations, news, sales, or other media}.

22. | am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain
laws and regulations. Further, | am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice

that pertain to disclosure or distribution by me.

23. The borrower, another lender at the request of the barmmower, the morigagee or its successors and assigns, mortgage
insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part
of any maortgage finance transaction that invelves any one or more of these parties.

24, If this appraisal report was transmitted as an “electronic recor
defined in applicable federal and/or state laws (exciuding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and

valid as ¥ a paper version of this appraisal report were delivered containing my original hand written signature.

25. Any mntentional or negligent misrepresentation(s) contained n this appraisat report may result in civil liability and/or
criminal penalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States

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

SUPERVISORY APPRAISER’S CERTIFICATION:

1. 1 directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraisers

analysis, opinions, statements, conclusions, and the appraiser's certification.

2. 1 accept full responsibility for the contents of this appraisal report inciuding, but not limited to, the appraiser's analysis, opinions,

statements, conclusions, and the appraiser's certification.

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

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
pramulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal

report was prepared.

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

»

The Supervisory Appraiser certifies and agrees that:

containing my *electronic signature,” as those terms are

APPRAISER

Signature KD M

Name Brian G. Donnelly — "
Company Name Donnelly Appraisal Services
Company Address 7()7 Frankhn St

Rapid City, 8D 57701

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature
Name
Company Name

Company Address

Telephene Number 603-341-3187
Emaif Address briand(@rushmore.com
Date of Signature and Report 11/05/2013
Effective Date of Appraisal 10/31/2(13
State Certification #

or State License# 91 1S1-2014

or Other State #
State SD
Expiration Date of Certification or License  (09/30/2014

ADDRESS OF PROPERTY APPRAISED

24 Nevada Dr

Rapid City, SD 37701-7116

APPRAISED VALUE OF SUBJECT PROPERTY § 155.000
LENDER/CLIENT

Name No AMC

Company Name Black Hills Federal Credit Union
Company Address 225 Main Street

Rapid City, SD 57701

Email Address

Telephone Mumber
Email Address

Date of Sighature
State Certification #
or State License #
State

Expiration Date of Certification or License

SUBJECT PROPERTY

El Did not inspect subject property

D Did inspect exterior of subject property from street
Date of Inspection

D Did inspect interior and exterior of subject property
Date of Inspection

COMPARABLE SALES

D Did not inspect exterior of comparable sales from street
D Did inspect exterior of comparable sales from street
Date of Inspection

Freddie MacForm 70 March 2005
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Fiie No. BE131102

ADDITIONAL COMMENTS

Borrower or Owner Nathaniel R. & Jemnifer A. Spencer

Property Address 24 Nevada Dr

city Rapid City County Pennington state S ZipCode 57701-7116
Lendsr or Client Black Hills Federal Credit Union

SCOPE OF APPRAISAL
The subject property, 24 Nevada Street, Rapid City, S.D., was inspected (interior and
exterior) on October 31, 2013. Subject was vacant at the time of inspection.

Photos of the front, rear, street and interior of the subject, and front views of the
comparables were completed on this date. Exterior measurements of the dwelling, deck,
patio, shop, and garage were completed as part of the inspection process.

The appraiser's knowledge of the subject's neighborhood and research of public records
indicate that the subject's neighborhood is primarily single family residential and that
no significant land use changes will be occurring in the near future.

Analysis of local and regional economic trends indicate that the current and future
marketability of single family residential property in the subject's neighborhood is
favorable.

Highest and Best Use Analysis (#1) Legally permissible, (#2) Physically possible, (#3)
Economically feasible, (#4) Maximally productive, indicates Highest and Best Use as
single family restdential.

The Sales Comparison (Market) Approach and Cost Approach were applied during the
development of this report. The Income Approach was considered, but not developed,
due to a lack of reliable rental data in this neighborhood and buyers and sellers are not
typically considering this approach in making decisions to purchase or sell single
family properties.

