LHEA

ORDINANCE NO.: 2014-090

Authorizing the City Manager to execute a Contract of Sale and any other
documents necessary to consummate the transfer of 14 Guernsey Drive,
Richland County TMS #11607-17-02 from the City of Columbia
to Donvale M. Springs

BE IT ORDAINED by the Mayor and Council this 16th day of September, 2014, that
the City Manager is authorized to execute the attached Contract of Sale, and any other
documents necessary and approved by the City Attorney to consummate the transfer of 14
Guernsey Drive, Richland County TMS #11607-17-02, from the City of Columbia to
Donvale M. Springs for the sum of One Hundred Five Thousand and No/100 ($105,000.00)
Dollars.

Requested by:

Community Development Director W
M‘zﬁor
Approved by:

Clonend o

City Manager
Approved as to form: ATTEST:
‘:i;;EEEfffi___—————-""'_—_“‘*- Cf‘\ '
QoD Uppu)
City Attorney City Clerk

Introduced: 8/19/2014
Final Reading: 9/16/2014

Last revised: 8/14/2014
14081505
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CONTRACT OF SALE

Date. A Contract for the sale and purchase of the hereinafter described property
is entered into this ____ day of September, 2014 by and between Donyale M. Springs,
Purchaser(s) and City of Columbia, Seller.

Offer and Description. Purchaser(s) agree(s) to buy and Seller(s) agree(s) to sell
that lot or parcel of land, with improvements thereon situated in Richland County, State

of South Carolina and being described as follows: TMS#R11607-17-02 .

14 Guernsey Drive, Columbia, South Carolina 29203
Conveyance Shall Be Made. Conveyance shall be made subject to all covenants

of record (provided they do not make the title unmarketable) and to all governmental
statutes, ordinances, rules and regulations.

Price. The purchase price is $105,000.00 and shall be paid by the Purchaser as
follows: $2,000.00 upon execution of the Contract as an eamest money deposit to be
held in trust by Xavier Starks, Attorney at Law, as escrow agent; One Hundred Three
Thousand Dollars and 00/100 ($103,000.00) Dollars in cash or certified funds at
closing.

Closing Cost. The Purchaser shall pay all pre-paid items to include 1% year
annual home owners insurance required property taxes and insurance escrow due at
closing. The Seller shall pay all allowable closing cost not to exceed $3.000.00. The
Seller shall pay any cost incurred by Seller and the Seller shall pay Seller’s pro-rata share
of the 2014 real estate taxes.

Contract Contingencies: This closing is contingent upon the Purchaser
receiving financing from the City of Columbia’s Community Development Home Loan
Program and bank financing.

Conveyance Date of Closing. The closing shall take place within sixty (60) days
from the date of this contract. Seller(s) agree(s) to convey by marketable title and deliver

a proper statutory warranty deed with dower duly renounced, if applicable, and free of






encumbrances, except as herein stated, with all stamps affixed thereto. The deed shall be
prepared in the name of Donyale M. Springs.

Adjustments: Real estate taxes, homeowner association/regime fees, and rents
when applicable, will be adjusted as of the date of closing. Tax proration pursuant to this
Contract is to be based on the tax information available and deemed reliable by the
Closing Attorney on the date of closing and to be prorated on that basis. Buyer will be
responsible for applying for any applicable tax exemptions. Buyer is also responsible for
any tax increases due to change of ownership. Unless otherwise agreed, Seller will pay
all regular and special homeowner’s association assessments and all governmental
assessments levied through date of closing and Buyer will pay for those assessments
levied after the date of closing.

Condition of Property. This property is being sold “As Is”. Purchaser may have
home inspection done within 10 days from complete execution of said contract. This
may include CL-100, HVAC or other inspections or tests done to determine the condition
of property. Seller will have no obligations to make any repairs or replacements to
property identified as a result of inspections.

Home Warranty Coverage: Buyer and Seller agree that a home warranty
will (x ) will not () be provided at closing. If applicable, the warranty premium will be

paid by Buyer () Seller (x) in the amount not to exceed $399.00, provided by 2-10

Home Buyers Warranty (home warranty company).

Condition of Title. At the closing, the premises shall be conveyed with good,

marketable and insurable fee simple title subject to the following:

(a) Taxes: Real Estate taxes for the current year and future years;

(b)  Easements and Right-of-Way: Easements and right-of-way of record or as
would be shown by a current survey; provided, however, Seller warrants
that said easements and right-of-way do not materially affect the premises
or unreasonably interfere with purchaser’s intended use;

(c) Restrictions of record.

Possession. Possession of said premises will be given Purchaser on the day of the

closing.






Default. If the Purchaser shall default under this agreement, the Seller shall have
the option of suing for damages including but not limited to reasonable attorney’s fees or
rescinding this contract. The earnest money shall be paid to the Seller. Upon default by
the Seller, the Purchaser shall have the option of suing for damages or specific
performance, or rescinding this contract. Upon default by the Seller, if the Purchaser
elects to rescind this agreement, the purchaser will be refunded all sums paid hereunder.

