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IN THE UNITED STATES DISTRICT COURT
FOR THE NORTHERN DISTRICT OF TEXAS

DALLAS DIVISION
SECURITIES AND EXCHANGE §
COMMISSION, §
§
Plaintiff, §
§
V. § .
§ C.A. No. 3:22-cv-2118-X
TIMOTHY BARTON, et al. §
§
Defendants. §

APPENDIX IN SUPPORT OF RECEIVER’S MOTION FOR APPOINTMENT OF
APPRAISERS, APPROVAL OF APPRAISALS AND HEARING TO CONSIDER
APPROVAL OF SALE OF ROCK CREEK PROPERTY

Respectfully submitted,

By:_/s/ Charlene C. Koonce
Charlene C. Koonce
State Bar No. 11672850
charlene(@brownfoxlaw.com
BROWN FOX PLLC
8111 Preston Road, Suite 300
Dallas, Texas 75225
T: (214) 327-5000
F: (214) 327-5001

Attorneys for Receiver Cortney C. Thomas

CERTIFICATE OF SERVICE

Pursuant to Fed. R. Civ. P. 5(d)(1)(B), as amended, no certificate of service is necessary,
because this document is being filed with the Court’s electronic-filing system.
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IN THE UNITED STATES DISTRICT COURT
FOR THE NORTHERN DISTRICT OF TEXAS

DALLAS DIVISION
SECURITIES AND EXCHANGE §
COMMISSION, §
Plaintiff, g
V. g No. 3:22-cv-2118-X
TIMOTHY BARTON, et al. g
Defendants. g

DECLARATION OF CORTNEY C. THOMAS
IN SUPPORT OF MOTION FOR APPOINTMENT OF APPRAISERS

1. My name is Cortney C. Thomas. I have personal knowledge of the matters set forth in
this Declaration, I am of sound mind, and I am otherwise competent to testify to these matters.

2. T am an attorney licensed to practice law in the State of Texas. On October 18, 2022, I
was appointed Receiver in the above-styled case and ordered to take exclusive possession and
control over all assets belonging to or under the control of the Receivership Entities. See Order
Appointing Receiver (the “Receivership Order”) q1.

3. On November 16, 2022, I entered into a contract to sell a Receivership Asset located
at 4107 Rock Creek Dr. (the “Property”’) for One Million Four Hundred Thousand Dollars
($1,400,000), to JNJ Group, LLC, subject to 28 U.S.C. § 2001 and the court’s approval. I have
confirmed that JNJ Group, LLC is not related to, nor controlled by any of the parties to this lawsuit,
and is not related to, nor controlled by me, or any of my agents, employees, or attorneys.

4.  Attached hereto as Exhibit A is a true and correct copy of a One to Four Family
Residential Contract (Resale) dated November 16, 2022 between JNJ Group LLC and myself, as

Receiver over SF Rock Creek LLC (the “Contract”). App. pp. 5-22.
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5. The Contract was later amended to extend the closing date to December 28, 2022.
Although the closing date may be extended by mutual agreement, if the buyer does not consent to
extend the sale, the Buyer is entitled to terminate the Contract and receive a full refund of his
$15,000 earnest money deposit. App. p. 22.

6.  IJNJ Group, LLC is not related to, nor controlled by any of the parties to this lawsuit,
and is not related to, nor controlled by me, or any of my agents, employees, or attorneys. While
the entity purchasing the Property has a trade name similar to Receivership Entity JMJ
Development, I have confirmed that the entities are not related.

7. In accordance with the Administration Order and 28 U.S.C. § 2001, I sought and
obtained three independent appraisals in connection with the sale of the Property.

8.  Attached hereto as Exhibit B-1 is a true and correct copy of an appraisal issued by
Matthew Waldron and dated as of November 29, 2022. App. p. 23-43.

9.  Attached hereto as Exhibit B-2 is a true and correct copy of an appraisal issued by
Bryan S. Hagen and dated as of November 17, 2022. App. p. 44-70.

10. Attached hereto as Exhibit B-3 is a true and correct copy of an appraisal issued by
Mark V. Milliorn and is dated as of November 18, 2022. App. p. 71-94.

11. Inconnection with a different motion, Defendant Timothy Barton submitted a redacted
appraisal from June 2022 performed by Garvin Appraisals LLC, which used a cost approach to
value the property at $2,061,228. [Dkt. 58]. I believe that the sale of the Property pursuant to the
Contract at the sales price of $1,400,000 is nevertheless in the best interest of the Receivership
because (1) Barton’s appraisal does not use the correct valuation methodology; (2) despite the
Property being on the market for several weeks and receiving multiple offers, the negotiated sales

price of $1,400,000 was the highest offer received, indicating that market conditions are consistent
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with my appraisers’ valuations of the Property; (3) even if Barton’s appraisal of $2,061,228 were
accurate, and two additional independent appraisals that applied a correct methodology and arrived
at the same value were secured, a sale for $1,400,000 would still be authorized under 28 U.S.C. §
2001 because the price exceeds the 2/3 minimum ($1,374,152); and (4) if the value of the Property
is as high as Barton contends, pursuant to 28 U.S.C. § 2001, another bona-fide independent buyer
can purchase the property by submitting a bona fide offer exceeding $1,540,000.

12.  Finally, while Barton has insisted that I should not sell the Property at this time, the
sale is necessary because, among other things, (1) utility and insurance payments continue to
deplete the limited equity that exists in the home, (2) loan and interest payments continue to accrue,
further depleting any recovery from sale of the Property, (3) the administrative costs of the
Receivership incrementally increase with each managed property, and (4) current economic
uncertainty makes it impossible to predict how difficult it will be to sell the Property in the coming
months.

13. In the initial days of the Receivership, I also discovered that Barton had listed the
property for sale with a real estate broker, and the listing agreement was in effect as of the date of
my appointment. Thus, Barton had also planned to sell the Property imminently.

I declare under penalty of perjury that the foregoing is true and correct.

December 2, 2022

/s/ Cortney C. Thomas
CORTNEY C. THOMAS
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EXHIBIT A
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DecuSign Envelope ID: FEE365B0-40ED-4402-846B:8C6054 7AF081

11-08-2021

///\ PROMULGATED-BY THE TEXAS REAL ESTATE COMMISSION (TREG)
KN ONE TO FOUR FAMILY RESIDENTIAL CONTRACT (RESALE)

T J NOTICE: Not For Use For Condominium Transactions

1. PARTIES: Tha parties to-fhis contract sre Cofirtney C Thomas, Receiver Lt

{Seller) and JNJ Group LLC {Buyer).

Seller agrées to sell and convey to Buyer and Buyer agrees to buy from Seller the Properly defined:

below.

2. PROPERTY: The land, improvements and accessories are collectively referred 1o as  the

Property (Froperty).

A, LAND: Lot 32 Bloak 2023 , Turtle Creek Park Rev
Addition, City of ) Dallas , Gounty of Dailas: \
Tekas, known as 4107 Rock Creek Dfive 75204
{address/zipcode), or as described on. attached exhibit.

B. IMPROVEMENTS: The house, garage and all other fixtures and improvements attached fo. the-
above—descnbed real property, including without limitation, the following permanently installed
and huilt-in  Hems, ¥ any: all eguipment’ and appliances, valarces, ‘screems, shutters,
‘awnings, walltowall carpeting, mirors;  ceiling  fans, attic fans, mail boxes, television
antennas, mounis and brackets for televisions and speakers, Fealing and air-congiifoning units,
security and fire datection egquipment, wiring, plumbing and fighting fixtures; chandeliers, waler
‘soffener system, kitchen, equ:pment garage door aopeners, cleaning eguipment, shrubbery,
landscaping, outdoer cooking equipment, and &l other property attached to the &bove
described. real propetty:

C. ACCESSORIES: The following describet -relatéd accessories, if any. window air conditioning
units, stove, fireplace screens, curtains and fods, blinds, window -shades, draperies -and rods,
dodr keys, majlbox Kéys, above ground -pdol, - swimming pool gauipment and maintenarice
accessofies, artificial fireplace logs, security systems that are’ not fidures, and controls for; {if
‘garage’ dodrs, (iiy entry gatés, and (i) other improvements and. accessories. “Confrols” includes
Seller's transferable rights 1o the (i) scfiware and applications. used to acgess and contral
improvements of ‘accessoriés, ard (i) hardware used solely’ to conirol Improvements or
accessories; _

D. EXCLUSIONS: The following improvements and accessaries will be retained by Seliér and
‘must be removid.prigr to delivery of possession: potie '

E. RESERVATIONS: Any réservatioh for -oil, gas, or other minerals, waler, (mbsr, or otfer
interests is made in-accordance with an attached addendum.

3. SALES PRICE:

A, Gash portion of Sales Price:payable by Buyer:at closing ... wn $ 420,000.00

B: Sum ofall financing described in the attached: [X] Third Party Flnancmg Addendum B
[]Lean. Assumption Addendum, []Seﬂer Fmancmg Addendum .... - w8 980,000.00

C. Sales Price{Sum of A and B) et Ll herartae it araiaiee D 1,400,000.00

4. LEASES: FExcept as disclosed in this cortract, Seller is not aware of any leases affectmg

the Property. Altsr the Effective’ Date. Seller may hot without Buyer's written Cofisert, cresie a

new leéase, ariend any existing lease, or convey any interest in the Property {Check all apphcabla

boxes)

{1 A RESIDENTIAL LEASES: The Property is subject to .one or more residential leases and the

" Addendum Regarding Rasidential Leases is attached to this contract.

[ 8. FIXTURE LEASES: Fixtures on the Property are subject to one or more fudure leases ffor
example, solar panels, pfopahe. tanks, water softener, gecurity system) and the Addendur
Regarding Fixtire |eases s attached to this contract. '

[] C. NATURAL RESOURCE LEASES: *Natural Resource Lease’ meahs an exisfing oif and gas,
mineral, water, wind, or other natural resource lease affecling the Property to which Seller is a

. parly

ﬂ {1} "Seller has delivered to Buyer a copy of ali'the Natural Resource Laases.

{1 (2) Séller Has not délivered to Buyer a- copy -of -all the Matural Resource Leases, Seller shall

‘provide {5 Buver g copy of all the Natural Resource Leases withih 3 days aftér ihé Effective
Date. Buyer may terminate  the cantract within. days after- ‘the date the Buyer
recefves all the Natural Resource Léasés and the earnest money shall ba refunded to
Buyer:
o
Initizled for identification by Buyad__ % and Seller | (- TREC NO. 20-16
Alie eth Allmew & Assotiates - Tracy Office, S015 Tracy S1St¢. 102 Dallas TX 75208 Phqne’: (214} 6194375, Fa'x;’(:lcl} 5217350 4107 Rock Creek
Jeunne Milligan Produced with tone ¥Wolf Transactions {zipFarm Ediior) 717 M Harwood St Stite 2260, Dallas, T 76201 g Ly |Liom
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‘BocuSign Envelape ID; FEE36580-48ED-4402-5462-8C50517AF08
Cantract 'Concemiﬂg 4407 Rock Creek Drive, Dalias, Texas 75204 .. PageZof {1 11-p8-2021
(Address-of Prdperty)
5. EARNEST MONEY AND TERMINATION OPTION:
A. DELIVERY OF EARNEST MOMNEY AND OPTION. FEE: Within 3 days afler the’ Effective. Date, Buyer

must deliver o Republic Title- Grant Myers . a8 escrow agent, gt 5960 BerKshire

Ln Suite 100, Dallas, TX 75225 (address): 5 15,000.00

as earmast money and $1,000.00 as the Optioh Fee, The eariest money and Option

Fee shall be made payabie to- escrow agent and may be paid separately or combined in & single

paymignt,

(1) Buyer shall deliver additional eamest money of $ to. escrow agent
within, days after the Effective Date of this centract,

(2} If the last day to deliver the earnest money, Option Fee, or the additional earnest maney
falls on a Saturday, Sunday, or legal haoliday, the tme to deliver the -eamest money, Opfion
Fes, or the additional earmest money, as applicable, is éxtended untl the end of the fnext
day that s not-a Saturday, Sunday, orlegal holiday,

{3) The amount(s} escrow agent receives under this paragraph shall be applied first 1o the

 Optién Fee, then to the earnést money, and then to the additional earnast maney.

{4} Buyer authorizes escrow agent to release and deliver the Option Feg fo Seller at any time
without further notice: o or consent from Buyer, -and releases escrow agent from liability for
delivery of the Option Fee to Seller. The Option Fee. will be credited to the Salss Price atf
closing,

B. TERMINATION OPTION! For nominal Consideration, the receipt of which Seller acknowlaedges,
and -Buyer's -agreement to pay the Option Fee within the. timg required, Seéller -grants Buyer the
Unresiricted right 'to tefminate this contract by giving notice of termination to :Seller within

§ _days after the Effective. Date of this c¢ontract (Opfion Period), MNofices under ihis
paragraph. must be g'iven by 5:00 p.m. (local time where the Property is Iocated) by ‘the date
specificd. If Buyer gives notice. of fermination. within the tmé prescribed. (i) the ‘Option Fee will
not be refunded and escrow agent shall release any Option Fee remaining with escrow agent to

Seller: and (i} any earmest manay will be refunded to Buyer.

C. FAILURE TO THMELY DELIVER EARNEST MONEY: If Buyer fails to deliver the earnest money
within the time -required, Seller may terminaie this conbract or exercise Sellers remecies under

~ Paragraph 15, oF both.. by praviding notice o Buyer before Buyer dellvers the garnest monay.

D. FAILURE TO TIMELY DELIVER ‘OPTION FEE: if no dollar amount is stated ag the Option .Fas or if
Buyer fails fo deliver the Option Fee within the time required, Buyer shall not have the
unrestrlcted rlght to terminate this contract under this paragraph 5.

E. TIME! Time s of the essence for this paragraph and strict compliince with the ¥ime for
performance is required. '

6. TITLE POLICY AND SURVEY:

A TITLE POLICY: Seller shall furnish to Buyar at .Seltet‘s [ ]Buysr's” expense an owner policy. of
title-insurance (Title Policy) issued- by Republic Title {Title Company}
in the emount of the Sales Price, dated at of after closing; insuring Buyer against ioss under the
provisions of the Title Policy, subject to thé promuigated exclusions. {including existing building
and zoning ordinances} and the following exceptions: '
{1} Resfrictive covenants common to the:plafted subdivision ity which the Propetty (s located.

{2} The standard printed exception for standby fees, taxes and assesgments.

{3} Liens craated as part of the financing-described in Paragraph-3.

{4) Liility easements créatéd by the dedication deééd or plat of ‘the subdlvision I which the
Propefty is located.

{5] Reservations .or exceplions otherwise permitted by this' contract or as may be approved by
Buyer in‘writing,

{6) The standard printed exceplion as to marital rights: _ -

{7 The standard prinled exception &s to waters, tidelands, beaches, streams, and relatéd
mattars.

{(8) The standard printed exception as tc -discrepancies, canfiicts, shortages in ares or boundary
lings, ‘encroachmeénts or profrusicns, -or overlapping improvements:

(i} will not be amended or deleted from the tile policy;.ar

B(u} will be amended to read, "shortages i area™ at the expense of [X] Buver{ ] Selier.

(S} The exception or -exclusion regarding mingrals -approved by the ‘Texas Depariment of
Insurance:

B. COMMITMENT: Within 20 days dfter the Tille Company receives a copy of ihis contract, Seller
shall furnish to Buyér a commitment. for tifle insurance (Commltment) and, al Buyers expense,
legible copies .of restrictive covenants and documents evidensing exceplions in tHe Commitment
(Exceptibn Documents) other than the: standard prifited exceptions. Seller authérizés the Title
Company to deliver the Cemmitment and Exception Documents fo Buyer at Buyers address
shown in Paragraph 21. If the Commitment :ahd Exceplion Documents are not delivered to
Buyer within the specified time, the time for delivery. will be automatically extended wp to 15
days or 3 days® before. the Closing Date, whichever is eatlier. If the Commitrient ahd Exception
Documants’ zre. not ‘delivéred- within the time required, Buyer may terminate this. contract and
the earmest maney will p‘g;?éfunged to Buyer.