The appraiser obtained data pertaining to the subject property, comparable properties
and local/regional economic trends from the following sources: on-site inspection,
Pennington County Director of Equalization Office, Pennington County Treasurer's
Office, Rapid City Planning Department, Rapid City Chamber of Commerce, Rapid
City Journal, Rapid Map, FEMA flood maps, Black Hills Board of Realtors, MLS
and/or local real estate brokers/agents. Reproduction cost of improvements were
developed using Marshall & Swift Residential Cost Handbook. Information utilized in
the development of the appraisal report include, but may not be limited to, the above
listed sources.

At the client's request, the appraisal has been reported in compliance with the UAD
convention established by Fannie Mae and Freddie Mac.

Some of the UAD requirements for the comparables, including condition and quality
ratings and basement size/finish, imply a degree of precision that may not have been
possible in the appraiser's normal course of business. The appraiser's scope of work
verifying the comparables consisted of® exterior inspection; viewed interior pictures
(when available).

Therefore, the UAD convention estimates displayed for comparables in this appraisal
are formed by the appraiser using the best information available and should be
considered an "estimate” unless otherwise noted in the report.

I have performed no other services, as an appraiser or in any other capacity, regarding
the property that is the subject of this report within the 3 year period immediately
preceding acceptance of this assignment.

Donnelly Appraisal Services
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ADDITIONAL COMMENTS
: Page ?

Borrower or Owner Nathaniel R, & Jennifer A. Spencer

Property Address 24 Nevada Dr

oy Rapid City county Penmington Stale ST ZipCode 57701-7116
Lenderor Client  Black Hills Federal Credit Union

ANALYSIS OF SALE CONTRACT

Seller paid closing costs are typical for the local market. The final asking and listing price are consistant in
value, a result that can be expected assuming both parties are well informed and typically motivated. The
current contract is supported by the Sales Comparison Approach, and the Cost Approach, which is a secondary
check on value.

NEIGHBORHOOD BOUNDARIES

Subject's immediate neighborhood is bounded by Cambell Street to the east, Mt.
Rushmeore Road to the west, Fairmont Boulevard to the south, and St. Cloud Street to
the north.

NEIGHBORHOOD DESCRIPTION

Existing homes consist of a mix of ranch style, 1.5 story, split-foyer/bi-level, and
split-level site built homes, townhomes, and multi-family units. Scale, texture and
maintenance is relatively consistent. Maintenance tends to vary. Area includes
residential, supporting commercial, retail and educational facilities. No unfavorable
external influences noted. Rapid City School Districts. Site sizes generally run from .15
to 1 acre.

MARKET CONDITIONS

Effective marketing/exposure times periods typically fall in the 1 to 3 month range.
Median DOM for the subject’s location and price range is 47 days. Typical market
financing terms and conditions prevail. Further market research finds most all
indicators are currently stable.

HIGHEST AND BEST USE

Highest and Best Use is an analysis that concludes a sites maximum productivity on a
specific date. As vacant the site's size, dimensions, shape, soil composition, view,
current zoning and deed restrictions prove a physically possible development of
residential single family. Current demand for existing housing and new construction
evident the economic demand for single-family improvement. Conclusion: as vacant
the site's Highest and Best Use would be to develop with a single-family residence.

The current single family dwelling meets with local zoning and deed restrictions for
legally permissible use. Conclusion: as reported the subject property as currently
improved is in it's highest and best use.

ADVERSE SITE CONDITIONS AND/OR EXTERNAL FACTORS

No adverse environmental conditions such as toxic waste or hazardous materials were
observed at the time of inspection. It should be noted that the appraiser is not a certified
environmental inspector.

PROPERTY CONDITION

Interior has been completely gutted and remodeled. The subject's main floor consists of a living room, kitchen,
dining area, | bedroom, and one bathroom. Basement is 100% finished and has a family room, 2 bedrooms,
faundry/utility, and one bathroom. Recent updates include: studs, drywall, texturing, insulation, kdtchen, both
baths, basement re- finished, all flooring (except living room), light fixtures, furnace w/central air, all windows,
vinyl siding, water heater, plumbing, and electrical. Subject features include: flat panel oak cabinetry; laminate
countertops: breakfast bar; painted interior doors and trimy; ceramic tile shower stall; steel entry doors; asphalt
shingles: utility sink; vessel sink; double hung and sliding vinyl windows; vaulted ceiling; recessed lighting;
metal soffits; wood storage shed; and chain link fencing. There are currently no appliances. One car attached
garage is finished and heated. Shop building has a rough concrete floor with metal siding, and is not finished or
heated. Floor coverings consist of carpeting in the basement and bedrooms; solid oak in the living room; and