Other Terms: N/A

Effect of Contract. The parties hereto further agree that this written contract
expresses the entire agreement between the parties, and that there is no other agreement,
oral or otherwise, modifying the terms hereunder.

Binding Contract. This contract shall be binding on both parties, their
principals, heirs, personal representatives, successors and assigns as state law permits.

Disbursing Agent. It is agreed by both parties that all money paid under the
contract shall pass through the hands of Xavier Starks Law Firm, and he/she shall act as
disbursing agent for both parties hereto.

Extension Agreement. Time is of the essence; however, if the transaction is not
closed within the stipulated time limits of this contract, then both parties agree to extend
said contract for a period not to exceed fifteen (15) days from the date designated for
original closing.

Cashier’s check. Purchase must have cash, cashier’s check, or certified funds
when completing this transaction.,

SIGNATURES BELOW SIGNIFY ACCEPTANCE OF ALL TERMS AND

CONDITIONS STATE HEREIN.
SIGNED, SEALED AND DELIVERED

IN THE PRESENCE OF:
By:
AS TO PURCHASER PURCHASER
AS TO PURCHASER PURCHASER
City Of Columbia
AS TO SELLER SELLER
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INVOICE

Date: 6/16/2014 File No. 140601
Case No.

Prepared for:

City of Columbia
1225 Lady Street
Columbia SC 20201
Attn: Felicia Wilks

Property Appraised:

None
14 Guemsey Drive
Columbis, SC 29203

Work Performed:
Apppraisal Fee $ 30000
3
$
$
$
§
Total Amount Due: $ 300.00
Please make checks payable to:

Palmetto Appraisal Group
P.O. Box 2152
Lexington, SC 28071

ClickFQRMS Appraisal Software 800-822-8727




Palmetto Appraisal Group
P.O.Box 2152
Lexington, SC 29071

6/16/2014

City of Columbia
1225 Lady Street
Columbia SC 29201

RE: None
14 Guernsey Drive
Columbia, SC 29203
File No. 140601
Case No.

Dear Gentiemen

In accordance with your request, | have persanally inspecled and prepared an appraiszi report of the real
properly located at:

14 Guernsey Drive, Columbia, SC 20203

The purpose of this appraisal is to estimate the market value of the property described in the body of this
appraisal report.
Enclosed, please find the appraisal report which describes certein data gathered during our investigation
of the property. The methods of approach and reasoning in tho valuation of the various physicat 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 6/09/2014
Is:

$ 105,000

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 | may be of further service to you in the future, please let me know.

Respectfully submittcd,

Signature:_ 2 d

TRACY A. CONRAD
SCCR 3329




Palmetto Appraisal Group
File No. 140801
Case No.

Uniform Res:dential Appraisal Report
Propery Address 14Guemme ) Colmbia Stk SC Zpcode 26208 ]

Bomuser None Owner of Pubic Record City of Calumbia County Richland
Legal Description Burton Heights If Lot 15
Assesm Pacgl$  11607-17-02 Tax Year 2013 RE. Taxes§ 0.00
b : Map 11607 Census Tracl 108.00
.Em-m Vacanl_Spotial Assessments § PUD _ HOAS N/A o ot
e e L :
2] | Puschase Transaction | | Rafinence Transachion | Provide Opinion of Market Value
LengesiCient City of Columbla Addms 1225 Lady Streat, Columbia SC 26201
Istro subicet camentiy offased for s2'a or hias i haen ifered for sale i the Lieive moulfis prior 1o the effective Gate of this | ] yes [X] Ho
Report dita sourcels) uscd, ofesings price(s), and daie(s). NJA

1 [_]6 |_] did not analyze the contra<t for sale for the suksct purchase transaction. Explain the resulls of e cnalysis of the coniract for sale or why the analysis was fot
perfomneg. NIA

-

3

E Contract Price: § NEA DoteofContracl  N/A  Isihe seier tha owner of recond? Yesi |No Data Source(s
o

Is there any financiol assistance (loan charges, sale concessions, gl or downpayment assistance, etc ) o be paid by any party on behal of the borrower? | [ Yes|_JNo

if Yes, the total dolizr amount and descrite the items tabe

Ragid Siable Slow Marketing Time lr3nds | wimds) 50 Llow New | lulifomly 10 %

2 i Soundaries Bounded by Northwest F Cushman Roxd, and Farrow Read 200 mﬁ 75+ ] Commercial 10 %

mmw_mmm

Market Condtions {i for the sbove conclus _um_mym__mmmmmmggu_mMrmm q
W avalisble h4
gwm1 )X 80 %107 x 184 Area 20 Acre. Besical cngular Vicw Similar Homes

ing Descriplion Singl ly Residential

Usits mm-r‘ | X [Crawt Space ermwls BM

_#aiSlotizs 1 Stor | :  Exiencr Walls__Brick/Good

Type [XT0a] At I'u:u t ! Basamont Arco NJA 3.l | Roof Surfeze  CompositionShinglerGd Tam/Fingh W