InHialed for idéntification by Buyer ot and Seller %’,*‘ ) ) TREC NO. 20-18
Préduced vith'Lone Walf Transachang {zipFarn Editiar) #47 N Harwood St Scite 2200, Dalias, TX 75201 wew fwolf.com 4107 Ruek Creek
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GocuSign Envelope {D: F5E38580-40ED-4492-846B-8060517AF081

Confract Concerning 4107 Rock Creek Drive, Dallas, Texas 75204 Page 3of 11 1{-08-2021
] {Address of Propety)

C. SURVEY: The survey must be made by a registered professional tand surveyor aceeptable to the
Tile Company -and Buyer's lendar(s}. {Check-one box only)

D (1) Within ___ days afier the Effedtive Date of this contraci, Seliar shall . furish to Beyier and
Titlg: Co__mpar_\y S_ell_ers_ existing. survey of the Properly and a Residential Real Property
Affidavit promuilgated by the Téxas Dsapariment of Insurance (T-47 Affidavil). If Seiler fails to
furnish the existing survey or affidavit within the time prescribed, Buyer shall
obtain. a new survey at Seller's expense no later than 3 days prior to Closing Date.
If the existing servey of affidavit is rot acceptable fo Title Company of Buyars lender(s),
Buyer shall obtain & riew survey at [|Sellers [ |Buyer's expense no later than 3 days prior to

. Clesing Date.

X {2) Within _10 days after the Effective Date: of this confract, .Buyer shall obtain a new survey
at Buyer's expense: Buyer is deemed to receive the survey on the date of actual receipt or

) the date specified in this-paragraph, whichever is earlier,

1 Within days after the . Effective Date of thiz contract, Seller, at Seller's expense shall
fumish a hew survey to Buyer,

D. OBJECTIONS: Buyer may -object in writing to defects, exceptions, or encumibrances td fitle:
disclosed on the survey other than items BA(1) through (7) abave; disclesed in  the
Commitment other than items BA(1} through {9} above; or which profibit: the. following use or
activity: .
Buyer must object the earlier of {i) the Closing Date or (i} 5 days -after Buyer receives the
Commitment, Excephon Documents, ‘and the. survey, Buyer's failure to object -within the fime
alfowed will conslitute a waiver of Buyers rtight to object edcept that the requirements in
Schedule- C of the Commitment are not waived by Buyer: Provided Seller is' not obligated 6
incur dny expense, Seller shall cure any timely objectsons of Buyer gr any third party lender
within 15 days after Se_ller recéives the objectiohs {Curé Peried) and the Closing Date wnl be
extendad as necessary. If objections are riot cured within tHe Cure Period, Buyer .may, by
defivering. notice to Seller within 5 days after the: end of the Cure Period: (i) terminate this
cofitract ahd the eamest money: will be refunded to Buyer, or (i) waive the ohjectiohs. If
Buyer doss not terminate: within the time required, Buyer shall be deemed to have waived the
chjections. if the. Commitment or Survey is- revised or any new Exceplion Document(s) is
delivered, Buyer may- object to any new matlter revealéd in the revised Commitment or Survey
or new Exception Document(d) within the same tme stated in this paragraph fo make
objections beginning whén the revised Commitment, Survey, or Exception Documieni(s) is
delivered to Buyer. ’

E. TITLE NOTICES: _ ]

(1) ABSTRACT OR TITLE POLICY: Broker advises Buyer to. have an abstract of title covering the
Property examined by an attorriey of Buyers selection, or Buyer shotld be furnished with- ar
obtain a Title Policy. M & Tifle Policy is furnished, the Commitment should be promptly
reviewed by an attorney of Buyer's choice due to fhe time limitations on Buyer's right to
object.

{2} MEMBERSHIP IN PROPERTY' OWNERS ASSOCIATION(S): The Property DIS i)_(‘ls not - subject

" to mandatory mem_b_ers_hlp ‘n a property owners ascociation(s). If the Property is subject to
mandatory membership in a proparly cwners association(s), -Seller notifies Buyer under
§5. 012, Texas Propery Code, that, as =a purchaser of propery in thé residentisl community
identified” in. Paragraph 2A in which the Froperty is located, you are obligated t0 be .a
membar of the property owners association(s). Restrictivé covenants governing the use and
occupancy of the FProperty and all dedicatory instruments governing the establishment,
mginténance, or operation of this residentis) commumty have been or will be recorded in
the Real Property Records of the county in -which the Property is localed. Copies of the
restrictive. covenants. and dedicatory instriments. may be obtained from the county Slerk.
You_are_obligated to pay sssessments to the property owners associationis). The
ampunf of the assessments is  sublect f{o change. Your failure fo pay_ the
.assessments. could result -in__erforcement of _the association's fien _on  and the
foraclosure of the Property.

Section ' 207.003, Property Code, entitles an owner fo receive copies of any dccument that
governs thé establishment, maintenance, or opeération of @ subd:v;s:on inclding, Hit not
imited to, Testrictions, bylaws, rules and regulations, and’ resale cerlificate from .a
properly owners' association. A resdle cerfificate. contains ]hformation including, But riot
limited to, statements specifying the amount and frequency of regular assessments and the
style and ‘cause. number of [awsuils. to which the property owners' associalion is. a pary,
other ‘than lawsyits relating. to unpaid ad valorem taxes -of an .individyal member of fhe
-association. _These doc_uments fust Be. made availabls to you by the property owners'
-association ar the association's agent an your request,

i Buyer is concerned about these wmatters, the TREC p‘ramu‘lgate_d Ac_lde_ndum for
Property Subject to. Mandatory Membership in a Properly Owners Association(s}
should be used. ’

{3) STATUTORY TAX BDISTRIGCTS: If the Property IS situated N a utiity or other statutorily

" crealed  distict  providing  water, -sewer, _drainage, or flood confrol faclifiés and services,

Initialed for identification by Buyer- 7w and Seller | (0t _TREC NO. 20-16
Produced ilth Lone VWoll Transackons {zipForm Edition) 747 N Harwood St, Suite-2200, Dallas, TX 7520w lwolf corn 4107 Hack Creck
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DocuSign Envelope 1D FSE3G580-40ED-4492-845B-805051 TAF8

Cdniract Concerning _____ 4107 Rock Creek Drive, Dallas, Texas. 75204 Page 4 of 11  1i-08-2021
{Address of Property)

Chapter 49, Texas Water Code, tequires Seller to deliver and Buyer to sign the statutory
hotice: relatlng to the tax rate, bonded indebfcdness, or standby fee of the district prior to
final execution of this contract. ]

{4] TIDE WATERS: If the Property abuls the tidally influenced walers of the state, §33:135,
Texas MNatural Resdurces Code, requires 3 nolice regarding coastal area property. fo be
included In the contract. An addendum corfaining the notice promulgated by TREC ar

. fequired by the parties must be used,

5) ANNEXATIQN if the Property is localed outs\;lde the limits -of a municipality, Sel!er notifies
Buyer under §5.011, Texas Property Code, that the Propery, may now or later be included in
the extraterritorlal Jurisdiction of 2 municipality and may now or later be subject to
-annexation by the municipalily. Each municipality maintains 2 map that depicts its
boundaries and extraterritorial jurisdiction, To determing if the Propeity is located within a
mur_ucrp_a;lrt_ys extraterritorial jurisdiction or is flkely to be located within a muricipality's
‘extraterritorial jurisdiction, contact all municipalities focated In the: geheral proximity of the

~ Property for further Iiformation, ) ) o ) o '

(6) PROPERTY LOCATED IN A CERTIFICATED SERVIGE AREA OF A UTILITY SERVICE PROVIGER:
Notice _requ;red by §13.257. Water Code: The real property, described in Paragraph 2, that
you are aboul @ purchase may be located in a cerificated waler or sewer service aréa,
which is authorized by law lo provide waler or sewer service to the properties in the
‘tetlificated. area. If your propeity is iocated in a certificated area there may be special costs
or charges .that you will be required to pay before you can recelve water or sewer service,
There may be a period reguired fc construct fines or other faciliies necessary fo provide
wafer or sewer service {o your property. You are advised to determing if the property is in-a
certificated aréa and contact the utiity service provider fo determine the cost that you will
be required to pay and the perod, if any, that is required to provide water or sewear service
o your property. The undar5|gned Buyer hereby acknowledges regeipt of the foregoing
nofice’ at or before the execution of a biriding contract for the purchase of the real property
described in Paragraph 2 or at closing of purchase of the real property.

{7) PUBLIC IMPROVEMENT DISTRICTS: If the Property ig. in a public improvemant district, Seller
must give Buyer written nolice .as required by §5.014, Properly Code. Ah  addendem
.containing the required notice shall be attached to this confract.

{8) TRANSFER FEES: If the Property is subject. to & private transfer fee obligation, §5.205,
" Property Code, requires Seller to notify: Buyer :as: foflows: The private tfransfer fee obligation

_ ‘may be goverried by Chapter 5, Subchapter G. of the Texas Property Cods’

(9) PROPANE GAS SYSTEM SERVICE AREA: If the Property is located in a propane gas system
sarvice area owned by a. distribution system retailer, Seller must give Buver written notice
ds redquired by §141,010, Texas Utiliies Code. An addendum céntaining the noficeé approved
by TREE or reguired by the parlies should be used,

(10)NOTICE OF WATER LEVEL FLUCTUATIONS: if ‘thé Properly adjolns an impoundment of
water, including a reservoir or lake, constructed and mainteined urider Chapter 11, Water
Code, that has a .storage oapacity of at least 5,000 acre-feet at the impolndments normal
‘operating level, Seller hereby notifies Buyer "The water leval of the impoundment of water
adjoining: the Properdy fluctuates for varipus reasons; including as a result of (1)} an entily
Jawfully exercising its rfight to use the. water stored in the impoundment; -or {2) drought or
‘fiood conditions,™ )

7. PROPERTY CONDITION:

A. ACCESS, INSPECTIONS AMND UTILITIES Sel[er shall permit Buyer and Buyers agenis access
to. the Property at reasonable times. Buyer may have the Propetly ihspected by Inspectors
selécted by Buyer and licénsed by TREC -or otherwiseé permifted by law to make inspections.
Any hydrosiatic testing must be separately authorized by Seller in writihg. Seller at Sellers
expense. shall immediately cause exisfing utiliies to be turned on and sha!l keep the utllltles
oty during the fime this contract is in effect. ) N

‘B. SELLER’S DISCLOSURE NOTICE PURSUANT TO'§5.008, TEXAS PROPERTY CCDE (Nofice):

{Check one box.anly)

(1) Buyer has recsived the. Notics:

{2) Buyer has not received the Notice. Within days. after the Effective. Date of this
contract, Seller shall deliver the Notice to Buyer. If Buyer does not receive the Notice,
Buyer may tefminate. this. cortract at any tme prior to the closing and. the eammest mgnay
will be refunded to Buyer, If Sgller delivers the Notice; Buyer may ferminate. .this cohiragt
for any reason within 7 days after Buyer recesives ‘the Notice or prior 1o the closing,
whichever first ocours, and the earest moeney will b reftinded to Bliyer,

54 (3 The Sellér is not required to furnish the nofice underthe Texds Property Codéd,

€. SELLER'S DISELOSURE OF LEAD-BASED PAINT AND LEAR-BASED PAINT HAZARDS s required by
Federal law for 2 residential dwelling constructed prior to 1978,

210

!ﬂ-m
Yo
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D. ACCEPTANCE OF PROPERTY .CONDITION: "As Is" means the present condition of the Properly
with .any and all defects and without” wafranty exbept for the wamanfies of file and the
warranties in this coniract. Buyer's -agreement to accept the Property As Is under Paragraph
7D{1} or {2} does not preciide Buyer from inspecting the Property under Paragraph 7A, from
negonatmg repairs o freatmenis In  a subsequent amendment or from terminating  this
contract durlng the Option Period, if any.

Check one box cnly)

{1} Buyer accepts the Property As Is.

1 (2) Buyer accepts the Property As Is. provided. Selier, at Séller’s experise, shall cornplete the
following spectfic repairs and treatments: | .

(Do not insert general phrases, such as "subject to inspections” that do not identify specific
repairs and treatments )

E. LENDER REQUIRED REPAIRS. AND TREATMENTS Unless cotharwise agraed in writing, neither
party is cbligated to pay for lender required repairs, which ncludes freatment: . for wood
destroying insects. If the paffies do not adree to pay for the lender. required repairs or
frestments, this confract will terminate. and the eamest ‘maney will be refunded to Buyer. If
the: cost of lender reguired repsirs -and treatments exceeds 5% of the -Sales. Prloe Buyer may
terminate this contract and the eainest mongy will:be reftinded to Buyer.

F. COMPLETION OF REPAIRS AND TREATME_NTS Unless otherwise agreed in writing: (i) Seller
shall complete: all agreed repairs and treatments prior to the Closing Date; and (i) all required
permits. must bé obtained, and repairs and treatmants must be performed by perséns who arg
licensed 1o provide such repafrs or tfreatments or, if ne license is requited by [aw, are
commercially engaged in e trade of providing such repairs or treatments. At Buyers
election, any transferable warranties regelved by Ssller with respect fo the. repairs and
treatments will be transférred to Buyer at ‘Buyers expense. [f Seller fails {6 domplete. any
agreed repairs and treatments prior fo the Closing Date, Buyer may exercise remedies under
Paragraph 15 or extend the Closing Date: up to 5 days if necessary for Seller {0 complete the
repaits and {reatments.

G. ENVIRONMENTAL MATTERS: Buyer js- advised that the ‘preésence of wetlands, foxic substances,
inaluding -asbestos and wastes. or other aenvironmantal hazards, or the presence of a threatened
or endangered species or ils habitat may affeci Buyers infended use of lhe Properly, If Buyer
is concerned about these fatters, an addendum promulgated by TREG or rsquired By the
parfies should be used.. ] ) )

H. RESIDENTIAL SERVICE CONTRACTS: Buyer may purchase a residential Service contract from &
residential service company. If Buyér purchases. a residential service contract, Seller shall
reimburse Buyer at closing. for the cost of the residential service contract in' an amount not
excaeding $ . Buyer should review any residential service contract for the
scope of coverage, exclusions and limitations. The purchase of a residenfial service caontract is
optional. Similar coverage may be purchased from varidus companies authorized fo
to business in Texas. '

8. BROKERS AND SALES AGENTS:

A. BROKER R SALES AGENT DISCLOSURE: Texas law requires a real estate broker or sales
agent who' is @ party to a fransaction or acling on behalf of a spouse, parent child, business
entity. in which the broker or sales agent owns more than 10%, or a frust for which the
broker or sales agent acts’ as a trustee or of which the broker or saies agent or the broker or
sales agent‘s spouse, parent of child is a beneﬁcaary, to nolify the other party. wiriting
before entering into a contract of szle: Disclose if applicable:

B. BROKERS' FEES: All obligations of the parties for payment of brokers' fees are contained in
separate writien agreements. o e _
9. CLOSING: : ¥ See. Special Provisions Addendunt
‘A, The closing:of the sale will be on or before December 15 . 2022 ,or within?daysf(a
after objections made under Paragraph 6D have been cured or walved whmhever date is Iater‘“—
{Ciosmg Date). If either party fails to close the  sale by the Closing Date, the non-defaulting
party may exercise the reimedies’ contained in Faragraph 16,
B. Afclosing: special . o L 7
{1) Seller shall execute #nd deliver a -ganersl warranty deed convéying tile fo the: Property. to? {i1]
Buyer and showing no additional exceptions 15 those permitted i Paragraph & and. furnish |
tax statemenits or certificates showing no delinquent taxes on the Property.
{2) Buyer shall pay the Sales Price in goed funds acceptabl? to the'escrow agent,
{3) Seller .and Buyer shall execute. and deliver any notices, statements, certificates, -affidavits,
releases; loan documents .and othér documents reasonably required for the closing of the
‘sale arid the issuance. of the Title Policy. _
{4) There will be no llens, assessments, or security interests against the Properly which will
" not be satisfied out of the sales 'proceeds unless sécoring the payment of any loans
assumed by Buyer ang assumed loans wili notbe i in default.