Donnelly Appraisal Services
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ADDITIONAL COMMENTS
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Barrower or Owner Nathaniel R. & Jennifer A. Spencer

Property Address 24 Nevada Dr

city Rapid City county Pennington state  SD ZioCode 57701-7116
Lenderor client  Black Hills Federal Credit Union

vinyl in the kitchen, dining, laundry, and baths. No functional or external obsolescence noted. No deferred
maintenance items observed. The effective age of the improvements is estimated at +/-4 years. Pennington
County Equalization and MLS#115363 both show the subject’s GLA as 1008 sq. fi., which is not correct.

SALES COMPARISON APPROACH

The comparables used in this report adequately bracket the subject's indicated value and
results in both positive and negative overall net adjustments. Gross, net, and line item
adjustments are all within accepted standards. Appraiser was unable to bridge the
subject's low main floor GLA (2 year search). The adjusted values range from a low of
$154,800. to a high of $156,400. As most similar, Comparables #1 through #3 has
received 100% of the weight in developing the subjects indicated value. The appraiser
has rounded the subjects indicated value to the nearest $1,000.00. The current market
views ranch style and split-foyer (bi-level) construction as similar, with no significant
difference in value noted.

Comparables #1 through #4 are from the subject's immediate neighborhood. All
comparables are similar to the subject in view, site size, quality of construction, age &
effective age, gross living area, bed/bath counts, functional utility, and overall market
appeal. Comp #4 has not had the extent of updating as the subject, and received a
condition adjustment. Post buyer reaction support a range of adjustment for physical
condition of from $4.00 per GLA sq. ft. to $15.00 per GLA sq. ft. depending upon the
respective differences between the subject and comparables. In the case of Comp #4 the
updates best support a superior condition adjustment near the middle of the range.
Condition adjustment has been applied at $10.00 per square foot. There were no one
bedroom comparables available (2 year search).

Comparable sales over 6 months old are often utilized for appraisals in our market area.
In order to establish good comparable sales data it is necessary to utilize sales up to 1
years old. As property values have been stable, no time adjustments are necessary.

RECONCILIATION

This approach directly measures how participants react to the subject and is strongly
reflective of current market conditions. The Cost Approach is generally one of the
better indicators of value for new, recently constructed or unique properties. As the
subject was originally constructed in 1960 it suffers from some physical incurable
depreciation. The application of this approach is weakened by the number of
assumptions made necessary to estimate this depreciation. Therefore this approach
serves mostly as an independent check on value.

The Income Approach was considered, but not developed, due to a lack of reliable
rental data in the market area and buyers and sellers are not typically considering this
approach when making decisions to purchase or sell single family properties.

The reconciliation of the three approaches dictates that the appraiser place the heaviest
reliance on the Sales Comparison Approach and support a "final opinion of value" of

$155,000.00.

The Cost Approach provides support.

CONDITIONS OF APPRAISAL

Donnelly Appraisal Services
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Borrower or Qwner Nathaniel R & Jennifer A. Spencer

Property Address 24 Nevada Dr

¢ty Rapid City County Pennineton state SD ZpCode 57701-7116
Lenderarclient  Black Hills Federal Credit Union

The subject property was appraised " as is" in this report.

COMMENTS ON COST APPROACH
Site improvements include: standard landscaping, concrete flatwork, shop, shed,
fencing, sewer, water and electrical hookups.

Donnelly Appraisal Services
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SKETCH ADDENDUM

Borrower or Owner  Nathaniel R. & Jennifer A. Spencer

Property Address 24 Nevada Dr '
city Rapid City County Penmnington sate  SD ZipCode  57701-7116
Client _Black Hills Federal Credit Union e : :

Shed’
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il - Shop ol patio

.| Bedroom Bath FamilyRoom| - - -
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Mam Floor . . 13
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Comments:

Net LIVABLE Area (fouded) = 720  1item . (ounded)| 720
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BFi31102

Total Residential™

Average Price Residentdal™

32!