[xEnstg | TF | _lunder Const. IBasement Finish_ N/# % | Gutters & Downspouts_None Bath Floor_Vinyl/Good

Tosign (Style! Tmnmnnai | Ouiside Frary/Exit] _[Sump Pump | Vindos Type  Vinyl Frame/Good | Buth Weinscot_Composite/Good
Year Bulf 2008 Ewidenceof | | Infstabon None | Steam Sashinsulated NofYes cauTsr!EI [hoce
‘Efiective Age (Yrs] New | Dampnos sl Yes/Good Diiveway #olCars 2 Car
Alic None MliIMII- Amengios _Woodstovels) # | Driveway Sudace Concrate

1X] erop Stair Stgis Fual Electric || [Fusperialy Feace [T TGormge #ofCas

Floor Scuttiz Cenral Als Condifioning } X [BoinDeck X |Forch Comort | #ofCars

Finighed Heatud I |nq~mae Other /A Other Att i [oa | Touitn
| Appliances| ([ X [ RangeiOven [X IDishwesher] X [Oisposal | [Microwavel | Weshe Other (describe) NVA
Finished orea above gradecontains: 6  Foome 3  Bedrooms 20 8os) 1378 usne Feet of Gross Living Area Abovy
Additional faatures (special efficient ltams, elc i ject has 9’ smaoth ceflings, ceilin thermal windows, garden fub and separate shower in
maste oo, couere] perch, deck, screen poich,

the condition of ihe properly (including airs. deleriorab ations g, elc). ect
= m int, deck boards mdnmmusmeﬁcu Ii isin condition. Loweﬁecﬁvea eduetorneentu

_Are there an, : deficlencles or ddverse condilions thal sffect the livabilily, soundness, or structural intridy of the 71 |Yes|X[No MYes describe
None observed.

Freddie Mac Form 70 March 2005 Fennle Mae Form 1004 March 2005
ClickFORMS Appraisal Software 800-622-8727 Page 1 of 17



Palmetto Appraisal Group
File No. 140601

Case No.
Uniform Residential Appraisal Report
There g0 8 arable 28 il ofiered for sale in the hborhood in from § 79,800 b$ 128,900
There are 5 sales in the neighborhood within the past twelve months ranging in s2ia price from $ 55,000 B 94,000
FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE# 2 COMPARABLE SALE #3
Address 14 Guemsey Drive 22 Guemsey Drive 182 Burton Heights Circle 2318 Read Streat
Columbia, SC 20208 Columbia Columbia Columbia
Proximity i Subjact Same Street/Same Block 1 Block N A5 N
Seig Prce s NIA $ 101500 $ 105400 &  88.500
SalaPrice/GrossLiv.Area |5 0.00 1S 74.6. L 1. 2 5 $ 71.66 L.
Dala s) CMLS CMLS CMLS
Verfication Source Visual Inspection | CountyRecords | Visual inspection
VALUEADJUSTMENTS |  DESCRIPTION DESCRIPTION [ +{)$Ad DESCRIFTION [ +{)$ Adjustmen  DESCRIPTION [ +(:$ Adjusiment]
Sale or Emancing Conv. Fm VA Fin.
5 Seller Seller
Date of SalofTime 8 2/015/13 {30 DOM) 12020/12 (50 DOM) 12/10/13 (438 DOMD)
Locabion Suburban Simitar Similar _Similar
Leasehoid/Fes Simple Fee Simple Fee Simple Fee Simple Fee Simple
Sis Appx; 20Acre | Lot 19Acre | EqualValug Lot.25Acre | EqualValud Lot .i0Acre | +4
View Sienilar Homes Simller Homes Similar Homes Homzs, Commerciat | 42 6!
_Cssign (Syle}) Traditional Tradiional Traditional Tradiional l
Cuzilty of Construction Brek/Avg | Brick HardiPiank/A +1.525 BrickiAvg Brick VinylVAvg +1,328
Actirz] & yrs/Eff New New New 3
Condition Good Good Good Goot
Above Grade | Tola! | Baths | Tolat |Bdrms{ Baths Total 5] Bote Tolal Frg Bathe
Room Count 6] 3l20le8fafaso 2000 6| 3200 61 3|20
Gross Living Area 1,376 soff 1360 soft +450 1,154  sq.ft 629 1236 s +8,400
Basement & Finished None None None None
Rooms Below Grade
g Functional Uity 3 Bedroom. 3 Badroom 3 Bedroom 3 Bedroom
%) Hoating/Cooling | FWA/Central EWaA/Central FWA/Central FWA/Central _
g Enesy Efficient Hems __| Thermal Windows Similar Simllar Simitar
£ GarapeiCapon None 1 CarGaregeAtt 4,000 1 CarGarageAtt -4,000 Nene
% Porch/Patio Dick | ePoGior sumpeen | CovPorch +5, oo& CovPorch +5.000_CovPorch Deck +3
Fugplace None 1FP ~1,500 Nene 1 FP/Gas Logs .z,g
Additons| Amenities None None ‘ None LawnSprinider -1,000
jg OO 1X[e] 1- ls 1525 X1+ . S 16333