Initialed for identffication by Buyer | %, ” ______and Seller | L TREC NO. 20-16
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10, POSSESSION:

A, BUYER'S POSSESSION: Seller shall deliver 1o Buyer possession of thé Property in .its presént or
regliired conditfon, ordinary wear -and tear exceptad: ﬁﬂupon closing and fuading Baccordmg
fo a temporary residential lease form promu[gated by TREC or other written lease requtred by
the. partles, Any possession by Buyer pricr to closing or by Seller after closing which s not
authorized by a wiitten lease wil establish a fenancy &t sufferance reTanonshm between the
partaes Consult your insurance agent prior to change of ownership and possession because
insurance coverage may be limited” or terminated. The absence of a written lease or
apprupnate insurance coverage rrl:-x},,r expose‘the: partles fo economic loss

B. SMART DEVICES: "Smart Device® means a device thal connects’ to the intefnét to enable
femote use, monitoring, arid management of (i) the Properly, (i} itemns identified in any Non-
Reaity ftems. Addendum; or (ii) ilems n a Fixlure Lease assigned to Buyer. At.-the time Seller
delivars: pessassion of the Braperty to Buyer, Selier shall:

{1 deliver -to Buyer wrillen inforrmation ¢entaining all. access codes, usernames, passwords,
and -applications Buyer will néed o access, opérate, manage, and cantrol the Smmart
Devices; and )

{2) terminate and remove all access and conpections to the improvements and accessories
from-any of S&ller's personal devices including but not limited to phones and computers,

A1. SPECIAL PROVISIONS: (Insert only factual statements and business details applicable
te the sale. TREC rules prohiblt license holders from adding factual staternents or busingss
details for which a contract addendum, lease or other form haz been promulgated by TREC for
mandatory use.)

%WWM@ 1 S leend mthis-offer-may-osaui-andolds :\ns
[-(m*- Special Provisions and AS- IS Addendums attached & hereby made part of this contract [C{‘

The buyer requests a résponse by 12:00 PM CST, Novainher 17, 2023, or this offer may be nuli and void. @

12. SETTLEMENT AND OTHER EXPENSES:

A. The foliowing expenses must be paid at ar prior to closing:
{1) ‘Expenses payable by Seller (Selier's Expenses);

(a) Releases of ‘existing liens, including prepayment penalties and recording fees; release of
Seller's. loan liability; fax statements or ceflificates; preparation of deed; onehalf of
escrow fae; and other expenses payable by Seller under this contract,

{b) Sellershall also pay an amaunt not to exceed $ 1o be' spplied.in the
following order. Buyer's ‘Expehses which Buyer is prohibited from paying by FHA,. VA,
Texas Veterans Land Board or other governmental loan programs, dnd then fo other
Buyar's Expensas as allowed by the lender,

(2} Expenses payable by Buyer (Buyer's E'xpenses) Appraisal fees; loan applicatioh fees;
" originaiion  charges; credit reports; preparatlon of lodan documents; intérest- oh the notes
from date of disbursement to ong month. prior to dates of first ‘monthly payments;
recolding fees: copies of eacements and réstrictions; loan titie policy -with anhdorsements
required by lender; loan-refated inspection -fees; photos; amorization scheduies one-half
of éescrow fee, all prepaid items,. including required premiums for flood” and: hazard
inSurarice, reserve depusits for insurance, ad valoren taxes and  special governmental
assessments, final compliance inspection; courler _fe_e; fepair ‘tnspection; underwrlfing  fee;
wire trahsfer fee; expenses ‘incident to any loan; Private Morlgage Insurance Fremium

(PMY), VA Loan Furdihg Faé&, or FHA. Mortgage Insurance Premium {MIP) -as réquired by the

lender; and other experises payable by Buyer under this' gontract.

B. If any expense exceeds an amount expressly siated in this contract for: such expense to be
paid by a party, that parly may terminate. this. contract unless the: other pary &giees to. pay
sugh excess. Buyer may net pay charges and fees expressly -prohibited by FHA, VA, Texas
Veterans Land Board or other governmental loan program reguiations,

13. PRORATIONS: Taxes for the cumrent  year, '_i_nfaresf, maintenance fees, assessments, dues and
rents will be prorated through the Closing Date. The tax proration may be caleulated taking into consideration
any change ih exemgtions that will affect the clrrent year's taxes. If faxes for the current year vary from'the

. j (ﬁ PR . . [
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amount prorated 4t closing, the parties shall adjust the prorations when lax statements for the current year are
available, If taxes are not paid at or prior to closing, Buyer shall pay taxes for the current year.

4. CASUALTY LOSS: If any part of the Propery Is. damaged or destroyed by fire or other
caspalty .after the Effective Date of this contract, Seller shall restore the Property fo ils previous
copdifion. as’ soon as reasotiably possible, but in any event by the Closing Date. ff Seller fails to do
so due 1o factars -beyond Sélier's control, Buyer may (a} terminate this. cortract and the eafnest
‘money - will. be fjefunded to. Buyer (b) extend lhe time for pérformance up to 15 days and the
Closing Date will be extended =5 necessary or () accept the Property in its damaged condition
with :an assigniment of insuranée proceeds, f permitted by Seller'ss nsurarce: camrier, and receive
-tredit from Seller ab dlosing in the amount of the daduetible under the insurance policy. Ssller's
obligations: under this paragraph are indeperdent of any other obligaficns. .of Seller under thig
contract.

15, DEFAULT: If Buyer falls to comply with this contract, Buyer will ‘be in default and Seller
may (2) enforce- specific performance, sesk 'such other relisf as may be provided by law,. or both,
or {b} terminate this coniract and Teceive the eamest money as liquidated damages, thereby
‘releasing both parties fiom this -contract: if Seller fails to comply with this contfact; Seiler wiil be
in default- ahd Buyer may (a) enforce specific performance; seek such other rélief as may be
provided by. law, or beth, ar (b} terminate this. contract and receive the earnest money, thereby

. releasing both parties from this contrast.

16. MEDIATION? It is fhe wpolicy of ths State. of Texas fo encourage resolution of disputes
through  alternative. dispute resolution  procedures  such ag mediafion. Any disputer between Seller
and Buyer rélated to this contract which is. not resolved through informal discussion will be
‘submitted’ to a mutually acceptable mediation service or provider, The parties to ithe mediation
‘shall ‘bear theé medistion oosts  equally. This paragraph does not preclude 2 pady from seeking
-equitable refief-from a court of competent jurisdiction.

17. ATTORNEY'S FEES: A Buyar, Seller, LUsting Broker, Other Broker, por escrow -agent who
prevails in any legal proceeding related to this contract is entifled to recover reasonable. aftorney's
fees and all costs of such proceeding.

18. ESCROW:

A, ESCROW: The esscrow agent is not () a party to this contract and does not have liability for.the
performance of nonpefformance of any pary fo this contract, (i) liable for interest on the
earnest. money and (i)} liable for the loss of any earnest money caused by the failure of any
finaricial institution in’ which the eamést mprey has been depositéd unless the Tinandial
institution s acling as: escrow agent. Escrow agent. may require. any disbursement made in
conhection with this contract to be conditiohed on escrow agents collsction. of good funds
acceptable to escrow agent.

B. EXPENSES: At dlosing, the earnest money must be applied first to any cash down payiment,
then to Buyers Expenses and any excess refunded to Buyer. If no ‘closing otcurs, =scrow agent
may: () require a wrilten release of liability of the escrow agent from all parties; and (i)
require payment of unpaid expenses incuired on behalf of a party. Escraw agent may diedudt
authorized expenses fram the earnest mioney payable io "a pafly. *Authorized expenses” means
expenses ineurred by escrow agent on behalf of the party entitfed to the eamest mdney that
were authorized by this contract of that party.

C. DEMAND. Upon termination of -this coniract, either party or the escrow agent may send =

" relesse of earnest money to each parly and the parties shall exécute. counterpars of the
rejease. and deliver same 1o the escrow agent. If either party fails to execute the release, either
party may make a written demand to the escrow agent for the earnest money. If only one party
makes writien demand for the- eamesl mongy, escrow agent shall promptly prowde a copy of
the demand to the other party if escrow agent does not receive written objection to the
demand from the other party within 15 days, escrow agent may disburse the eariest mohey to
the party makmg demand reduced by the amount of unpald expenses fncuired on behalf of the
party receiving the earnest money and escrow agent may pay the same to the creditors, If
@éscrow agent complies with- the provisions of this paragraph, €ach party hereby releasés escrow
agent from-all adverse claims related ta the disbursal of the earnest mgney.

D. DAMAGES: Any party who. wrangfully tails or refuses fo sign a release accepiable to the escrow
agent within 7 days of receipt of the request will be liable 4o the other party for i} damages;
{ii} the earnest monay: (iii) reascnable aftorney’s fees; and {iv) all costs of suit,

E. NOTICES: Escrow agenf's notices will be effective when sent in compliance with Paragraph 21.
Notice of objection to the demand will be deemed effectlve upen receipt by escrow agent.

REFPRESENTATIONS: Al covenants, representations and warranties in  this  confract  suivive

closing, If -any representation of Seller in this confract is untrug on the Closing Date, Seller will be

in default- Unless expressly prohibited by written agreement, -Seller may continue to show the

) Property and receive, negotiate and accept back up offers. )

20. FEDERAL TAX REQUIREMENTS: If Seller is -a ‘'foreign person” as defined by Internal
Revenue. -Code and its regulations, ar if Seller fails to deliver an’ affidavit or a cedificale of non-
3forelgr1 status to Buyer that Seller is not =& 'foretgn person,” then Buyer shall withhold from the
-sales “proceeds an amount sufficient to comply Wwith applicable tax law and deliver the same to the

1%
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Internal  Revenue ‘Service (ogeler with appropriate  tax  forrhs.  Internal  Revenue  Service
regulations require filing ‘written. reports if currency .in excess of specified amounts is received In
the transaction,
21. NOTICES: All notices from ane pady to the other must be in writing and are effactive |
wiien mailéd to, Hand-defivered at, dr transmitted by fax or electronic- transmissicn as follows: < *\?1/
To Buyer at: To Se[ler.ati_ copy. betsy@therhcdesgroup. com Lf
Cort C. Thomas, Receiver LT
Phone: (214)727-4390 Phone: .214-367-6094
‘E-malFax. Jnjaroup2f@amail.com E-mail/Fax; Cort@brownfoxlan. com.
E-mailiFax. ccagent E-mail/Fax: ccagent
22. AGREEMENT OF PARTIES: This contract confains the enfire agreement of the patties
and cannct be changed except by their written Bagreemient. Addenda which aré & part: of this
.contract are {Checke all applicable boxas):
Third Pa_rty_Fi'nancmg Addendum 1 -seller's Temporary Residential Lease’
[] selier Financing Addendum 1 Short Sale Addendum
Addendurn for Property Subject to . _ L L
U Mandatory Membeprshi!]g i a%Property 1 Addendum for Property. Located Seaward
B : : ' of the Gulf Irtracoastal Waterway.
Owners Association
[ Buyers Temporary Residential Lease Xt Addendur for Seller's Disclosure.of
[ LosinAssui t; . Add - Information on Lead-based Paint and Lead-
OFN ASSUmpLION en m ) based Paint Hazards as Required by
[] Addendum for-Sate of Other Properly by Federal Law
‘Buyer . . -
. P o o i1 Addendum for Property’in a Propane Gas
D_ Addendum-fc_)r Raservation of Oil, Gas System Service Area
and Other Minerals. N
[} Addandum for "Back-Up" Centract {1 Addenidum Regarding Residentiz] Leases
[ Addendum for Coastal Area Property 1 Addendum Regarding Fix{ure Leases:
] Addendum for Aulhorizing.Hydrostaﬂc C} Addendum-coritaining thige__qf.obﬁgagion
Testing to-Pay Improvement District Assessment .
[] Addendum Concerning Rightto 7 o en.  As-Is Addendum T
Terminafe Dueto Lendef's Appraisal X Other (_I:s_.t). inhns el “t,s.(“_ﬂ_
N Environmental Assessment, Threalened
or'Endangered Species and Wetlands
Addendum
23. .CONSULT AN ATTORNEY BEFORE SIGNING: TREC rules prohibit resl estale license
-holdérs from giving legal’advice. READ THIS CONTRACT CAREFULLY.
‘Bityer's Ssller's
Attorney is: . Attorney is:
Phaone: . Phone:
Fax: Fax:
E-mail: E-mail:
Initialed for identification by Buyer | \&W and Seller. 1?;;1~. ] TREC NO. 2016
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EXECUTED the day of 11/16/2022 , {Effective Date).

(BROKER: FILL IN THE DATE OF FINAL ACCEPTANCE.)

r—.-DD.CI.IS'l_g ned-tys
(ortvey (. Thomas
Sefer TR Sarione
Cortney C. Thomas, Receiver

Buyar Seller

- The form of this contract ‘has heen approved by the Texds Real Estale Commissicp. TREC: forms are

. # intended- for use only by trained real estate license holders. No represeniation is made as 1o the legal

. validity or adequacy of any provision in any -specific Iransactions. It is. nol intended for complex

TREC transaclions. Texas Real Estale Commission, P.O: Box 12188, Austin, TX 78741-2188 {512) 936-3000
T ey (DLW tPEC e aS gov) TREC NO, 20-16, This form replages TREC NQ, 20-15, )

TREC NO. 20-16.
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Confract Concerning

BROKER INFORMATION
(Print name{s) only. .Do not sign}

5015 Tracy St., Suite 102

{214)521-7358

Allie Beth Allman & Associates 0515965 Compass RE Texas, LLC. 9006927
Gther Broker Firm License No.  Listing Broker Firm License No.
represents [X Buyer only as Buyer's agent represents [ | 8elier and Buyer as an intermediary
[ISeler as Listing Broker's subagent [X} Seller only ds Séller's agenit
_Jeanne Milligan 0589972 Dan Rhodes 0581350
Associate's Narhe. Licgnse No.  Listing Associate's Name License No.
The Rhodes Group at Compass

Tearmn Name Team Name
‘feanne.milligan@alliebeth.¢om- {214)649-4378  dan@therhodesgroup.com {214}415:4642
Associate’s Email Address Phone. Listing Associate's Emiail. Address Phorie:
_K_eith Canlon i 0589972 Keith Néwman 0484652
Licensed Supervisor of Asseclate License No.  Licensed Supervisor of Listing Associate  License No.

5960 Berkshire Lanie #700° {214)814-8100

Cther Broker's Address Phone Listing Broker's Office Address Phone
Dallag Texas 75205 Dallas Texag 75225
City’ ‘State Zip City State Zip
Selling Assaciate's Name License No.
Team Name:
Belling Associate's Email Address Pheone
Licensed Supervisar of Selling Associate ticanse No.
Selling Associate's Office Acidiess
City State Zip

Disclosure: ‘Fursuant. fo a provioys,. separate agreement (such .as :a MLS clfer of sompensation or other
agreement between brokers), Listifig Broker has agreed {o"pay Other Braker 2 fee (3%

}. This disclosure-is for informatiohal purposes.and does not'change.
the previous agreement belween brokers to pay or share a commission.