Active Listings Soli Listings inder Candract Avdrage Active Prica Average Sold Price

Gingle Family - Preowned

Average Price Single Farmily - Pregwned

NS it

1200 e o
: $350,000 -
1600
$300,000
B0 5250,000
£00 - §300,00G
$150,000 -
400 4 :
100,000 iz
200 - SH0000 1
0 50

New Construction

w2N2
H2075

“fownhouse/Cenda

60 $250,000

$200,000

T2

Average Active Prica Average Scid Price

*NOM is for soid fstings oply
“Includes Single Family, New Consiruction, Manufactured Home, TewnhouselGonda, Reereationzl Property

Areas used: Bex Elder, Cly Cenler, Elk Cresk, Nemo Road, North, Norireast, Horiwes), Pladmond Valay, Pine Grove, Rapid City, Rapid Valiey,

Rimrock, Sherdan Lake Road, Southeast, Southwes!, Wast Bivd

Date Range for Active staty: as of 9112 and as of 91513
Date Range for Sold stals: 10142 o 90112 erd 101713 10 80113

This representation is basad in whole or in pant on date supplied by the Black Hills Assodation of REALTORS® or its Miliple Listing Service
for the perfads as shown. Meilher he Assodation nor fts MLS guarantee or is in any way responsiia for is aocuracy, Dats mavriained by the

Assoctation or fis MLS may not refiect alf real estate sctivity in the market.
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PHOTOGRAPH ADDENDUM

Borrower or Owner  Nathaniel R. & Jennifer A. Spencer

Property Address 24 Nevada Dr

ciy  Rapid City County Pennington state  SD ZipCode 37701-7116

Client Black Hills Federal Credit Union

FRONT VIEW OF
SUBJECT PROPERTY

REAR VIEW OF
SUBJECT PROPERTY

STREET SCENE OF
SUBJECT PROPERTY
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Market Conditions Addendum to the Appraisal Report rieno. BFI31102
The pupose of this addendum is io provide the lenderfclient with a clear and accurate understanding of the market tends and conditions prevalent in the subject
neighborhood. This is a required addendum for all appraisal reporls with an effective date on or after Aprl 1, 2008.
Property Address 24 Nevada Dr cty Rapid City state SD ZIPCode 57701
Borrower Nathaniel R. & Jennifer A. Spencer
mstructions: The appraiser must use the information required on this form as the basis for hisher cenclusions, and must provide support for those conclusions, regarding
housing trends and overall market congitions as reported in the Neighborhood section of the appraisal report form. The appraiser must fill In all the information to the extent
it is avatlable and relfable and must provide analysis as indlcated below. If any required data is unavailable or is considered unrelizble, the appraiser must provide an
explanation. It is recognized that not all data sources will be able to provide data for the shaded areas below, if it is avalable, however, the appraiser must include the data
in the analysis. If dala sources provide the required information as an average instead of the median, the appraiser should report fhe available figure and identify it as an
average, Sales and Hstings must be properties that compete with the subject properly, determined by applying the criteria thal would be used by a prospactive buyer of the
subject property. The appraiser must explain any anomalies in the data, such as seascnal markets, new construction, foreclosures, etc.

Jnventory Analysis -~ L - Prior 7-12 Months | Pdor 46 Months Current - 3 Months Overall Trend

Total # of Comparable Sales (Setfled) 24 20 19 Increasing X i Stable Declining
Absomtion Rate (Total Sales/Moriths) 400 6.67 6.33 increasing X istable Declirning
Total # of Comparable Active Listings e 14 e b 14 14 ;| Delining < )1 | Stable ool - Increasing
Menths of Housing Supply (Total Listings/Ab.Rate) SR It R 210 .- 221 | Deddining : -} X | Stagle - |Inereasing - .
Median Sale & List Price, DOM, SalelList % . -] Prior 7-12 Menths | Prior 46 Months | Cument - 3 Months Overall Trend