Nt Adp 19 et Ady 1% Net Adj: 19% g
Oross Ad): 14% : .& 106.825 IGmssAg 25% i 104
story of the Subzel propert g3 L eqler

research | X [did dldnoieveel sales or ransfors of the subjoct for the fhree years prior to the effeciive date of this
™ "

A the results of i research ang anaiyss of the prior sale o transfer hisis:y of the: sublen property and comparabia sales (report adeibional prior s=i2s on page 3)
ITEM SUBJECT COMPARABLE SALE# 1 COMPARABLE SALE#2 COMPARABLE SALE#3
Diale of Pnor Sale/Transfer Ses Below No additional sales .. | No additional geles | No sxiditional scles
Pricg of Prior Sale/Transfer See Balow prior 12 months prior 12 months prior 12 months |
Data Scurcels) County Records County Records. County Records County Records
Effecive. Date of Data Source! 8/08/2014 6}09[2014 6109120-14 610872014

| Deod Bk 1837-1088 $130,468 me Master in £ Richiand County to City of Columbie. mdosure udicial sale to lender.

&mmmomesc:mpaMAum PerCMLSrcamis,gEren'nsMn WMWEMMWW

5 per SF. iven to all five bles.

Indicaled Velue by Sales Comparison Approach $ 105,000

InﬂcllndVﬂul : Sales. adIS 105,000 _ Cost ach (if devel § N/A Income developed) § N/A

aaadible Ionufvaluelnrlhsa Allm is given (o the Cum i ”

“This appraisalis made |__| "esis”  [XJsublect to compiation per pians and spaciications on the basis of = hypometoal oosditon that the improvements ave baen
comgiged, [:]sut-acmmefdhmomuﬂmmmebabMamMemmmmmmummhawbemmm or [ sutiztmin
ired ins based on the extraordinary escumphion thial the condition or deficiency doas noi require alletation ¢ o letion of all

work currently in progress or planned; see page 3 for additions! details.
Bascd on a complete visual Inspection of ihe interlor and exterior areey of the subject property, defined scopa of work, statement of azsumptions and Imiting
conditions, and appraiser’s certification, my (our) opinion of the mark:? value, as defined, of the rea! property that s the subject of this report is

= 10! asof 8/09/2014 _, which Is the date of inspection and the effective date of this appraisal.
Freddie Mac Form 70 March 2005 Fannie Mae Form 1004 March 2005
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Palmetto Appraisal Group
File No. 140601
Case No.

Uniform Residential Appraisal Report
ADDITIONAL COMMENTS/ASSUMPTIONS/CONDITIONS/LIMITATIONS:

it is assumed thet the house is free and clear of any and all infestations and that afl mechanicef systems are in proper working order.
The intended User of this appraisal report Is the Lender/Cilent. The Intendad Use is io evaiuate the property that is the sublect of this apprafsal

subject to ihe stuted Scof Wo of the appraisa), reporti rements of this isal form, and Defin of Market
Vaive. No pdditional intended Users are identified by the appraiser.

In i the subject has been performed accol uidelines which includes & head and shoulders ins; on of
awesslblacrawl and aﬂnwmummﬁmmmw Ahaadandahoddam mmmmsmadaofmesuyeet‘snmsgm, the
ace, A ppeared o be fun : in

aubpgl_gbuillonag_!g d g Bce
subject conforms to FHA minimum requirements.

ADDITIONAL COMMENTS

‘3 ESTIMATED REPRODUCTIONOR REPLACEMENT COST 2! | DPiMION OF SITE VALUE =3 N/A

& Soure ol costdale N/A Ducling 1376 SqRL@$ = NA

E OQustymlingfomennsonke N Eibcvedsnolcostdsia  NUA 80 FL@S ) N/A

2 Comments on Cost area calculations, eej NFA

b NiA Garage/Carmor £q.FiL. &S =) N/A

8 Totol Estimaie of Costnew 3 N/A

< less  Physicol  [Fonclonal | Extomst
Deprscizton $i WA )
Degrecalss Cosl of Inprovemanis S A
"As15" Valv of Sie Improvemenis =§ NA

g Estimaled Monthly Market RentS /A XGross Mulipler  N/A  =§ N/A___lndcaled Valve by lncome Approach
Summaty of Income Approach (including support for maket rent and GRM] N/A

%mum N/A
'z Toblnumberofpiises ~ N/A  Totalnumberofunits  N/A Total pyenber ofunils sold /A
£ “Total nombor of niisientzd__ N/A__Totsl pumbe: of unhs forssie /A Dah;mrn_el{sz NIA
g : ; a ofs)intoa PUD? | |Yes Mo if Yes, dafe of conversion.  N/A

1 welling 7 Yes

E NA
£
F+ Are the common elem=nts leased to or by the Homeownier's Associaticn? | {Yes | X [No i Yes, descriiie the tental terms and options. N/A