TREC NO. 20-18
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OPTION FEE RECEIPT
Receipt of $ 1,000.00 (Option Fee) in the form of cashiers check 8594
is acknowledged.
ﬂmﬁmgwﬁmwm 11/21/2022
Escrow Agent Republic Title- sei-e Date
EARNEST MONEY RECEIPT
Receipt of $_15,000.00 Earnest Money in the form of cashiers check 8594
is acknowledged.
Grant Myers receip Ao 11/21/2022
Escrow Agent Received by Email Address Date/Time
5960 Berkshire Lane Suite 100 (214) 521-6143
Address Phone
Dallas, TX 75225 (972)633-3258
City State Zip ) Fax
CONTRACT RECEIPT |
; / ,/,//7/2.2
Received by Email Address Date
Republic Title of Texas, Inc. =
Attn: Grant Myers X==
Team-GrantMyers@republictitle.com Phone
5960 Berkshire Ln., Suite 100 )
Dallas, TX 75225 Zip Fax
Direct: 214-890-2121 Fax: 972-633-7788 S
ADUITIONAL EARNEST MONEY RECEIPT —l
Receipt of $ additional Earnest Money in the form of
is acknowledged.
Escrow Agent Received by Email Address Date/Time
Address Phone
City - State zip Fax

Produced with Lone Wolf Transactions (zipForm Edition) 717 N Harwood St, Suite 2200, Dallas, TX 75201  www.lwolf,com
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v

SPECIAL PROVISIONS ADDENDUM £ f@i’/
O

the Property is being conveyed in connection with a federal euity receivership
pending in federal cowt (the “Receivership Court”). The sale of the property is
contingent upon the Receivership Court entering a final order approving this contract
and the terms of sale (the “Approval Order™). The closing of the sale of the Property
shall occur upon the later of (1) December L5, 2022, or within five (5) days after the
Receivership Court énters.the Approval Order. The Buyer has the foliowing option if
closing does not ocetr before December 5,2022, orif the Approval Order is appealed
and the sale of the Property is stayed pending the appeal: The Buyer may terminate this
Contract and receive a full refund of the Buyer's earnest money.

The Property will be sold on an AS-IS basis and will be conveyed by a Special
Warranty Deed. Closing will oceurwith Republic Title Company.
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“AS ¥S” ADDENDUM (S oy

The Special Warranty Deed shali inclnde the following Janguage:

“BY THE ACCEPTANCE OF THIS DEED, GRANTEE IS TAKING THE PROPERTY “AS

18", “WHERE 18” ANI “WITH ALL FAULTS”, AND WITHOUT ANY
REPRESENTATIONS OR WARRANTIES WHATSOEVER, EXPRESS OR IMPLIED,
WRITTEN OR ORAL, IT BEING THE INTENTION OF GRANTOR AND GRANTEE TO
EXPRESSLY NEGATE AND EXCLUDE ALL REPRESENTATIONS AND WARRANTIES,
INCLUDING, BUT NO'T LIMITED TO () THE PHYSICAL CONDITION OF THE
PROPERTY OR ANY ELEMENT THEREOF, INCLUDING, WITHOUT LIMITATION,
WARRANTIES RELATED TO SUITABILITY FOR HABITATION, MERCHANTABILITY
ORFITHESS FOR A PARTICULAR PURFOSE; (IT) THE NATURE OR QUALITY OF
CONSTRUCTION, §TRUCTURAL DESIGN AND ENGINEERING OF ANY
IMPROVEMENTS; (Ill) THE QUALITY OF THELABOR AND MATERIALS INCLUDED
TN ANY IMPROVEMENTS; (IV) THE SOIL CONDITIONS, (BOTH SURFACE AND
SUBSURFACRE); DRAINAGE OR OTHER CONDITIONS EXISTING AT THE PROPERTY
WITH RESPECT TO ANY PARTICULAR PURPOSE, DEVELOPMENTAL POTENTIAL OR
OTHERWISE; (V) ALL WARRANTIES CREATED BY ANY AFFIRMATION OF FACT OR
PROMISE OR BY -ANY DESCRIPTION OF THE PROPERTY, AND (VI) ALL OTHER
WARRANTIES, AND REPRESENTATIONS. WHATSOEVER, BXCEPT THE WARRANTY
OF TITLE EXPRESSLY SET FORTH IN THIS DEED.”
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//;\ PROMULGATED BY THE TEXAS REAL ESTATE COMMISSION (TREC]

TREC THIRD PARTY FINANCING ADDENDUM

TERAY REAL E3TATE CaNNIGN

TO CONTRACT CONCERNING THE'PROPERTY AT
4107 Rock Creek Drive Dallas

11+19:19

LA B
CPFDATUIRTY

[Strest Address and Gity).

1. TYPE OF FINANCING AND DUTY TO APPLY AND OBTAIN APPROVAL:

documents required by Buyer's lender. (Chieck applicable boxes):
Xl A, CONVENTIONAL FINANCING:

X (1A first mortgageIoan_mth_e-principal.a_mount'of$ 980,000,008 (&
financed PMI premium), due fn fullin 30 year(s), with interest notto exceed

[

1B, TEXAS VETERANS LOAN: A loan(s) from the Texas Veterans Land
3 ___for a period in the total amount of _years. at the
-established by the Texas Veterans Land Board. '

. year(s) of the loan thh Origination Charges as shown on Buyer's Loan
_ the Joan not to exceed % of the laan.
] D. VA GUARANTEED FINANGING: A VA guaranteed loan of not less than §
{excluding any financed Funding Fee), amortizable morithly. for not less thani
with interaat ot {o exceed % perannum for the first

Origination ‘Gharges as shown on Buyer's Loan Estimate for the loan not to excead
of the loan.

Conversion Mortdage loan) in the eriginal principal amount of $

Buyer -shall

apply promptly for all financing described below and make svery reasonable efforl to obtain
approval for the financing, ingluding: but not limited fo furnishing all information and

xcluding any
1000 %

per annum for the first year(s ) of the lgan with Qrigination Charges. as shown on

Buyer's Loan Estimate for the ioan not to exceed 1.000 % of the loan.

(2} A second mortgage loan in the principal amount of $ {excluding any

financed- PMI" premium), due in full in vear(s), with interest not to exceed
% per annum for the first year(s) of the loan with Gfiginatien Charges as

shawn on Buyér's Loan Estimate for the loan not'to exceed % of the loan.

Board of
interest rate

{1 C. FHAINSURED FINANCING: A'Section FHA insured loan of not less than
$ (excluding any financed MIP}, amortizable- monthly for not less
than years, with interest riof o exceed % pér annum for the first

Estimate for

years,

year(s} of the loan with

Origination Charges as shown on. Buyers Loan Estimate for the loan nof to. exceed
%.of the.loan.
" E. USDA GUARANTEED FINANCING: A USDA-guaranteed loan of not less than $.
o {(excluding any financed Funding Fee), amortizable monthly for not less than years,
with interest net to exceed % per annun for the first year(s) of the lean with

%

[_] F. REVERSE MORTGAGE FINANCING: A reverse mortgage lean (also known as.a Home Equity

{exciuding

f Jwill not be an FHA insured Joan.

Time is of the essence for this paragraph and strict compliance with th
performance is required,
A. BUYER APPROVAL: (Check onie box onty):

Approval, Buyer may give wriften notice to Seller within ____ days after t

-any financed PMI premium er other costs), with interest not to exceed. % per annum
for thefirst year(s) of the loan with Origination Charges as shown.on Buyer's Lgan
Estimate for the loan net to exceed % of the loan, The reverse mortgage loan [ Jwill

2. APPROVAL OF FINANCING: Approval for the financing described -above will be
deemed to have been obisined when Buyer Approval and Property Approval are aobtained.

e time for

{;_j This cohtract s subject to- Buyer obtaining Buyer ‘Approval. If Buyer cannot obiain’ Buyer-

he- effective:

date of this contract and this contract will terminate and the eamest money will be
refunded 0 Buyer If Buyer doss not termmate the. contract under this. provision, the

R w

Ihitiated for identification by Buyer and Seller {L“

TREG NG. 40-9.

Allte:Beth Alinan & Associates - Tracy Oftico, SO15 Travy. Se. Ste. 102-Dallns TX 75205, Phona; (Z]-tj 649-4375 Fax: {2]4} 521~ 7350 4147 Roélé Creek.

Jeanue Milligan Froduced with Lone \Wolf Transactions {zipForm Editon) 717 N Hanwcod. 51, Sulié 2200, Callas, T 75201 WMMLM
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i1-19-19
Third Party Finiancing Addendum -Gengeming PageZof2
4107 Rock Creek Prive, Dallas, Texas 75204
{Addrass of Property)

contract shall no longer be subject fo the Buyer -obtaining Buyer Approval. Buyer
Approval will be deemed to have been obtainad when () the terms -of the lean(s)
described above are avallable and (i} lender determines that Buyer has satisfied all of
__ lendei's requirements related to Buysr's assets, incomie and credithistory. .
[X] This contract is notsubject to Buyer obldining Buyer Approval:

B. PROPERTY APPROVAL: If Buyer's lender deteimines that the Properly does not satisfy
lendar's underwriting requiremients for the loan (including but not limited lo. appraisal,
insurability, and lender- required repalrs) Buyer, not laler than 3 days before the Closing
Date, may terminate this contract by giving Seller; (i} notice-.of termination; and (i) a copy
of a wrilten slatement from the lender setting forth the reasoni(s) for lender's defermination.
If Buyer terminates under this paragraph, the.eamest monay will be refunded fo Buyer. If
Buyer does not-terminate under this paragraph, Property Approval is deerned to have been
obtained,

3, SECURITY: Each note for the financing described abave must be secured by vendor's and

deed of frust liens.

4. FHA/VA REQUIRED PROVISION: If the financing déscribed above involves FHA
insured ‘or VA financing, it is expressly agreed that, notwithstanding any othér provisiori of this
coniract, the purchaser (Buyer} shall not be obligated ta complete the purchase of the Property
described, herein or fo incur any penalty by forfeiture of earnest money deposits or otherwise:
(i) unless thé Buyer has been given in accordance with HUD/FHA or VA requiréments a written
statement. issued by the Federal Housing Commissioner, Depariment of Veterans Affairs, or a
Direct Endorsement Lender setting forth the appraised value of the Property of not less than
3 or (i} if the contract purchase price or cost exceeds the reasonable
value of the Property established by the Depariment of Veterans Affairs. The 3-day notice of
-tarmination requirements in 2.B. does not apply ic this Paragraph 4.

A. The Buyer shall have the priviege and oplion of proceedi'ng with consummation of the
contract without regard to the amount of the appraised valuation or the reasonable value
established by the Department of Veterans Affairs. ) _

B. If FHA financing is invelved, the appraised valuation is arrived at to determine the maximum
mortgage the Department of Housing and Urban Development will -insure. HUD does nof
werrant the value or the condition. of the Property. The Buyer should satisfy himsel/herself
that the price and the condition of the Property are acceptable.

C. If VA fihancing I8 ‘involved and if Buyer elecis to complefe the purchase at an amount in
excess of the reasonable value gstablisheéd by tha VA, Buyer shall pay such excess amount. ih
cash from a source which Buyer agrees to disclose to the VA and which Buyer represents will
not be from borrowed funds except as approved by VA, If VA reasonable value of the
Preoperty is less than the Sales Prices, Seller may reduce thé Sales Price to an amount efual
to the VA reasonable value and the. sale will bé closed at the lower Sales Price with
proporiionate adjustments to the down payment.and the loan amount.

5. AUTHORIZATION TO RELEASE INFORMATION:

A. Buye! authorizes Buyer's lender fo fumish to Sellsr or Buyer of their representafives
information relating to the status of the approval for the financing.

B. Seiler and Buyer authorize Buyer's. lender; fitle company, and escrow agent to disciose and
furnish. & copy of the closing disclosures and settlément statements provided in relatien to
the closing of this sale to the parties' respective brokers and sales agenis provided  under
Broker Infermation.

RecuSigned by: [ ~—=DocuSigaed byt
o 1171672022 Sy
o ' - _ (ot (, Thowas
GyerdNd=Group LLC SeflErCBiittney C Thomas, Receiver
Buyer Selier.
} Thig. form has been approved by the Texas Real Estate Commission for use -with similarly’ appreved or promulgated
A contract forms. Such approval relates to this form only. TREC forms are. |ntended for use only by trained real estate

oy h license helders, Ma represéntation is made ‘as to the Jegal validty or - adequacy of any provision in any specific
TREC transactions, |t is not intended for complex transactions. Texaé Real Estate ‘Commission, P.O. Box 12188, Austin, TX
e, TET112188; (512} 936-300¢ {hup: fwvinb.tréc.texas.gov) TREC No. 40-9. This fétm feplaces TREC Mo, 40°8,

TREC NO. 40-9

Préctiised with. Lop Wolf Transactions (zipForm Edition} 717 N Harwood St Suile 2200, Dallas, T 75291  senwlwalf.com 4107 Rack Creek
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APPROVED BY THE TEXAS REAL ESTATE COMMISSION 10-10-11
ADDENDUM FOR SELLER'S DISCLOSURE OF INFORMATICN
ON LEAD-BASED PAINT AND LEAD-BASED PAINT HAZARDS

AS REQUIRED BY FEDERAL L.AW

EX N3
DR ORTURTY

4107 Rock Creek Drive Ballas

(Stregt Address anha City).

GCONGERNING THE PROPERTY AT

A. LEAD WARNING STATEMENT: “"Every purchaser of any inlerest in residential real property on which a
tesidential dwelling was built prior to 1978 is notified that such property may present exposure to lead from lead-
based paint that may. place young. children at risk of developing lead poisening. Lead poisoning in young children
may produce. permarient ‘neuroldgical damage, including leaming disabiliies, reduced ‘intelligence quotient,
‘behavioral problems, and -impaired memary., Lead poisoning also poses a parlicular risk to pregnant woméen. The
-sefler of any inlerest .in residential real property is required to provide the buyer with any Information on lead-
based paint hazards from risk assessments or inspections in the seller's. possession and notify the buysr of any
known |¢ad-based paint hazards. A risk assessment or inspection for possible lead-paint hazards is recominiended
priof to-purchase,” )
NOTICE: Inspector must be properly certified as required by federal law.
SELLER'S DISCLOSURE:
1. PRESENCE OF LEAD-BASED PAINT AND/OR LEAD-BASED PAINT HAZARDS {check one box only):

[N (8) Known lead-based paint and/or [ead_ -hased paift hazards are prasent in the Property (explam)

Il (b} Seller has no actual knowledge of lead-based paint and/or ledd-based paint hazards inithe-Property.

RECORDS AND REPCRTS AVAILABLE TO. SELLER (check one box only):

0 & Seller has provided the nurchaser with all available records and reports pertaining te lead-based paint
and/or lead-based paint hazards in the Property {list documents):

{b} Seller has no reports: or records pertaining to lead-based paint andior lead-based paint: hazards in the
Praperty.
BUYER'S RIGHTS. (check ohe box only):

X .
(] 2

x|

accupied nor inspected the property
Buyer waives the opportunity to conduct a risk assessment.or inspection of the Properly -for the presence of

lead-based paint.or lead-based paint h_azards
Within ten days affer the effective dafe of this contract, Buyér may have the Progerly inspected by inspectors
selgcied by Buyer If lead-based paint. or lead-based paint hazards' are present,. Buyer may termmate this

money will be refunded to Buyer.
BUYER'S ACKNOWLEDGMENT {chéck applicable boxes):
™
L 1. Buyerhas received copjes of all information listed above.
X 2. Buyer has received the pamphlst Protect Your Famh’y from Lead in Your Home,
BROKERS' ACKNOWI.EDGMENT:- Brokers have informad Seller of Saller's obligatlons undsr 42-1J.5.C. 4852dto:
{a) provide Buyer wih the Tederally approved pamphlet on lead poisoning prevention; (b} complete this

addendum; () disclose any known lead- based paint andfor lead-based. paint hazards in the Property; (d) deliver all

addandum for at least 3 years fallowing the sala. Brokers .are aware of their respor:51b|llty 1o ensure compllance
_CERTIF[CATION OF ACCURACY: The following persons have ‘reviewed the information above and certify, fo the.
best of their knowledge, that the information they. have provided is frue and accurate.