Median Comparabie Sale Price 157.900 158.500 159.900 Increasing X | statle Declining
Median Comparabie Sales Days on Market 46 12 55 Declining X | stable Increasing
Median Comparable List Price 159900 | 159900 160900 i Jincreasing [ X | stare - || . | Declininig
Median Gomparabie Listings Days on Market 98 .. - T 45 [ | veciring . J X statie YL ncressing
Median Sale Price as % of List Price 99 .00 99 00 99 00 Increasing X ! Stable Declining
Sellor-{developer, builder, ete.) paid finencial assistance prevalent? r—‘ Yes | ﬂ Ne Ceclining ﬁ Stable Increasing

Explain in detall the seller concessions trends for the past 12 months (e.g., seller contributions increased from 3% fo 5%, increasing use of buydowns, closing costs, condo
fees, options, ete).  The reader is advised that neither the existence nor the amount of seller paid closing cost is reported in

the local MLS system. Many/most Brokers refuse to provide the information to appraisers. Based on an analysis of real
estate coniracts in the appraiser's workfiles, the selling price could reflect a 0 to 3 percent closing cost for this price

Cite data sources for above informafion. MLS data does not offer a readily available search to obtain the number of foreclosured or distressed listing data. The data
souree is the appraiser's workfiles within the Rapid City market area and the sumber of REQ sales ave not determined to be predominant or a factor in the market at the pregent
time. Inventory analvsis, median sale & fist price, DOM & sale/list percentages obtained from Black Hilis Assoc. MLS.

Summarize the above information as support for your corclusions in the Neighborhood section of the appraisal report fom. If you used ahy addifional Tnformation, such 2
an analysis of pending sales andlor expired and withdrawn listings, to fonmulate your condlusions, provide both an explanation and support for your conciusions.

The subjects immediate market area is considered to be the southeast Rapid City area. The appraiser's search

parameters included detached houging from this neighborhood which fell within a perspective buyers price range of
$140.000. to $170.000. with similar quality, appeal, and bed/bath counts.

Ifthe subjectis a unitina condominium or cooperative project, complete the Tollowing: NA Project Name: N A

Subiect Preject Cata Prior  7-12 Months | Prior 46 Months Current - 3 Months Qverall  Trend

Total # of Comparable Saiss (Settied) N/A N/A N/A ncreasing Stable I | Decining
Absorption Rate (Total Sales/Manths) N/A N/A N/A Increasing Stahie il Dexfining
Total # of Active Comparable Listings N/A N/A N/A ..} Declining Stable - - Il | increasing
IWonths of Unit Supply (Total Listings/Ab. Rate) N/A N/A N/A Dedining - Stable '|i | Tricreasing

Are foreclosure sales (REQ sales) & factor in the project? iYes | X |No If yes, indicate the number of REC fisfings and explain the frends in lisings and sales of
foreclcsed  properties.

OO~00DZQ0

Sumtmarize the above tends and address the impact on te subject unit and proect The subiject is not a unit in a condominium or
cooperative project, therefore the condo/co-op projects section of the report is not applicable.

- OoOmMee QAo TV VO

A

d . ;

P Signature Signature

-] AcpraiserName  Brian G. Donnélly Appraiser Name

LY company Name  Donnelly Appraisal Services Compary Name

é Company Address 7077 Franklin St, Rapid City, SD 57701 Company Adcress

Py Siste Ucense/Certification # 911SL-2014 state SD State License/Certification # State
R Email Address briand@rushmore.com Ermalf Address

Freddie Mac Form 71 March 2009 Page 1 of 1 Fannie Mae Fom  1004MC  March 2008
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FleNo.  BF131102

PHOTOGRAPH ADDENDUM
Borrower or Owner _ Nathaniel R, & Jennifer A. Spencer
Property Address 24 Nevada Dr
ciy  Rapid City County  Pennington sate  SD Zipcede 57701-7116
Client Black Hills Federal Credit Union
Kitchen
Living Room
Bath

Donnelly Appraisal Services




PHOTOGRAPH ADDENDUM

Barrawer or Owner Nathaniel R. & Jennifer A. Spencer

FlleNo.  BEF131102

Property Address 24 Nevada Dr
ciy  Ravid City Cauty Pennington state  SD ZipCode 57701-7116
Client Black Hills Federal Credit Union