Describe common eizmenis and recreational fzcibiies.  N/A

Freddie Mac Form 70 March 2005 Fanrda Mas Form 1004  March 2005
ClickFORMS Appraisal Software 800-§22-8727 Page 3 of 17



Paimetio Appraisal Group

EXTRA COMPARABLES 4-5-6
File No. 140801
Case No.
Borrower None
Property Address 14 Guerngsy Drive
Ciy Columbla County Richland _ State SC_.._. .2ZipCode 20203
Lendar/Chent City of Columbia Address 1225 Lady Street, Columbia SC 29201
FEATURE ] SUBJECT COMPARABLESALE® 4 COMPARABLE SALE # -] COMPARABLESALE® = 8
Address 14 Guemsey Dnve 4808 Luvalie Street . 34 Guemnsey Drive
Columbia, SC 29203 Columbia

. . 292 s lLonBls 7074 sonllLWNs iﬁ.m
Souce M _ SMLS cMLS . o
Verificalion Source(s) i . ectio Visual Inspecti
VALLE ADJUSTMENTS 3 N 14} § Adjustiment]  DESCRIPTION [ +H}$ . DESCRIPTION 3§ Adjus

Seeor ol

) _ Active Listing**
S| 422014 {196 DOM) §3 DOM
Suburban Similar Similar

Fae Simple FesSimple 1. . .  ___..l..F€e:
Appx; .20 Acre Lot .18 Acre Equal Value
__Similar Homes | _Similar Homes
Traditional Traditional
Brick/Avg VinyVAvg +2

8 yra/Ef New _B/Eff3 +1.41

Good Good
Totz! [Banms] Baths | Tote! [Bdrms] Baths

Yol letms[ Bathe
2,000

6 31201 8 3 | 200 :
1375  sqfif 1289 soft +3,010 sq. 1. 11,200 _sg. 1)
Basemen! & Finished None None None
Rooms Beiow Grade
Functiona! Uity 3 Bedroom 3 Bedroom 3 Bedroom
2 HeatngiCootrn FWA/Central FWA/Contral FWA/Centrai
$) Enemy Etventilems | Thermal Windov:s Similar Simitar
= ~ Neme | MNone None
% Porch/PaticDeck ggg,nm,mw CovPorch, Deck +S,001 WrapPorch Deck Ll
Fireplace None None 1FP ‘E%
é Additionat Amenities| __ None Fence 750 Fence -75
Nt Adjusiment { Ixf«] §- I8 sd00 |1 {«fX]- 16450 | J+] |- |8 o
% Adjusted Sale Prize Net Adj: 10% | Net Adj: ~13% MNet Adi: 0% :
[+ i Gross Adj: 12% & 103,480 |Grows Adi 13% l§ 104,450 |Groas Ay 0% 8 0 ‘
§ Report the results of the research and analysis of the prior sale or transier hislory of th subject property and comparable szées
TEM SUBJECT COMPARABLESALE® 4 | COMPARABLESMEZ & | COMPARABLESALEZ 6
Date of Prior SaleTeeasier See Below 6/30/2013 No addjtional safes
Prise of Prior Seiz/Transfer See Below $70,000 prior 12 months
Data Sourefs) County Records County Records County Records
Efiaclive Date of Dala Sourceds) 6/08/2014 6/09/2014 8012014
An of pror sale ¢« (ransfer bi ] i gpis ion on Page 2.

Summary cf Sales Comparnson Approach  See Comments on Page 2.

ClickFORMS Appraisal Software 800-622-6727 Page 4 of 17



Paimetto Appraisal Group
FileNo. 140801
Uniform Residential Appraisal Report Case No.

This report form is designed to report an appraisal of a one-unit property or a one-unit property with an acoessory unit;
Including a unit in a planned unit development (PUD). This report form is not designed to report an appraisal of a
menufactured home or a unit in a condominium or cooperative project.

This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value,
statement of assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended
use, Intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may
expand the scope of work to include any additional research o7 analysis necessary based on the complexily of this appraisal
assignment. Modifications or deletions to the certifications are also not permiited. Howeves, additional certifications that do
not constitute material alterations o 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: Tnhe scope of work for this appraisal is defined by the complexity of this appralsal assignment and the
reporting requiroments of this appraisal report form, including the following definition of market value, statement of

assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual
inspection of the interior and exterior areas of the subject property, (2) inspect the nelghborhood, (3) inspect each of the
comparable sales from at least the street, (4) research, verify, and analyze data from refiable public and/or private sources,

and (5) report his or her analysis, opinions, and conclusions in this appralsal report.

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

INTENDED USER: The intended user of this appraisal report is the lendericlient.

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a compefitive and open
market under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming

the price is not affected by undue stimulus. impliclt 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 wel! informed or well advised, and each acling in what he or she considers his or her own best interest; (3) a
reasonable time is aflowed for exposure In the open market; (4) payment is made in terms of cash In U. S. dollars or In terms

of financlal arrangements comparable therelo; and (5) the price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions® granted by anyone assaciated with the sale.