P Eronpuigned By . 11/10/ 2 022
. "‘-ﬁ%}'@"ﬁ%im

F.

oA 1171472022

égﬁ%%h Date-

Date

contract by. giving Seller written notice within 14 days after the effective date: of this confract, and the eamest

records and réports to Buyer pertaining to !ead hased paint andior lead-based paint hazards in the Property’ (g)
provide’ Buyer a period of up 10 10 days to have the Property inspected, and {f} refain a completed copy of this.

JNJ Group LLC

Emdlhy-b-Bertorr Cortriey C. Thomas, Receiver

Buyer

Date
11/10/2022

‘Seller

Date

DouSlphod b

~BocuBmed by:
(jmw,u., Mitlisatn, s T & Prden

11/14/2022

OerBsker

Date

TG Bioker

Cate

Jeanne Milligan

Dan Rhodes.

The form -of this addendumn hag been apptoved by the Texas Real Estale Commission for use only with similarly approved or promulgatsd
forms. of contracts. Sich approval relates. fo this: contract form only. TREC forms are intendad far. usa. only by tréined roal estate”licensees.
‘Mo regreseritation is made as-io the legal validity ‘or adequacy of any provision il any specific Yahsactiohs, H is hot suitable for vomplex
transactibns. Texas Real Estate Commission, P.0. Box 12188, Ausum TX 78711-2188, 512-836-3000 thttpfivenw.trec.texas.gov)

AIh: Beth Allman & Assaciates - Tracy Office, 5015 Tracy S1,8te, 102 Dallas TX 73205
Jeanng \1;!1:1;'"9

(TXR 1908} 10-10-11. TREC No. OP L

Phana (234) 6404375 Fax (214) 52127350
F'mduced withe-Lone Wolf Transactlnns {szorm Editien) 231 Shearson Cr. Cambridge, Ontarin, Ganada NIT 15 wvan fwolf.com
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@ PROMULGATED BY THE TEXAS REAL ESTATE COMMISSION (TREC) 11-2-2015
EQUAL HOUSING AM E N D M E N T
S TO CONTRACT CONCERNING THE PROPERTY AT

4107 Rock Creek Dr. Dallas

(Street Address and City)

Seller and Buyer amend the contract as follows: (check each applicable box)
[ ] (1) The Sales Price in Paragraph 3 of the contract is:

A. Cash portion of Sales Price payable by Buyer at closing .................... $
B. Sum of financing described in the contract................ccocooveevvieee i $
C. Sales Price (Sum of Aand B)..........ccooviiiiiieeieeeice e, $

[](2) In addition to any repairs and treatments otherwise required by the contract, Seller, at Seller's

expense, shall complete the following repairs and treatments:

(3) The date in Paragraph 9 of the contract is changed to December 28 , 2022
(4) The amount in Paragraph 12A(1)(b) of the contract is changed to $

as follows: $ by Seller; $ by Buyer.

[ ]

unrestricted  right to terminate the contract on or before 5:00 p.m.

not be credited to the Sales Price.

set forth in the Third Party Financing Addendum is changed to

(5) The cost of lender required repairs and treatment, as itemized on the attached list, will be pald

(6) Buyer has paid Seller an additional Option Fee of $ for an extension of the
on

. This additional Option Fee [ |will [ |will

(7) Buyer waives the unrestricted right to terminate the contract for which the Option Fee was paid.
(8) The date for Buyer to give written notice to Seller that Buyer cannot obtain Buyer Approval as

]

(9) Other Modifications: (Insert only factual statements and business details applicable to thls sale. )

EXECUTED the day of , . (BROKER: FILL IN THE
DATE OF FINAL ACCEPTANCE.)
Doculigned by: 11/18/2022
[ Corncy (. toomas, Fessinr
Buyer JNJ Group, LLC S‘Wéf‘ﬁ’&i‘fﬁey C. Thomas, Receiver
Buyer Seller

This form has been approved by the Texas Real Estate Commission for use with similarly approved or promulgated contract
forms. Such approval relates to this form only. TREC forms are intended for use only by trained real estate license holders.
No representation is made as to the legal validity or adequacy of any provision in any specific transactions. It is not intended
for complex transactions. Texas Real Estate Commission, P.O. Box 12188, Austin, TX 78711-2188, 512-936-3000 (http://
www.trec.texas.gov ) TREC No. 39-8. This form replaces TREC No. 39-7.

TREC NO. 39-8

Compass Dallas, 5960 Berkshire Ln, Suite 700 Dallas TX 75225 Phone: 214-814-8100 Fax:

Dan Rhodes

Produced with Lone Wolf Transactions (zipForm Edition) 717 N Harwood St, Suite 2200, Dallas, TX 75201 www.lwolf.com

4107 Rock Creek
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APPRAISAL OF REAL PROPERTY

LOCATED AT

4107 Rock Creek Dr
Dallas, TX 75204
Turtle Creek Park Rev Lot 32 Rock Creek Drive

FOR

Cort Thomas
4107 Rock Creek
Dallas, TX 75204

OPINION OF VALUE
1,385,000

AS OF
11/29/2022

BY

Matthew Waldron
Waldron Appraisal Services, LLC
25 Highland Park Village, Suite 100-0342
Dallas, TX 75205
(214) 793-0437
matt@waldronappraisals.com

Form GA1V - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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R

Waldron Appraisal LLC

ESIDENTIAL APPRAISAL REPORT

FileNo:  Y¥2211012
Property Address: 4107 Rock Creek Dr City: Dallas State: TX Zip Code: 75204
Conty:  Dallas LegalDescripfion:  Turtle Creek Park Rev Lot 32 Rock Creek Drive
& Assessor's Parcel #: 00000195718000000
ﬁ TaxYear: 2022 R.E. Taxes: § 25,078 Special Assessments: $ Borrower (if applicable): N/A
a Current Owner of Record: SF Rock Creek LLC. Occupant; D Owner D Tenant g Vacant ‘ D Manufactured Housing
Project Type: [TJPuD ] Condominium [ Cooperative [ Other (describe) HOA: § [] per year {7 per month
Market Area Name: Rock Creek Map Reference: 19124 Census Tract:  0006.06
The purpose of this appraisal is to develop an opinion of: & Market Value (as defined), or D other type of value (describe)
This report reflects the following value (if not Current, see comments) DX Current (the Inspection Date is the Effective Date) [] Retrospective [ ] Prospective
- Approaches developed for this appraisal: g Sales Comparison Approach D Cost Approach D Income Approach (See Reconciliation Comments and Scope of Work)
E Property Rights Appraised: X Fee Simple [ ] Leasehold [] Leased Fee [ ] Other (describe)
s IntendedUse:  The intended use of this appraisal was to determine market value. This appraisal was not performed for purchase inducement or
2| qualification of a loan.
< | Intended User(s) (by name or type): The Intended User is the Lender/Client. No other intended users for this appraisal.
Clen:  Cort Thomas Address: 4107 Rock Creek, Dallas, TX 75204
Appraiser: Matthew Waldron Address: 25 Highland Park Village, Suite 100-0342, Dallas, TX 75205
Location: [ Urban X Suburban [ ] Rural Predominant One-Unit Housing Present Land Use Change in Land Use
Built up: X Over 75% [] %75% [ Under 25% Occupancy PRICE AGE | One-Unit 75 % | DX Not Likely
Growth rate: ["] Repid X Stable ] Slow X Owner 95 $(000) (yrs) 2-4 Unit 10 % | [] Likely * [] InProcess *
5 Property values: D Increasing & Stable D Declining & Tenant 5 150 Low 0 Mu\tl-Ulmt 5%| *To:
Bl Dmows psom  Donoms | o | o
E Market Area Boundaries, Description, and Market Conditions (including support for the above characteristics and trends): 100 = — The neighiorhood is bound by
a
P Mockingbird Lane to the North, Downtown Dallas to the South Highway 75 to the East and The Dallas North Tollway to the West. The
5 neighborhood has experienced favorable market activity due to its close proximity to the Downtown area as well as other market features. In
15| some cases, older homes are being razed for new construction. The "Other" land use refers to parks, schools and religious facilities. Most
& | homes, when appropriately priced and marketed, are selling within three months. Sales and financing concessions are rare in the area.
§ However, when they do occur, they are usually under 3%.
Dimensions: — Subject to Current Survey Sie At +/- 8,973 SF (Subject to Survey)
Zoning Classification: Single Family Residential Description:  Single Family Residential

Zoning Compliance: g Legal D Legal nonconforming (grandfathered)

D Illegal

D No zoning
/

Are CC&Rs applicable? D Yes g No D Unknown Have the documents been reviewed? $

[ JYes [ ]No Ground Rent (if applicable)

Highest & Best Use as improved: & Present use, or D Other use (explain) Also See Attached Addendum: Highest and Best Use

Actual Use as of Effective Date:
Summary of Highest & Best Use:

Single Family Residential Use as appraised in this report Single Family Residential

g SEE ATTACHED ADDENDUM: HIGHEST AND BEST USE
=
% Utilities Public ~ Other Provider/Description Off-site Improvements Type Public  Private | Topography Survey Required
& g‘:?"wv % % None Street Concrete X O :lhze +/- 8,973 SF
w None Curb/Gutter  Concrete X O e Generally Rectangular
| Water X [] None Sidewalk None ][] |orainage Survey Required
SantarySewer D [ ] None Steetlights  Electric X [ | View Interior
Somsewer D[] None Aley None [l [
Other site elements: X Inside Lot [ Comner Lot [ ] Cul de Sac [ Underground Utiities [ Other (describe)
FEMA Spec'l Flood Hazard Area D Yes & No  FEMA Flood Zone X FEMAMap #  48113C0335K FEMA Map Date 07/07/2014
Site Comments:
SEE ATTACHED ADDENDUM: SITE
General Description TExterior Description Foundation Basement g None Heating
# of Units 1 D Acc.Unit Foundation Concrete/Avg Slab None Area Sq. Ft. 0 Type FWA
# of Stories 3 Exterior Walls Stucco/Average |CrawiSpace  No % Finished 0 Fuel Gas
Type & Det. D Att D Roof Surface Composition/Avg Basement None Ceiling N/A
Design (Style) Traditional Gutters & Dwnspts. Metal/Average | Sump Pump [T None Walls N/A Cooling  \Window
(X usting [ ] Proposed [ ] Und.Cons. | Window Type Frame/Average |Dammness [ ] NoneNoted | Floor N/A Centl  None
Actual Age (Yrs.) 51 Storm/Screens Partial/Average Settlement None Noted Outside Entry N/A Other None
® Effective Age (Yrs.) 20 Infestation None Noted
£ | Interior Description Appliances Attic [ ] Nong [ Amenities Car Storage X None
% Floors HWF/Avg Refrigerator x Stairs D Fireplace(s) # 0 Woodstove(s) # 0 Garage #ofcas (4 Tot)
3 Walls Paint/Paper/Average | Range/Oven DX | Drop Stair - ] | Patio Mixed Attach. 0
& | Trim/Finish Wood/Avg Disposal X | Scutle X Deck Concrete Detach. 2
E Bath Floor Tile/Avg Dishwasher DX | Doorway ]| Porch Covered Bit.-In 0
iE | Bath Wainscot Tile/Paint/Avg Fan/Hood X Floor X|Fence  Wood Carport 0
3 Doors Wood/Avg Microwave x Heated g Pool Inground Driveway 2
E Washer/Dryer [ ]| Finished [J|other  None Suface  Concrete
E Finished area above grade contains: 9 Rooms 4 Bedrooms 4.1 Baih(s) 4,057 Square Feet of Gross Living Area Above Grade
& | Additon features: Ceiling fans, built in cabinets and shelves, kitchen with stone countertops and built in appliances and a private bathroom
ﬁ off the main bedroom.

Describe the condition of the property (including physical, functional and external obsolescence): The subject has updated floor covers, updated wall covers,

updated countertops, updated appliances and updated baths. No required repairs were noted during the appraisal. However, the appraiser
is not a home inspector. Should any required repairs be noted by a qualified home inspector, then this appraisal will need to be revised.
Please note that the utilities were not on at the time of the appraisal. This appraisal assumes that the utilities are in working order.

(FARESIDENTIAL

CopyTant® 2007 by a la made, mc. TN o may e 16produCed UnMoGiied WIIOUL WIten PETTISSIon, NOWEVer, & (@ Mode, . MUSt bé GCKNOWIcaged and credie.

Form GPRES2 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE sr2007

APP000025



Case 3:22-cv-02118-X Document 77 Filed 12/02/22 Page 28 of 96 PagelD 2391

R

ESIDENTIAL APPRAISAL REPORT

File No.:

Y¥2211012

My research

X a0

] did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal

Data Source(s): DCAD/NTREIS
E 1st Prior Subject Sale/Transfer Analysis of sale/transfer history and/or any current agreement of sale/listing: 4412 N Hall St transferred on
B Date: 07/27/2021 08/17/2021 (Special Warranty Deed - Doc #245204). It also transferred on 08/11/2021 (Special
E Price: 0 Warranty Deed - Doc #239782). 4403 Rawlins St has no known 12-month prior transfer history. 3620
1 [ Source(s):  NTREIS/NTREIS Tax Armstrong Ave transferred on 05/20/2021 (Warranty Deed - Doc #150683). The subject had deed
2 2nd Prior Subject Sale/Transfer transfers on 07/27/2021 and 08/20/2020 for unknown amounts.
é Date: 08/20/2020
Price: 0
Source(s):  NTREIS/NTREIS Tax
SALES COMPARISON APPROACH TO VALUE (if developed) D The Sales Comparison Approach was not developed for this appraisal.
FEATURE ‘ SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address 4107 Rock Creek Dr 4403 Rawlins St 3620 Armstrong Ave 4412 N Hall St
Dallas, TX 75204 Dallas, TX 75219 Dallas, TX 75205 Dallas, TX 75219
Proximity to Subject 0.95 miles W 0.36 miles NE 0.99 miles W
Sale Prce S Market Value s 1,505,000 [$ 1,450,000 [s 1,320,000
Sale Price/GLA $ fsqft.[$ 518.25 /saft ‘ $ 208.72 /sCI.ft.‘ $ 453.14 /sq.ft.‘
Data Source(s) Field NTREIS #20035324;D0M 7 NTREIS #14668914;D0M 47 NTREIS #20013941;DOM 4
Verification Source(s) Inspection Realistt DCAD Realistt DCAD Realist DCAD
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +() $ Adjust. DESCRIPTION +() $ Adjust. DESCRIPTION +() $ Adjust.
Sales or Financing N/A ArmLth ArmLth ArmLth
Concessions N/A Conv;0 Cash;0 Cash;0
Date af Sale/Time M.V. 11/2022 s05/22;c04/22 s12/21;c10/21 s04/22;c03/22
Rights Appraised Fee Simple Fee Simple Fee Simple Fee Simple
Location Residential Residential Residential Residential
Site +/- 8,973 sf +/- 10,498 sf -114,375|9,409 sf 0| +/- 7,275 sf +127,350
View Interior Interior N;Res; N;Res;
Design (Style) Traditional Traditional Traditional Modern
Qualfty of Construction Average Average Average Average
Age 51 99 95 97
Condition Average Average Average Average
Above Grade Total ‘ Bdrms ‘ Baths Total ‘ Bdrms ‘ Baths Total ‘ Bdrms ‘ Baths Total ‘ Bdrms ‘ Baths
Room Count 9|l a| 41 o] 3] 21 +40,0000 9 | 4 | 4.1 9| 4] 21 +40,000
Gross Living Area 4,057 seft 2,904 saft +115,300 4,854 saft -79,700 2,913 seft +114,400
Basement & Finished None Osf Osf Osf
Rooms Below Grade None
Functional Uity Average Average Average Average
Heating/Cooling Wall Units FWA/CAC -50,000|FWA/CAC -50,000{FWA/CAC -25,000
Energy Efficient ltems Windows/Fans Windows/Fans Windows/Fans Windows/Fans
= Garage/Carport 2 Car Carport 2 Car Garage -10,000|2 Car Garage -10,000|2 Car Garage -10,000
9 | Porch/Patio/Deck Porch/Patio Porch/Patio Porch/Patio Porch/Patio
g Pool/Spa None Pool -50,000|None None
& Quarters Etc. None Quarters -50,000|Quarters -50,000|Quarters -50,000
g
5 Vet Adjustment (Tota) 0+ X- |s 119075 [1+ X- [$ 189,700 X+ []- |8 196,750
g Adjusted Sale Price
; of Comparables S 1,385,925 $ 1,260,300 5 1,516,750
| Summary of Sales Comparison Approach