Bedroom

Bath

Family Room

Donnelly Appraisal Services




Fieho. BF131107

PHOTOGRAPH ADDENDUM

Borrower or Owner  Nathaniel R. & Jemnifer A. Spencer

Property Address 24 Nevada Dr

ciy Rapid City counly  Pennmington state  SD ZipcCote 57701-7116

Client Black Hills Federal Credit Union
Bedroom
Bedroom

Laundry Room

Donnelly Appraisal Services




FieNo. BF131102

PHOTOGRAPH ADDENDUM
Borrower of Owner  Nathaniel R. & Jennifer A. Spencer
Property Address 24 Nevada, Dr
city  Rapid City Ceunty  Pennington state ST ZipCode 57701-7116
Client Black Hills Federal Credit Union

Shop

Shop

Shed
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Flle No- BF131102

PHOTOGRAPH ADDENDUM

Borrower or Owner  Nathaniel R. & Jennifer A. Spencer

Property Address 24 Nevada Dr

cly  Rapid City Counly Pennington staie  SD ZpCede 57701-7116

Client Black Hills Federal Credit Union
Rear View
Front View

Back Yard
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FileNo.  BF131102

PHOTOGRAPH ADDENDUM

Borrower of Owner  Nathaniel R, & Jennifer A, Spencer

Property Address 24 Nevada Dr

ciy  Rapid City Counly Pennington sate  SD Zipcode 57701-7116
Client Black Hills Federal Credit Union

COMPARABLE #1

3828 Elm Avenue

Rapid City, SD 57701
Price $159.000
Price/SF 185.31
Date 501/13;¢02/13
Age 29
Room Count 4-2-1.0
Living Area 858

Value Indication $154 900

COMPARABLE #2
604 East Liberty Street
Rapid City, SD 57701
Price $157,000
Price/SF 183.20
Date 502/13:¢03/13
Age 35
Room Count 4.2-1.0
Living Area 857

Value Indication 51 55,500

COMPARABLE #3

1 Texas Street
Rapid City, SD 57701

Price $156,500
Price/SF 183.08
Date $05/13:c06/13
Age 37
Room Count 4.2-1.0
Living Area 857

Value Indication $154,800

Donnelly Appraisal Services




FieMo.  BF131102

PHOTOGRAPH ADDENDUM

Borrower or Owner  Nathaniel R. & Jennifer A. Spencer

Property Address 24 Nevada Dr

ciy Rapid City Caunty Pennineton sate  SD ZipCode 57701-7116
Client Black Hills Federal Credit Union

COMPARABLE #4
202 East Texas Street
Rapid City, SD 57701
Price $154,000
Price/SF 153.85
Date s(9/12:c11/12
Age 37
Room Count 5-3-1.0
Living Area 1,001

Value Indication £15 0,400

COMPARABLE #5

Price by
Price/SF

Date

Age

Room Count -
Living Area

Value Indication 3

COMPARABLE #6

Price &
Price/SF

Date

Age

Room Count --
Living Area

Value Indication ¥

Donnelly Appraisal Services




FileNo.  BF]131102

LOCATION MAP

Borrower or Owner  Nathaniel R. & Jennifer A, Spencer
Property Address 24 Nevada Dr
ciy Rapid City

Client

sate  SD ZipCode 57701-7116
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FleNo.  BF13]1102

FLLOOD MAP

Borrower or Ovner  Nathaniel R. & Jennifer A. Spencer

Property Address 24 Nevada Dr

cty Rapid City county Pennington ste_SD zZipcode 57701-7116
Client Black Hills Federal Credit Union
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Flood Zones

|:! Areas inundated by 500-year flooding

l:] Areas outside of the 100- and 500-year flood plains

' Areas inundated by 100-year flooding

i Areas inundated by 100-year flooding with velocity hazard

Flood Zone Determination
Latitude: 44.058190

Longitude: -103.217154

Community Name:

RAPID CIFY, CITY OF

Community: 465420

SFHA (Flood Zone): No

Within 250 ft. of multiple flood zones: No

Zone: X Map #: 46103C0787H
Panel: 0787H Panel Date: 06/03/2013
FIPS Code: 46103 Census Tract: 107

Floodway areas

||| | Floodway areas with velocity hazard
L_—_J Areas of undetermined but possibte flood hazards