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

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's certification in this report is
subject o the following assumptions and Emiting conditions:

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

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

3. The appraiser has examined the available fiood maps that are provided by the Federal Emergency Management Agency
{or other data sources) and has noted in this appraisal report whether any portion of the subject site Is located in an
identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes o guarantees, exprass or
implied, regarding this determination.

4. The appraiser will not give testimony or eppear in court because he or she made an appraisal of the properly in question,
unless specific arrangements to do 5o have been made beforehand, or as otherwise required by law.

5. The appraiser has noted in this appraisa! report any adverse conditions (such as needed repairs, daterioration, the
presence of hazardous wastes, toxdc substances, etc.) observed during 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
report, the appraiser has no knowledge of any hidden or unapperent 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 iias assumed that there are no such
conditions and makes no guarantoes or warranties, express or implied. The appreiser 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 environmental hazards, this appraisal report must not be considered as
an environmental assessment of the property.

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

Freddie Mac Form 70 March 2005 Fannie Mae Form 1004 March 2005
ClickFORMS Appraisal Software 800-822-8727 Page § of 17



Paimetio Appralsal Group FileNo. 140801
Uniform Residential Appraisal Report Caso No.

APPRAISER'S CERTIFICATION: The Appraiser cortifies and agrees that:

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

2, | performad a complete visual inspection of the interior and exterior areas of the subject property. | reported the condition
of the Improvements in factual, specific terms. | ideniified and reported the physica! deficiencies that coukd affect the
Hvability, soundness, or structural integrity of the property.

3. | performed this appraisal in accordance with the requirements of the Uniform Standards of Profassional Appreisal
Practice that were adopled and promuigated by the Appraise! Standards Board of The Appraisal Foundation and that were in
piace at the time this appraisal report was prepared.

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

5. | researched, verified, analyzed, and reportad on any cument agreement for sale for the subject property, any offering for
sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject
property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this repost.

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

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

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

9. | have reporied adjustments to the compareble sales that reflect the market's reaction to the differences between the subject
properly and the comparable sales,

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

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

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

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

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

marketability of the subject property.

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

18. | stated in this appraisal report my own personal, unblased, 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 prospeciive interest in the property that is the subject of this report, and t have no present or
prospective personel interest or bias with respect to the participants in the transaction. | did not base, either partiafly or
completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital
status, hendicap, familial status, or nationat 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 properily or on any other basis prohibited by law.

18. My employment and/cr compensation for performing this appraisal or any future or anticipated appraisals was not conditioned

on eny agreement or understanding, writien or otherwise, that | would report (or present analysis supporting) a predetermined specific
value, a predetermined minimum value, a range or direction in vaius, a value that favors the cause of any parly, or the attainment of a
specific result or occurrence of a specific subsequent event (such as epproval of a pending morigage loan application).

19. | personally prepared all conclusions and opinions about the rea) estate that were set forth in this appraisal report. If | refied on
significant real property appraisal assistance from any individual or individuals in the performance of this appraisal or the

preparation of this appraisal report, | have named such individual(s) and disclosed the specific tasks performed in this appraisal report.
| certify that any individual o named is qualified to perform the tasks. | have not authorized anyone to make a change to any item

in this appraisal repost; therefore, any change made o this appraisal is unauthorized and | will take no responsibility for it.

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

| _ordered and will receive this appraisa) report,
Freddie Mac Forn 70 March 2005 Fannle Maz Form 1004 March 2005
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Paimetio Appraisal Group File No. 140601
Case No.
Uniform Residential Appraisal Report

21. The lendericlient may disclose or distribute this appraisal report to: the borrowar, another lender at the request of the
borrower; the morigagee or its successors and assigns; morigage Insurers; government sponsored enterprises; other
secondary market participants; data collection or reporting services; professional appraisal organizations; any aepartment,
agency, or instrumentality of the United Statss; and any stete, 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 eppraisal
report may be disclosed or distributed to any other party (including, but not limited to, the public through adverlising, 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 Standardis of Professional Appraisal Practice
that pertain to disclosure or distribution by me,

23, The borrower, another lender at the request of the borrower, the mortgagee or its successors and assignas, morigage
insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part
of any marigage finance fransaction that involves any one or more of these parties.

24, i this apprasal report was transimitted 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 & facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal réport shall he as effective, enforceable and
valid as it a paper version of this appraisal report were delivered containing my original hand written signature,

25. Any intentional or negligent mesrepresentation(s) contained in this appraisal report may result in civil liability and/or
criminal penalties including, but not imited to, fine or imprisonment or both undar the provisions of Tile 18, United States
Code, Section 1001, et seq., or similar siate laws.

SUPERVISORY APPRAISER'S CERTIFICATION: The supervisory Appraiser certifies and egrees that:

1. | directly supervised the appraiser for this appraisal 2ssignment, have read the appraisal report, and agree with the appraiser's
analysis, opinions, statements, conclusions, and the appraiser's certification.

2. | accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser’s analysis, opinions,
statements, conclusions, and the appraiser's certification.

3, The appraiser [dentified in this appraisal report is either a sub-contracior or an employee of the supervisory appiaiser (or the
appraisal firm), is qualified to perform this appraisal, and is acceptable to parform this appraisal under the applicable staie law.

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

5. If thus appraisal report was trensmitted as an "electronic record® containing my “electronic signature,” as those term:s are
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 shofl be as effective, enforceable and

vald as if a paper version of this appraisal report were delivered containing my original hand written signature,

APPRAISER

Sbm“%ﬂ_dnsej
Name TRACY A BUNRAD

Company Name Paimelto Appraisal Group

Compeny Address P.O. Box 2152

Lexinglon, SC 28071

Telephone Number (8031886-5416

Email Address TraConrad@ol.com

Date of Signature and Report 6/16/2014

Effective Date of Appraisal 6/09/2014

State Certification# CR 3329

or State License #

or Other {describe) State #
State SC

Expiration Dete of Certification or License 6/30/2014

ADDRESS OF PROPERTY APPRAISED
14 Guernsey Drive

Columibia, SC 2203

APPRAISED VALUE OF SUBJECT PROPERTY $ 105,000

LENDER/CLIENT
Name

Company Name City of Columbia

Company Address 1225 Street

Columbia SC 29201

Email Address

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature

Narnet

Company Name

Company Address

Telephone Number

Emall Address

Date of Signature
State Certification #

or State Licence #

State
Expiration Dale of Certification or License

SUBJECT PROPERTY

Bid not inspect subject property
Did inspect exterior of subject property from street
Date of Inspection

D Did inapect interior and exterior of subject property

Date of Inspection

COMPARABLE SALES
Bid not inspect exterior of comparable salas from sireet
Did inspect exterior of comiparable sales from street
Date of Inspection

Freddie Mac Fom 70 March 2005

Fanmie Mze Form 1004 March 2005
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Palmetto Appraisal Group
FizNo. 140801

Market Conditions Addendum to the Appraigsal Report  case No.
The purposz of this addondum is b provide the lendericlient with a clear ar accuratz understzading of h markel ends and condifions prevaiznt in the subyeet
, This s a required addendum for aif al with an eTective date on of after 1, 2009

Properly Address 14 Guemsey Drive City Columbia State SC ZIP Code 29203
Bomower  Nong

Instructions: The appraiser must use the information requived on this form as the basis for histher conclusions and must provide suppon for thase conclusions, regarding
hausing trends end overa'! marke! condifitns &5 reported in the Naighborhood saction of the appraisz! report form. The cppraiser must filkia all the information to the extent
Itis availatie and refiatia and must provide analysis as indicated beiow. i any required data is unavailable or is considencd unrefiabic, th sppriser must provide an
explanztion. It is recognized that not all data sources will be able o provide data for the shaded areas belowr; I i is availabie, hcsvever, the appraiser must include thal data
in the analysis, If data sources provide ail the required informaion as an average lnstead of the median, the appraiser should report the available figure and identify it as an
average Salesandlisﬂngsmuslbemﬁesﬁmwlemmmemmmm de:unﬂnﬁbyapplyingihecﬂleﬂahalwﬂdbemdbyampwﬁvebuyermhe

ie (Tolal Sales/Months 047 033 1.00 X | Increasinall | Stebis Dedlirn

Total # of Comparable Active Listings B
Months of Housing Su ofal Listings/Ab. Rate] &

Prior 7-12 Months
etz Comperatie Salos Poe
Madien Compgrabis Sales Days on Maket

edign Compasabis List Price

Median Comparable Listing Days on Markel
Medm?ﬁc?meas%ofhstm Deglining
Seliary ¢r, builder, 2ic,) p2id financial assistance _Declining Stable || | Increa
Explair.mdete*sdlsnomas.smmaskxmepatﬂmm‘hs(e.g marmnmmmmmma%bs%.immsingmdbwm closing costs

condo fees, optons, elc}
Seller assistanca with buyer's closing costs is typical for this market, however, with resales of foreclosed homes assistance with closing costs is
ot as prevalent.

mmmumm

' sl REGszissjafemrinte mee?  [XVes | | Mo Wyes expizi lincluicg tha ; -
Listings and cales of REO are nthe smadwlaraamdhmwhndadﬂdmenlaleﬁdmnpe_ﬂxvamsmmm

ww__%__——-
everal years, however, the full extent of this effect is diffiecult to determine from the small amount of data available at this time, ‘

Cite data source: for sbove informataon,
CMLS.

Sumcmmeabovelnfnmamnassuppmhrywtmdwm nﬂeﬂenghhonnndsemnofmeapmisalreponmlfymusau any additional information, such as
‘ alion and support for your conclusions.

Duehﬁemnmanauntofdalaformm tharesu al ma' sasind abwe havae limited reiabil with
magard to trends.