SEE ATTACHED ADDENDUM: MARKET DATA COMMENTS

Indicated V:

alue by Sales Comparison Approach §

1,385,000

(FARESIDENTIAL

CopyTant® 2007 by a Ia mode, nc. TN oI may e 16produCed UnMoGiied WIOUT WIten PEITISSIon, NOWEVer, & (@ Mode, . MUSt bé GCKNOWIEaged and credie.
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RESIDENTIAL APPRAISAL REPORT FieNo: _Y2211012
COST APPROACH TO VALUE (if developed) g The Cost Approach was not developed for this appraisal.
Provide adequate information for replication of the following cost figures and calculations.
Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value): N/A
ESTIVATED || REPRODUCTION OR [ ] REPLACEMENT COST NEW OPINION OF STEVALUE =$
— | Source of cost data: DWELLING 3,681 Suft@$ =S
< Quality rating from cost service: Effective date of cost data: 0 Seft@$ =5
g Comments on Cost Approach (gross living area calculations, depreciation, etc.): St @$ =S
E Due to the difficulty in accurately determining physical depreciation in Saft @$ ... =S
8| older homes, like the subject, the Cost Approach was not considered Suft @$
©| reliable or necessary for credible appraisal results. It is further noted
that market participants typically do not consider the Cost Approach as | Grage/Carport 525 Seft@$ .
a main decision of value when buying or selling a properties. For these |Total Estimate of Cost-New =
reasons, the Cost Approach was omitted Less Physical [Functional [ Exteral
Depreciation )
Depreciated Cost of Improvements
"'As-is" Value of Site Improvements
=$
Estimated Remaining Economic Life (if required): 30 VYears |INDICATEDVALUEBYCOSTAPPROACH =$
INCOME APPROACH TO VALUE (if developed) g The Income Approach was not developed for this appraisal.
5 Estimated Monthly Market Rent $ X Gross Rent Multiplier =$ Indicated Value by Income Approach
é Summary of Income Approach (ncluding support for market rent and GRM) Income Approach was omitted because properties in the area are not typically
2 | purchased as rental properties.
&
3
2
PROJECT INFORMATION FOR PUDs (if applicable) D The Subject is part of a Planned Unit Development.
Legal Name of Project:
Describe common elements and recreational facilities:
2
Indicated Value by: Sales Comparison Approach $ 1,385,000 Cost Approach (if developed) $ Income Approach (if developed) $
Final Reconciliation Market Approach best reflects the actions of buyers and sellers in the subject's area and as adequate data was available, it
was given the most weight. The Cost Approach was omitted because the it was not considered reliable or necessary for credible appraisal
results. The Income Approach was omitted because homes in the area are not typically purchased as rental properties.
3
E This appraisal is made "asis", D subject to completon per plans and specifications on the basis of a Hypothetical Condition that the improvements have been
= | completed, D subject to the following repairs or alteratons on the basis of a Hypothetical Condition that the repairs or alterations have been completed, D subject  to
% the following required inspection based on the Extraordinary ~Assumption that the condifion or deficiency does not require alteration or repar  This appraisal is being
E performed "As is"
[] This report is also subject to ofher Hypothetical Conditions and/or Extraordinary ~Assumptions as specified in the attached addenda.
Based on the degree of inspection of the subject property, as indicated below, defined Scope of Work, Statement of Assumptions and Limiting Conditions,
and Appraiser's Certifications, my (our) Opinion of the Market Value (or other specified value type), as defined herein, of the real property that is the subject
of this report is: § 1,385,000 ,asof: 11/29/2022 , which is the effective date of this appraisal.
If indicated above, this Opinion of Value is subject to Hypothetical Conditions and/or Extraordinary ~Assumptions included in this report. See attached addenda.
A true and complete copy of this report contains 4  pages, including exhibits which are considered an integral part of the report. This appraisal report may not be
g properly  understood ~ without reference to the information contained in the complete report.
L | Attached Exhibits:
8| [ scope of Work X Limiting Cond./Certfications > Narrative Addendum X Photograph Addenda X Sketch Addendum
£ X Map Addenda ] Additional Sales ] Gost Addendum X Fiood Addendum [ Manuf. House Addendum
(] Hypothetical Conditions X Extraordinary Assumptions L] L]
Client Contact: Cort Thomas Client Name: Cort Thomas
EMal_ cort@brownfoxlaw.com Addess: 4107 Rock Creek, Dallas, TX 75204
APPRAISER SUPERVISORY APPRAISER (if required)
or CO-APPRAISER (if applicable)
ol /it I
°:,‘ Supervisory or
E Appraiser Name: Matthew Waldron Co-Appraiser Name:
© | Company: - Waldron Appraisal Services, LLC Company:
A phone: (214) 793-0437 Fax: Phone: Fax:
E-Mal: - matt@waldronappraisals.com E-Mail:
Date of Report (Signature): 11/30/2022 Date of Report (Signature):
License or Certification #: 1338603 State:  TX License or Certification #: State:
Designation: Certified Residential Appraiser Designation:
Expiration Date of License or Certification: 12/31/2023 Expiration Date of License or Certification:
Inspection of Subject: x Interior & Exterior D Exterior Only D None Inspection of Subject: D Interior & Exterior D Exterior Only D None
Date of Inspection: 11/29/2022 Date of Inspection:

Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified Without written permission, however, a la mode, inc. must be acknowledged and credited.
RES| DENTlAL Form GPRES2 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE 372007
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Supplemental Addendum FiNo. Y2211012
Borrower N/A
Property Address 4107 Rock Creek Dr
oty Dallas Gty Dallas St TX dCode 75204
Lender/Client Cort Thomas

SITE

No adverse easements or encroachments were observed. A survey is required to determine the
presence of any adverse easements or encroachments. The site fronts, backs and sides to
similar residential properties and is adequate for the improvements. No other influences were
noted.

HIGHEST AND BEST USE

The subject as improved is a legally permissible use based on current zoning. Also, the lot size,

shape and physical condition and land to building ratio allow the present structure and indicate a
good utilization of the improvements. The present use and structure as a single family residence
is its financially feasible and maximally productive use.

PREDOMINANT VALUE

The subject is among the less expensive homes in the subject's area although there are other
similar sized homes in the development. It is the opinion of the appraiser that the subject is not
an under improvement and that its lower value will not adversely affect its marketability at the
appraised value.

MARKET DATA COMMENTS

All comparables are from the subject's market area and are considered reliable indicators of
current market value.

The comparables were adjusted for lot size, bath count, gross living area, heating/cooling
facilities, parking facilities and pool improvements. The comparables were further adjusted for
heating/cooling to allow for the subject not having central heating and air conditioning.

The lot size adjustments were based on site utility and general layout. The actual dollar amount
used in the lot size adjustments allows for the market difference between the subject's lot and
those of the comparable sales.

The gross living area adjustments were based on $100.00 per square foot variance which is in
line with current market trends in the area.

Comparables #1 and #2 were given most weight (Although not all weight) due to their close
proximity and overall similarity to the subject with lower resulting adjustments. Comparable #3
was given next most weight and was included for its close proximity and recent sale date.

NOTE ON VERIFICATION

The county tax record website (DallasCAD.org) was not operational at the time of this appraisal.
The primary source for the verification of the sales data for the comparables was their MLS
listings. The second source was the tax records on NTREIS.net. Deed transfer and sale history
data for the subject and the comparables was taken from the NTREIS tax records, as well.
There are simply no other sources that could be utilized thru normal course of business.

NOTE-11/30/2022

A deed history has been provided by the client. The owner of public record has been modified
to reflect the date recorded in the deed.

Form TADD - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competiive and open market under all conditions
requisitt to a far sale, the buyer and seller, each acting prudently, knowledgeably and assuming the price is not affected by undue stimulus. Implicit in ~ this
definition is the consummation of a sale as of a specified date and the passing of ftile fom seller to buyer under conditions whereby: (1) buyer and seller are
typically motivated; (2) both parties are well informed or well advised, and each acting in what he considers his own best interest; (3) a reasonable time s allowed
for exposure in the open market; (4) payment is made in terms of cash in US. dollars or in terms of financial arangements comparable thereto; and (5) the price
represents  the normal  consideration for the property sold unaffected by special or creative financing or sales concessions* granted by anyone associated  with

the sale.
* Adjustments to  the comparables must be made for special or creative financing or sales  concessions. No adjustments are  necessary
for those costs which are normaly paid by sellers as a resut of ftradion or law in a market area; these costs are readily identifiable
since the seller pays these costs in virtually all sales transactions. Special  or creative financing  adjustments can be made to the
comparable  propety by comparisons to financing terms offered by a third party institutional lender that is not aready involved in the
property or  transaction. Any adjustment should not be calculated 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
appraiser's judgement.

STATEMENT OF LIMITING CONDITIONS AND APPRAISER’S CERTIFICATION
CONTINGENT AND LIMITING CONDITIONS: The appraiser's certification that appears in the appraisal report is subject to the following
conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the fifle to it The appraiser assumes that
the ftite is good and marketable and, therefore, will not render any opinions about the title. The property is appraised on the basis of it being under responsible
ownership.

2. The appraiser has provided a sketch in the appraisal report to show { imensi of the i and the sketch is included only to assist
the reader of the report in visualizing the property and understanding the appraiser's determination of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or other data sources) and has noted
in the appraisal report whether 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 wil not give testimony or appear in court because he or she made an appraisal of the property in question, unless specific arrangements to do
50 have been made beforehand.

5. The appraiser has estimated the value of the land in the cost approach at its highest and best use and the improvements at their contributory value. These
separate  valuations of the land and improvements must not be wused in conuncton with any other appraisal and are invaiid if they are so used.

6. The appraiser has noted in the appraisal repot any adverse conditions (such as, needed repairs, depreciation, the presence of hazardous wastes, toxic
substances, efc) observed during the inspection of the subject property or that he or she became aware of during the normal research involved in performing
the  appraisal. Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any hidden or unapparent conditions of the property or
adverse  environmental  conditions  (including the presence of hazardous wastes, toxic substances, etc) that would make the property more or less valuable, and
has assumed that there are no such condiions and makes no guarantees or warranties, express or implied, regarding the condiion of the property. The
appraiser  will not be responsible for any such condtions that do exist or for any engineering or testing that might be required to discover whether such
conditions ~ exist. Because the appraiser is nmot an expet in the field of envionmental hazards, the appraisal report must not be considered as an
environmental assessment of the property.

7. The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she considers to be
reliable and believes them to be tue and comect. The appraiser does not assume responsibilty for the accuracy of such items that were fumished by other
parties

8. The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional  Appraisal Practice.
9. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory completion, repairs, or
alterations on the ion that ion of the imp will be performed in a workmanlike manner.

10. The appraiser must provide his or her prior written consent before the lender/client specified in the appraisal report can distribute the appraisal report

(including  conclusions ~ about  the  propety  value, the  appraiser's  identity = and  professional  designations, and  references to  any  professional  appraisal
organizations or the firm with which the appraiser is associated) to anyone other than the borrower; the mortgagee or its successors and assigns; the mortgage
insurer;  consultants;  professional  appraisal  organizations; any  state or federaly  approved  financial  instituion; or any  department, agency, or instrumentality
of the United States or any state or the District of Columbia; except that the lender/client may distribute the property description section of the report only to data
collection or reporting  service(s)  without having to obtain the appraiser's prior written  consent. The appraiser's writen consent and approval must also
be obtained before the  appraisal can be conveyed by anyone to the publc through  advertising,  public  relations, news, sales, or other  media.

Freddie Mac Form 439 6-93 Page 1 of 2 Fannie Mae Form 1004B 6-93
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APPRAISER’S CERTIFICATION: The Appraiser certifies and agrees that:

1. | have researched the subject market area and have selected a minimum of three recent sales of properties most similar and proximate to the subject property
for consideration in the sales comparison analysis and have made a dollar adjustment when appropriate to reflect the market reaction to those items of significant
variation If a significant item in a comparable property is superior to, or more favorable than, the subject propetty, | have made a negative adjustment to reduce
the adjusted sales price of the comparable and, if a significant item in a comparable property is inferior to, or less favorable than the subject property, | have made
a positive adjustment to increase the adjusted sales price of the comparable.

2. | have taken into consideration the factors that have an impact on value in my development of the estimate of market value in the appraisal report. | have not

knowingly ~ withheld any significant information from the appraisal report and | believe, to the best of my that all and { in the
appraisal report are true and correct.

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

4. | have no present or prospective interest in the property that is the subject to 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 and/or the estimate of market value in the appraisal report
on the race, color, religion, sex, 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.

5. | have no present or contemplated future interest in the subject property, and neither my current or future employment nor my compensation for performing this
appraisal is contingent on the appraised value of the property.

6. | was not required to report a predetermined value or direction in value that favors the cause of the client or any related party, the amount of the value estimate,
the attainment of a specific result, or the occurence of a subsequent event in order to receive my compensation and/or employment for performing the appraisal. |
did not base the appraisal report on a requested minimum valuation, a specific valuation, or the need to approve a specific mortgage loan.

7. | performed this appraisal in conformity ~with the Uniform Standards of Professional Appraisal Practice that were adopted and promulgated by the Appraisal
Standards Board of The Appraisal Foundation and that were in place as of the effective date of this appraisal, with the exception of the departure provision of those
Standards, which does not apply. | acknowledge that an estimate of a reasonable time for exposure in the open market is a condiion in the definition of market value
and the estimate | developed is consistent with the marketing time noted in the neighborhood section of this report, wunless | have otherwise stated in the
reconciliation section.

8. | have personally inspected the interior and exterior areas of the subject property and the exterior of all properties listed as comparables in the appraisal report.
| further certfy that | have noted any apparent or known adverse conditions in the subject improvements, on the subject site, or on any site within the immediate
vicinity of the subject propety of which | am aware and have made adjustments for these adverse conditions in my analysis of the propety value to the extent that
| had market evidence to support them. | have also commented about the effect of the adverse conditions on the marketability of the subject property.

9. | personally prepared all conclusions and opinions about the real estate that were set forth in the appraisal report. If | relied on significant professional
assistance  from any individual or individuals in the performance of the appraisal or the preparation of the appraisal repot, | have named such individual(s) and
disclosed the specific tasks performed by them in the reconciliation section of this appraisal report. | certify that any individual so named s qualified to perform

the tasks. | have not authorized anyone to make a change to any item in the report; therefore, if an unauthorized change is made to the appraisal report, | will take
no responsibility for it.

SUPERVISORY APPRAISER’S CERTIFICATION: If a supervisory appraiser signed the appraisal repot, he or she certifies and agrees that:
| directly supervise the appraiser who prepared the appraisal report, have reviewed the appraisal report, agree with the statements and conclusions of the appraiser,
agree to be bound by the appraiser's certifications numbered 4 through 7 above, and am taking full responsibility for the appraisal and the appraisal report.