Areas not mapped on any published FIRM

This Report is for the scle benefit of the Customer that ordered and paid for
the Report and i3 based on the property information provided by that
Customer. That Customer's use of this Report is subject to the terms agreed
to by that Customar when accessing this product. No third party is authorized
to use or rely on this Report for any purpose, NEITHER FIRST AMERICAN
FLOOD DATA SERVICES NOR THE SELLER OF THIS REPORT MAKES. ANY
REPRESENTATIONS OR WARRANTIES TO ANY PARTY CONCERNING THE
CONTENT, ACCURACY OR COMPLETENESS OF THIS REPORT, INCLUDING
ANY WARRANTY OF MERCHANTABILITY OR FITNESS FOR A PARTICULAR
PURPOSE, Neither FARES nor the sefler of this Report shall have any liability

to any third party for any use or misuse of this Report.

Donnelly Appraisal Services




File No. BFI31102

South Dakota Department of Labor and Regulatic.ﬁ )

NO: 911SL
This is Lo Certify that BRIAN G. DONNELLY of RAP}D CITY SD i duly ficensed to appraise property in the State of

South Dakota as a
STATE LICENSED APPRA[SER
Mic-Leved RS
from the date hereof until September 30, 2013 unless ermineted by the Departmem
State-Licensed Appraiser classification appliests apprama[ of any. nonoomplex nonresidential property or complex
one-to four-family residentfal property with@ trarsaction valus of less than $250,000 and any noncamplex she-to

four-family residential property with a transaation value &t less thary $1,000,000. The appraiser is bound by the
Competency Rule of the Uniferm Stantiards of Prefessaonal Appr:a sal F'ractfce

IN WITNESS WHEREOF, L : ' :
this decument was signed by the official In charge of hcensmg and cemr catxcm on September 09, 2013

2014 g _

Secretary,
SOUTH DAKOTA )
DEBARTMENT OF LABOR AND REGULATION

Donnelly Appraisal Services




FileNo.  BF131102

Liberty
Real Estate Appraisers Professional &R
Liability
Date Issued Policy Hurber Previous Policy Kumber
|o4/23/am.3 LS [01207 3103 LS1012073-002

LIBERTY SURPLUS INSURANCE CORPORATION
{A Stock nsurmee Company, hereinafier the "Compuny™)
175 Berkoloy Strect

Boston, MA 02117
THTS TS A TLATMS MAUL AND HEPORTED POLICY. PLEASE READ 1T CAREFULLY.
TLem DCCLARALLONS
1. Customer I0: 164630 This Insurance Contract is issued by a
Nametf [nsured: nonadmitted insorer which is not Licensed by
DOMNELLY APP SERVICES nor under the jurisdiction of the South
RAISAL SERVIC Dakota Insurance Director,
Brian &. Nonnetly
707 Franklin S$t.
Rapid City, SB 57701
1. Policy Period:
From: 07/61/2013 Teo: 072014
£2:01 AM. Standard Time sl the address staled In
Tem
3, Deduciible: 31,10 Bach Claim
4.  Retroactive Date; 07/01 72004
5. Tncepfion Date: 0701/2011
4. Limits of Lisbility: The Limit of Liability for Each Claim and in
A $500,000 Each Claim the Agzregate is reduced by Damages and
B $500,000 Apgregate Chaimy Expuenses as defined in the Policy.

7. Majl All Motices to Agent: . .
LiA Admimstralors & Insurance Services

1600 Anscapa Street
Santa Barbara, Californin 53101
(800) 334-0652; Pax: {805) 9620552
§. Asnoual Prembum: §732.00
+ $18.30 Surplos Lines Tax
+ $2 .20 Clearinghonse Fee
9, Humber of Appraisers: 1

10. Forms attached at issue:  LIAQE2S (10/11) LIAG)IZ (08/11) 1IAGT3 {03/10] LIAD1S {G3/18) +#2
SC-9 (10/08)

This Declarations Page togéther with the zamplated and signed Poiicg.Appﬁcaﬁm including all attadkrents uid exhibils hereto, and the
Real Estate Appraisers Professional Liability Insurance Policy shal consfitute the egfituct bolwoen the Named nsured and the Company.

. K/&\/L;%

L1Ag01S {94/10) Authorized Sigrature

Donnelly Appraisal Services