X Preitct Name:
_Suboet Preisct Daa ; Curent -3 Months Overall T
Total# of Comprable Sales {Setded) Incregsingl} ] ;
{ Rate (Total Seies/Months! —_ Increasingif | Stahta Deciin
Tolal # of Azlive Comparatis |
Months of Unit Suppy (Totad Lisings/Ab. Rave) [

Are oreciasures sales (REO seles) a fector i he project? Yes N IFyes, ladicale $ie numbar of REQistings and explain the trands in listings and szics
of foreclosed propadies.

CONDOK0.0P PROJECTS

Summarize the above trends and address the impact on the subjeci unit and projact

o
Sigature ‘;3;,._(,, 2 & 4 Signziure
Appreiser Name TRACY A. CONRAD Supervisor Name
Company lizme Palmetto Appraisal Group Name
Address P.O. Box 2152, Lexin C 20071 Company Address :
State License/Cestfication # CR 3329 State SC | State License/Cerification # State
Emai Address TraConrad@aol com Emall Address
Freddie Mac Form 71 March 2009 ClickFORMS Appraisal Software 800-622-B727 Farniz Mae Form 1004MC izrch 2009
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LOCATION MAP

Case No.

Bomower None
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Lender/Client _ City of Columblia
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Palmetto Appraisal GrouE
SUBJECT PHOTO ADDENDUM File No. 140601
Case No.
Borower  None
Property Address 14 Guernsey Drive
Cily _Columbia County Richland Siate sC Zip Cod2 29203
LenderiCllent __City of Columbia _ Address 1225 Lady Streel, Columbia 8C26201

FRONT OF

SUBJECT PROPERTY
14 Guernsey Drive
Columbia, SC 29203

REAR OF
SUBJECT PROPERTY

STREET SCENE

Page 10 of 17



Palmetto Appraisal Group
SUBJECT PHOTO ADDENDUM File No. 140601

Case No,
Bomower _None
Property Address 14 Guemsey Drive _
Cily_Columbia County Richland Stale sC Zip Cod 29203
Lender/Ciienl _ City of Columbia Address 1225 Lady Street, Cojumbia SC 29201
— Subject Interior
Living Room
Subject Interior
Kitchen
Subject Intenor
Dining Room

ol L . N1 J
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Palmetto Appraisal Group
SUBJECT PHOTO ADDENDUM File No. 140801
Case No.

Boower  None

Property Address 14 Guemsey Drive
Cily Columbia Courly Richland Siale sC Zip Coda 29203
Lendes/Cliont __ ity of Columbig Address 1225 Lady Sireet, Columbia SC 20201

Subject Interior
Master Bedroom

Subject Interior
Master Bathroom

Subject Interior
Bedroom

Page 12 of 17




Paimetio Appraisal Grou
SUBJECT PHOTO ADDENDUM File No. 140601
Case No.
Boncuer  None
: Address 14 Gu Drive

Cily. Columbia County Richland State _ sc ZipCote 29203

Lenden/Cliet _City of Columbia Address 1225 Lady Street. Columbia SC 28201
Subject Interior
Bedroom
Subject Interior
Balhrcom

|
i

[
|
I
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Palmetio Appraisal Group

COMPARABLES 1-2-3 File No. 140601
Case No.
Bomower _None
Poperty Address 14 Guernsey Drive
Ciy Columbia County Richiand Stals_ SC Zip Cede 29203
Lendes/Client _ City of Golumbia Address 1225 [ ady Street, Columbia SC 29201
COMPARABLE SALE # 1
22 Guemsey Drive
Columbia

COMPARABLESALE® 2
162 Burion Heights Circle
Columbia

COMPARABLESALE# 3
2318 Read Street
Columbia

e e

ClickFORMS Appraisal Software 800-622-8727 Page 14 of 17



Palmetto Appraisal Group

COMPARABLES 4-5-8 File No. 140801
Case No.
Bomower  None
g 14 Guemsey Drve

Clly Columbia County Richland _State SC Zip Code 29203
LenderClient _ City of Columbia Address 1225 Lady Street, Columbia SC 28201

COMPARABLE SALE # 4

4808 Luvalie Street

Columbia

COMPARABLE SALE # §
34 Guernsey Drive

COMPARABLE SALE# &

|
|
.
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Palmetto Apprails rouh

SKETCH ADDEND FileNo. 140601
Case No.
Bomower _ None
Property Address 14 Guemsey Drive
City Columbia Counly chiand Siale sC Zip Code 29203
LenderiClient _ Cily of Columbia Address 1225 Lady Street, Columbia SC 29201

Al:41.1x82=
A2:137x20=
A3:05x2.6025=
Ad:41x25=
A5:05x0.0x146=
AB:520x 146=
A7:05x0.0x4.9=
AB:214x490=

First Foor

Total Living Area
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TRACY A CONRAD
Is hereby entitled in practios as &:
Certified Residential Appraiser
License Number; 3329

Expivation Date: 06302014 ’Z:’ ,%C"wﬂ?
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