ADDRESS OF PROPERTY APPRAISED: 4107 Rock Creek Dr, Dallas, TX 75204
APPRAISER: SUPERVISORY APPRAISER (only if required):
Signature: /’/ Wu\) LJM Signature:
Name: Matthew Waldron Name:
Date Signed: 11/30/2022 Date Signed:
State Certification #: 1338603 State Certification #:
or State License #: or State License #:
State:  TX State:
Expiration Date of Certification or License: 12/31/2023 Expiration Date of Certification or License:
D Did D Did Not Inspect Property
Freddie Mac Form 439 6-93 Page 2 of 2 Fannie Mae Form 1004B 6-93
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USPAP ADDENDUM . 2211012
Borrower N/A
Property Address 4107 Rock Creek Dr
City Dallas Conty Dallas Ste TX ZpCode 75204
Lender Cort Thomas

This report was prepared under the following USPAP reporting option:

X Appraisal Report This report was prepared in accordance with USPAP Standards Rule 2-2(a).

[] Restricted Appraisal Report This report was prepared in accordance with USPAP Standards Rule 2-2(b).

Reasonable Exposure Time

My opinion of a reasonable exposure time for the subject property at the market value stated in this report is: Up to three months.

Additional Certifications
| certify that, to the best of my knowledge and belief:

x I have NOT performed services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the
three-year period i iately preceding of this assil t.

D I HAVE performed services, as an appraiser or in another capacity, regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment. Those services are described in the comments below.

- The statements of fact contained in this report are true and correct.

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

- Unless otherwise indicated, | have no present or prospective interest in the property that is the subiject of this report and no personal interest with respect to the parties
involved.

- I have no bias with respect to the property that is the subject of this report or the parties involved with this assignment.

- My engagement in this assignment was not contingent upon developing or reporting predetermined results.

- My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction in value that favors the cause of
the client, 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 analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice that
were in effect at the time this report was prepared.

- Unless otherwise indicated, | have made a personal inspection of the property that is the subject of this report.

- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification (if there are exceptions, the name of each
individual providing significant real property appraisal assistance is stated elsewhere in this report).

Additional Comments

APPRAISER: SUPERVISORY APPRAISER: (only if required)
Signature: Signature:
Name:  Matthew Waldron Name:
Date Signed: 11/30/2022 Date Signed
State Certification #: 1338603 State Certification #:
or State License #: or State License #:
State:  TX State:
Expiration Date of Certification or License: 12/31/2023 Expiration Date of Certification or License:
Effective Date of Appraisal: 11/29/2022 Supervisory Appraiser Inspection of Subject Property:
[ DidNot [ Exterior-only from Street [ ] Interior and Exterior

Form ID14AP - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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Waldron Appraisal LLC

FIRREA / USPAP ADDENDUM

Borrower N/A FieNo.  y2211012
Property Address 4107 Rock Creek Dr

City Dallas Conty  Dallas State  TX ZpCode 75204
Lender/Client Cort Thomas

Purpose

The purpose of this appraisal is to determine market value, as defined in the report.

Scope of Work

The scope of work for this assignment included, but was not limited to physical inspection of the subject and the comparables, conversation with

realtors and builders, information from tax records and market data from NTREIS.

Intended Use / Intended User

Intended Use: The intended use of this appraisal was to determine market value. This appraisal was not performed for purchase inducement.

Intended User(s): The Intended User is the Lender/Client. No other intended users for this appraisal.

History of Property

Current listing i

Per NTREIS, the subject is not currently listed.

Priorsale:  No sales or transfers were found for the subiject in the past 36 months. No sales or transfers were found for the comparables in the

prior twelve months of their sale dates.

Exposure Time / Marketing Time

Exposure time is discussed in the USPAP Addendum. Marketing Time is discussed in the Neighborhood Section.

Personal (non-realty) Transfers

No personal property was considered in the valuation.

Additional Comments

Market value is the most probable price that a property should bring in a competitive and open market under all conditions requisite to a fair sale,

the buyer and seller, each acting prudently, knowledgeably and assuming the price is not affected by undue stimulus. Implicit in this definition is

the consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: buyer and seller are

typically motivated; both parties are well informed or well advised, and each acting in what he or she considers his/her own best interest; a

reasonable time is allowed for exposure in the open market; payment is made in terms of cash in U.S. dollars or in terms of financial

arrangements comparable thereto; and 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.

Certification Supplement

1. This appraisal assignment was not based on a requested minimum valuation, a specific valuation, or an approval of a loan.

2. My compensation is not contingent upon the reporting of a
estimate, the attainment of a stipulated result or the occurrence of a subsequent event.

predetermined  value or direction in value that favors the cause of the client, the amount of the value

Mttt oI

Supervisory
Appraiser. Matthew Waldron Appraiser
Signed Date: 11/30/2022 Signed Date:
Certification or License #: 1338603 Certification or License #:
Certification or License State: X Expires: 12/31/2023 Certification or License State: Expires:
Effective Date of Appraisal: 11/29/2022 Inspection of Subject: D Did Not D Exterior Only D Interior and Exterior
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Building Sketch

Borrower N/A
Property Address 4107 Rock Creek Dr
City Dallas Conty  Dallas Stte  TX ZpCode 75204
Lender/Client Cort Thomas
31.4' 48.1'
Bath
. Kitchen o Bath Bedroom
S Living S Bedroom
S B
= Bath (half) o £
I
Bedroom
o o
18.1' ] Dining ]
N
s Bath
>
18.1"
o Den 8
Bath
o
= Bedroom Carport
18.1"
TOTAL Sketch by a la mode, inc. Area Calculations Summary
Living Area Calculation Details
First Floor 579.2 Sq ft 32x181 = 579.2
Second Floor 2058.69 Sq ft 95x6.1 = 5795
13 x 3.9 = 50.7
48.1 x 20.5 = 986.05
16.1 x 23.9 = 384.79
18.1x32 = 579.2
Third Floor 1418.64 Sq ft 18.1 x 23.9 = 432.59
20.5 x 48.1 = 986.05
Total Living Area (Rounded): 4057 Sq ft
Non-living Area
Carport 420 Sq ft 20 x 21 = 420
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Subject Photo Page
Borrower N/A
Property Address 4107 Rock Creek Dr
City Dallas Conty  Dallas Sttt TX ZpCode 75204

Lender/Client Cort Thomas

Subject Front
4107 Rock Creek Dr
Sales Price Market Value
G.LA. 4,057
Tot. Rooms 9
Tot. Bedrms. 4
Tot. Bathrms. 4.1
Location Residential

View Interior

Site +/- 8,973 sf
Quality Average
Age 51

Subject Rear

Street Scene
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Subject Interior Photo Page
Borrower N/A
Property Address 4107 Rock Creek Dr
Ciy Dallas Conty  Dallas St TX ZpCode 75204
Lender/Client Cort Thomas

Form PIC4X6.SI - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Living Room

4107 Rock Creek Dr
Sales Price Market Value

GLA.

4,057

Tot. Rooms 9
Tot. Bedrms. 4
Tot. Bathrms. 4.1

Location
View
Site
Quality
Age

Residential
Interior

+/- 8,973 sf
Average

51

Kitchen
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Form PIC4X6.SI - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Subject Interior Photo Page
Borrower N/A
Property Address 4107 Rock Creek Dr
Ciy Dallas Conty Dallas State  TX ZpCode 75204
Lender/Client Cort Thomas
Bedroom

4107 Rock Creek Dr

Sales Price  Market Value

G.LA. 4,057

Tot. Rooms 9

Tot. Bedrms. 4

Tot. Bathrms. 4.1

Location Residential

View Interior

Site +/- 8,973 sf

Quality Average

Age 51
Bedroom
Bedroom
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Subject Interior Photo Page
Borrower N/A
Property Address 4107 Rock Creek Dr
City Dallas oty Dallas Sttt TX ZpCode 75204
Lender/Client Cort Thomas
= Bedroom
4107 Rock Creek Dr
Sales Price  Market Value
G.LA. 4,057
Tot. Rooms 9
Tot. Bedrms. 4
Tot. Bathrms. 4.1
Location Residential
View Interior
Site +/- 8,973 sf
Quality Average
Age 51
Bathroom
Bathroom
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Form PIC4X6.SI - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Subject Interior Photo Page

Borrower N/A

Property Address 4107 Rock Creek Dr

City Dallas oty Dallas Sttt TX ZpCode 75204

Lender/Client Cort Thomas

Bathroom

4107 Rock Creek Dr
Sales Price  Market Value
G.LA. 4,057
Tot. Rooms 9

Tot. Bedrms. 4
Tot. Bathrms. 4.1
Location Residential

View
Site
Quality
Age

Interior

+/- 8,973 sf
Average

51

Bathroom

Half Bathroom
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Form PIC4X6.CR - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Comparahle Photo Page
Borrower N/A
Property Address 4107 Rock Creek Dr
City Dallas oty Dallas Sttt TX ZpCode 75204
Lender/Client Cort Thomas
Gomparable1
4403 Rawlins St
Proximity 0.95 miles W
Sale Price 1,505,000
GLA 2,904
Total Rooms 9
Total Bedrms 3
Total Bathrms 2.1
Location Residential
View Interior
Site +/- 10,498 sf
Quality Average
Age 99
GComparable2
3620 Armstrong Ave
Proximity 0.36 miles NE
Sale Price 1,450,000
GLA 4,854
Total Rooms 9
Total Bedrms 4
Total Bathrms 4.1
Location Residential
View N;Res;
Site 9,409 sf
Quality Average
Age 95
Comparable3
4412 N Hall St
Proximity 0.99 miles W
Sale Price 1,320,000
GLA 2,913
Total Rooms 9
Total Bedrms 4
Total Bathrms 2.1
Location Residential
View N;Res;
Site +/- 7,275 sf
Quality Average
Age 97
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Borrower N/A
Property Address 4107 Rock Creek Dr
City Dallas Conty  Dallas Sttt TX ZpCode 75204
Lender/Client Cort Thomas
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Flood Map
Borrower N/A
Property Address 4107 Rock Creek Dr
City Dallas Conty  Dallas Sttt TX ZpCode 75204
Lender/Client Cort Thomas

Prepared for Waldron Appraisal LLC

I d 4107 Rock Creek Dr
I nte rF OO by & ty mbddis Dallas, TX 75204

¢ ey

Powerd by Corlogic®
MAP DATA MAP LEGEND SNEELEARRE
FEMA Special Flood Hazard Area: No [ ] Aressinundated by 500-ysarflooding [ Protected Areas
Map Number: 48113C0335K : 7
Zone: X Eﬂ Areas inundated by 100-year flocding ,A Floodway
Wap Dats: July 07, 2014 [ ] veiosity Hazard () subject Area
FIPS: 48113

Form MAP.FLOOD - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

APP000041



Case 3:22-cv-02118-X Document 77 Filed 12/02/22 Page 44 of 96 PagelD 2407

Edgewater S¢ 3
&
5
I
(17
RS
Vg, &
“h, 2
Ve f
N,
'Fe.[rar ;
[ i
=]
s &
s §
4 &
&
&
3
=]
L
o A1
&
i
8
,?_{F
&
D o )
* Keyboard shortcuts

Form SCA - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

APP000042



Case 3:22-cv-02118-X Document 77 Filed 12/02/22 Page 45 of 96 PagelD 2408

"AOE'SEX31 (Ifel MMM 1B

JBUO|SSILIWO) gDV 1 122ju00 aseald juiejdwiod 2 31§ 0] JO UOIIBLLLIOUI |BUCIIPPE JO4
njoyyINg eIsy)

= =2 ) 1asiesddy 312153 [eay |BNUAPISaY PallIa)
—_— . :31211 SiY] asn 0] pajuesd s1 uoilezuoulIne ‘€01 T Ja1dey) ‘apo)
suonednidQ 10y uoneayiua) pue duisuaon Jasiesddy sexa) ayl Aq

paJinbai suonelyenb ayl jo acuapias Asoioejsnes papinold Suney

€Z0Z/TE/TT :s211d%x3 35U d €E098EET X1 -# =5uUadn
UOIPIEM [2BYINA MayneN :1asieaddy

QHYO@ NOITAYDIZdILERD
¥ ONISHIDT ISiIvEddY SV XL

dOTV.L

Jasieaddy 23e31s3 |eay
|BIJUSPIS3aY Palyilia)

APP000043

Form SCA - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE



Case 3:22-cv-02118-X Document 77 Filed 12/02/22 Page 46 of 96 PagelD 2409

EXHIBIT B-2
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APPRAISAL OF REAL PROPERTY

LOCATED AT
4107 Rock Creek Dr
Dallas, TX 75204
Lot 32, Block 2/2023, Turtle Creek Park Rev

FOR
Cort Thomas
8111 Preston Road, Suite 300
Dallas, TX 75225

OPINION OF VALUE
1,385,000

AS OF
11/17/2022

BY
Dallas, TX 75225
Hagen Appraisal Services
25 Highland Park Village, Ste. 100-593
Dallas, TX 75205
(214) 529-6254
bryan@bhagenappraisal.com

Form GAGV - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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Hagen Appraisal Services, Inc

RESIDENTIAL APPRAISAL REPORT FieNo: M221115

Property Address: 4107 Rock Creek Dr City: Dallas State: TX Zip Code: 75204
- County: Dallas Legal Description. Lot 32, Block 2/2023, Turtle Creek Park Rev
3 Assessor's Parcel #: 00000195718000000
= Tax Year: 2022 R.E. Taxes: $ 25,078 Special Assessments: $ 0 Borrower (if applicable): N/A
7 Current Owner of Record: SF Rock Creek LLC Occupant: [ ] Owner [ ] Tenant € Vacant \ [ ] Manufactured Housing
Project Type: [ ] PUD [ ] Condominium [ ] Cooperative [ ] Other (describe) HOA: $ 0 [ ] peryear [ ] per month
Market Area Name: Turtle Creek Park Map Reference: 35U Census Tract:  0006.06
The purpose of this appraisal is to develop an opinion of: Market Value (as defined), or [ ] other type of value (describe)
This report reflects the following value (if not Current, see comments): ¢ Current (the Inspection Date is the Effective Date) [ ] Retrospective [ ] Prospective
'E Approaches developed for this appraisal: Sales Comparison Approach [ ] Cost Approach [ | Income Approach  (See Reconciliation Comments and Scope of Work)
< | Property Rights Appraised: Fee Simple [ ] Leasehold [ | Leased Fee [ | Other (describe)
(ZD Intended Use:  To assist Client in establishing an opinion of current market value for Listing Purposes.
7}
‘2 Intended User(s) (by name or type): Cort Thomas
Client:  Cort Thomas Address: 8111 Preston Road, Suite 300, Dallas, TX 75225
Appraiser.  Dallas, TX 75225 Address: 25 Highland Park Village, Ste. 100-593, Dallas, TX 75205
Location: ¢ Urban [ ] Suburban [ ] Rural Predominant One-Unit Housing Present Land Use Change in Land Use
Built up: OC Over75% [ ]25-75% [ ] Under 25% Occupancy PRICE AGE | One-Unit 60 %| D€ Not Likely
= | Growth rate: [ ] Rapid D¢ Stable [ ] Slow Owner 95 [ $(000) (yrs) | 2-4 Unit 10 %| [ ] Likely *  [] In Process *
8 Property values: [ | Increasing D€ Stable [ ] Declining Tenant 5 250 Llow 0 |Multi-Unit 10 %| * To:
% Demand/supply: Shortage [ ]InBalance [ ] OverSupply |D€ Vacant (0-5%) | 10,000 High 110 |Comm'| 15%
g Marketing time: D€ Under 3 Mos. [ ] 3-6Mos. [ ] Over6Mos. |[[ ] Vacant (>5%) 950 Pred 60 |Other 5%
g Market Area Boundaries, Description, and Market Conditions (including support for the above characteristics and trends): The subject neighborhood is defined
<« | by Mockingbird Lane to the north, Central Expressway to the east, Turtle Creek Boulevard to the south and the Dallas North Tollway to the
& west. The subject's neighborhood has generally experienced favorable market activity as a result of its access and proximity to the
,‘f downtown Dallas area as well as other favorable points of interest. The area is experiencing strong residential redevelopment, older homes
§ are being torn down and new, larger homes are being built. The subject is located in the Dallas Independent School District.
(4
<Et Most homes, when appropriately priced and marketed, are selling in less than 3 months. It is our belief that the subject property could be
marketed within 3 months at the appraised value. It is our opinion, based on sales that we have appraised and conversations with Realtors
and lenders, that the market is stable.
Dimensions:  Subject to Current Survey Site Area: 8,986 sf
Zoning Classification: ~ PD 193 (R-7.5) Description:  Single Family Residences
Zoning Compliance: Legal [ ] Legal nonconforming (grandfathered) [ ]llegal [ ] Nozoning
Are CC&Rs applicable? [ | Yes D€ No [ ] Unknown  Have the documents been reviewed? [ ] Yes [ | No  Ground Rent (if applicable) ~ $ /
Highest & Best Use as improved: D€ Presentuse, or [ ] Other use (explain)
Actual Use as of Effective Date: Single Family Residence Use as appraised in this report:  Single Family Residence
— | Summary of Highest & Best Use: The subject as improved is a legally permissible use based on current zoning. Also, the lot size, shape and
O | physical condition and land to building ratio allow the present structure and indicate a good utilization of the improvements. The current use
E as a single family home s its financially feasible and maximally productive use.
5 Utilities Public  Other Provider/Description Off-site Improvements Type Public Private | Topography ~ Generally Level
| Electricity X T[] Street Asphalt [ ] |Size Average For Area
S Gas X [] Curb/Gutter Concrete @ [ ] |Shape Generally Rectangular
&= | Water O Sidewak  Concrete ® [ |Drainage SURVEY REQUIRED
D! Sanitary Sewer D[] Street Lights None L1 [0 | view Traffic Noise
Storm Sewer 3 [ ] Alley None L[] []
Other site elements: [ ] Inside Lot [ ] CornerLot [ | Culde Sac [ ] Underground Utilities ~ D€ Other (describe)  Traffic Noise
FEMA Spec'l Flood Hazard Area | | Yes € No FEMA Flood Zone X FEMA Map # 48113C0335K FEMA Map Date  07/07/2014
Site Comments:  No apparent adverse easements or encroachments were observed. A survey is required to determine the actual presence, if
any, and exact location of any easements. The site is of average size for the area, fronts and sides to other residential properties and backs
to Avondale Avenue, a busy street. Traffic noise is audible.
General Description Exterior Description Foundation Basement ¢ None Heating Yes
# of Units 1 [ ] Acc.Unit |Foundation Concrete Slab Yes Area Sg. Ft. Type Central
# of Stories 3 Exterior Walls Stucco Crawl Space No % Finished Fuel Gas
Type D Det. [ ] Att. [ ] Roof Surface Composition Basement  None Ceiling
Design (Style) Modern Gutters & Dwnspts. Metal Sump Pump [ ] Walls Cooling Yes
¢ Existing [ | Proposed [ | Und.Cons. | Window Type Frame Dampness | ] Floor Central X
o | Actual Age (Yrs.) 51 Storm/Screens Partial Settlement  Typical/Minor | Outside Entry Other  None
E Effective Age (Yrs.) 20 Infestation  None Noted
= | Interior Description Appliances Attic D€ None | Amenities Car Storage [ ] None
§ Floors Hardwoods Refrigerator [ ]| Stairs [ ]|Fireplace(s) # 0 Woodstove(s) # Garage #ofcars ( 2 Tot)
8 Walls Paint Range/Oven €| Drop Stair [ ]{Patoc  Concrete Attach. 0
% Trim/Finish Wood Disposal M|Scutle [ ][Deck  Concrete Detach. 0
o | Bath Floor Tile Dishwasher Doorway [ ||Porch  Concrete Bit-n 0
i | Bath Wainscot ~ Paint Fan/Hood | Floor [ ]|Fence  Wood Carpot 2
3 Doors Wood Microwave [ J|Heated [ J|Pool  None Driveway 0
= Washer/Dryer [ ]|Finished [ ] Surface  Concrete
g Finished area above grade contains: 11 Rooms 4 Bedrooms 4.1 Bath(s) 4,006 Square Feet of Gross Living Area Above Grade
% Additional features: Kitchen with custom slab countertops and stainless steel applainces.
(%)
ﬂ Describe the condition of the property (including physical, functional and external obsolescence): The subject was considered to be in good overall condition at
a the time of inspection and did not appear to be in need of any significant repairs. However, the appraiser is not a home inspector. If any
necessary repairs are noted during an inspection, this valuation will need to be revised.

Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.
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RESIDENTIAL APPRAISAL REPORT FileNo: M221115

My research D€ did [ ] did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

z Data Source(s):  NTREIS/Tax Records
o 1st Prior Subject Sale/Transfer Analysis of sale/transfer history and/or any current agreement of sale/listing: The subject was listed on 11/09/2022 for
tZ Date: 07/27/2021 $1,450,000. The subject sold/transferred on 07/27/2021 and on 08/27/2020 for unknown amounts. No
i Price: Unknown Amount other sales or transfers of the subject found in the last 36 months. 4412 Hall Street transferred/sold on
'I:II_J Source(s): NTREIS/Tax Records 08/17/2021 for an unknown amount and sold on 08/30/2021 for $585,000 before being completed
@ 2nd Prior Subject Sale/Transfer renovated. 3620 Armstrong Avenue sold/transferred on 05/20/2021 for an unknown amount. No
é Date: 08/27/2020 previous sales history was found for any other of the comparables within a year from their date of sale.
| Price: Unknown Amount
Source(s):
SALES COMPARISON APPROACH TO VALUE (if developed) [ ] The Sales Comparison Approach was not developed for this appraisal.
FEATURE \ SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address 4107 Rock Creek Dr 4403 Rawlins St 3620 Armstrong Ave 4412 N Hall St
Dallas, TX 75204 Dallas, TX 75219-2019 Dallas, TX 75205-3922 Dallas, TX 75219-2006
Proximity to Subject 0.95 miles W 0.36 miles NE 0.99 miles W
Sale Price $ Market Value $ 1,505,000 $ 1,450,000 $ 1,320,000
Sale Price/GLA $ /sq.ft.|$ 518.25 /sq.ft. $ 298.72 /sqft. $ 453.14 /sqft.
Data Source(s) Field Inspection NTREIS #20035324/DOM 7 NTREIS #14668914/DOM 47 NTREIS #20013941/DOM 4
Verification Source(s) Tax Records Realist Realist Realist
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust.
Sales or Financing ArmLth ArmLth ArmLth
Concessions Conv/0 Cash/0 Cash/0
Date of Sale/Time 05/19/2022 12/06/2021 04/28/2022
Rights Appraised Fee Simple Fee Simple Fee Simple Fee Simple
Location Turtle Creek Park |Perry Heights Northern Hills Perry Heights
Site 8,986 sf 10,500 sf -75,700]9,409 sf -21,150|7,275 sf +85,550
View Traffic Noise Corner -10,000|Thru Street Interior -10,000
Design (Style) Modern English English English
Quality of Construction Good Good Good Good
Age 51 99 Years 95 97
Condition Good/Updated Good/Updated Good/Updated Superior -100,000
Above Grade Total | Bdrms| Baths | Total | Bdrms| Baths Total | Bdrms| Baths Total | Bdrms| Baths
Room Count 11 4 4.1 8 3 2.1 +20,000| 10 | 4 4.1 8 4 2.1 +20,000
Gross Living Area 4,006 sq.ft. 2,904 sq.ft. +110,200 4,854 sq.ft. -84,800 2,913 sqft. +109,300
Basement & Finished
Rooms Below Grade None None None None
Functional Utility Average Average Average Average
Heating/Cooling Central H/AC Central H/AC Central H/AC Central H/AC
- Energy Efficient ltems Windows Windows Windows Windows
2 Garage/Carport 2 Car Carport 2 Car Garage -10,000|2 Car Garage -10,000|2 Car Garage -10,000
9: Porch/Patio/Deck Porch/Patio Porch/Patio Porch/Patio Porch/Patio
& Fireplaces None 1 Fireplace -2,000]1 Fireplace -2,000|2 Fireplaces -4,000
< [Pool/Quarters None Pool/Quarters -75,000]Studio -10,000|Quarters -25,000
4
=
S | Net Adjustment (Total) [1+ - |§ 42500 [ ]+ D€- |$ 127950 X+ []- |8 65,850
8 Adjusted Sale Price
& | of Comparables $ 1,462,500 $ 1,322,050 $ 1,385,850
3:' Summary of Sales Comparison Approach
%)

SEE COMPARABLE #4 AND MARKET DATA COMMENTS ON ATTACHED ADDENDUM

Indicated Value by Sales Comparison Approach $ 1,385,000
Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.
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RESIDENTIAL APPRAISAL REPORT FileNo: M221115

COST APPROACH TO VALUE (if developed) D¢ The Cost Approach was not developed for this appraisal.
Provide adequate information for replication of the following cost figures and calculations.
Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value):
ESTIMATED [ | REPRODUCTION OR [ ] REPLACEMENT COST NEW OPINIONOF SITEVALUE =$
3 Source of cost data: DWELLING Seft @ $ =
g Quality rating from cost service: Effective date of cost data: Sqft. @ $ .=
E Comments on Cost Approach (gross living area calculations, depreciation, etc.): Seft @ $ . =$
< SofL@$ =S
'a_a Sq.Ft. @ $ .=
(o] =
o
Garage/Carport So.Ft. @ $ =
Total Estimate of Cost-New . =$
Less Physical Functional External
Depreciation =§( )
Depreciated Cost of Improvements ~ ________________________ =$
"As-is" Value of Site Improvements =$
=$
Estimated Remaining Economic Life (if required): Years |INDICATED VALUE BY COSTAPPROACH =$
- | INCOME APPROACH TO VALUE (if developed) ¢ The Income Approach was not developed for this appraisal.
2 Estimated Monthly Market Rent $ X Gross Rent Multiplier =$ Indicated Value by Income Approach
8 Summary of Income Approach (including support for market rent and GRM):
&
<
w
=
(o]
(%)
=z
PROJECT INFORMATION FOR PUDs (if applicable) [ ] The Subiject is part of a Planned Unit Development.
Legal Name of Project:
a Describe common elements and recreational facilities:
=)
o
Indicated Value by: Sales Comparison Approach$ 1 385 000 Cost Approach (if developed) $ Income Approach (if developed) $
Final Reconciliation ~ Market Approach best reflects actions of buyers and sellers in the subject's area and as adequate data was available, it was
given most weight. The Cost Approach was not developed and was not considered necessary for credible assignment results given the
intended use of the appraisal. Income Approach was not applicable as residences in the area are not typically purchased for rental
= | properties.
(]
'<_T: This appraisal is made D€ "asis", [ | subject to completion per plans and specifications on the basis of a Hypothetical Condition that the improvements have been
<=I_> completed, [ ] subject to the following repairs or alterations on the basis of a Hypothetical Condition that the repairs or alterations have been completed, [ | subject to
= |the following required inspection based on the Extraordinary Assumption that the condition or deficiency does not require alteration or repair.  This appraisal reflects
8 "as is" value without special conditions other those items noted In the Limited Conditions.
w
(4
[ ] This report is also subject to other Hypothetical Conditions and/or Extraordinary Assumptions as specified in the attached addenda.
Based on the degree of inspection of the subject property, as indicated below, defined Scope of Work, Statement of Assumptions and Limiting Conditions,
and Appraiser’s Certifications, my (our) Opinion of the Market Value (or other specified value type), as defined herein, of the real property that is the subject
of this report is: $ 1,385,000 ,asof: 11/17/2022 , Which is the effective date of this appraisal.
If indicated above, this Opinion of Value is subject to Hypothetical Conditions and/or Extraordinary Assumptions included in this report. See attached addenda.
|¢2 A true and complete copy of this report contains 27 pages, including exhibits which are considered an integral part of the report. This appraisal report may not be
E properly understood without reference to the information contained in the complete report.
S | Attached Exhibits:
I v
S X Scope of Work X Limiting Cond/Certifications ~ @€ Narrative Addendum X Photograph Addenda Sketch Addendum
= Map Addenda Additional Sales (I Cost Addendum Flood Addendum (| Manuf. House Addendum
<| [ ] Hypothetical Conditions [ Extraordinary Assumptions [ | Architectural Plans [] []
Client Contact:  Cort Thomas Client Name: Cort Thomas
E-Mail: _cort@brownfoxlaw.com Address: 8111 Preston Road, Suite 300, Dallas, TX 75225
APPRAISER SUPERVISORY APPRAISER (if required)
or CO-APPRAISER (if applicable)
()
m A ,
4 Aiain M/ X
=) ' sk Supervisory or
52| Appraiser Name:  Dallas, TX 75225 Co-Appraiser Name:
(zp Company:  Hagen Appraisal Services Company:
@ | Phone: (214) 529-6254 Fax: Phone: Fax:
E-Mail: bryan@bhagenappraisal.com E-Mail:
Date of Report (Signature):  11/30/2022 Date of Report (Signature):
License or Certification #: 1335245 State:  TX License or Certification #: State:
Designation:  Certified Residential Real Estate Appraiser Designation:
Expiration Date of License or Certification: 08/31/2023 Expiration Date of License or Certification:
Inspection of Subject: Interior & Exterior [ ] ExteriorOnly [ ] None |Inspection of Subject: [ ] Interior & Exterior [ ] Exterior Only [ ] None
Date of Inspection: 11/17/2022 Date of Inspection:
Copyright@ 2007 by ala mode, inc. This form may be I’epl'OdUCEd unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.
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ADDITIONAL COMPARABLE SALES FileNo: M221115
FEATURE | SUBJECT COMPARABLE SALE # 4 COMPARABLE SALE # 5 COMPARABLE SALE # 6
Address 4107 Rock Creek Dr 3900 Bowser Ave
Dallas, TX 75204 Dallas, TX 75219-3701
Proximity to Subject 0.55 miles SW
Sale Price $ Market Value $ 1,175,000 $ $
Sale Price/GLA $ /sqft|$  421.75 /sqft. $ /sq.ft. $ /sq.ft.
Data Source(s) Field Inspection NTREIS #14705948/DOM 21
Verification Source(s) Tax Records Realist
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust.
Sales or Financing ArmLth
Concessions Conv/0
Date of Sale/Time 01/14/2022
Rights Appraised Fee Simple Fee Simple
Location Turtle Creek Park |Oak Lawn
Site 8,986 sf 8,015 sf +48,550
View Traffic Noise Commercial
Design (Style) Modern Prairie
Quality of Construction Good Good
Age 51 108
Condition Good/Updated Good/Updated
Above Grade Total | Bdrms| Baths | Total | Bdrms| Baths Total | Bdrms|  Baths Total | Bdrms|  Baths
Room Count 11 4 4.1 8 3 2.1 +20,000
Gross Living Area 4,006 sq.ft. 2,786 sq.ft. +122,000 sq.ft. sq.ft
Basement & Finished
Rooms Below Grade None None
Functional Utility Average Average
Heating/Cooling Central H/AC Central H/AC
Energy Efficient ltems Windows Windows
Garage/Carport 2 Car Carport 3 Car Garage -20,000
Porchy/Patio/Deck Porch/Patio Porch/Patio
Fireplaces None 2 Fireplaces -4,000
Pool/Quarters None Pool/Quarters -75,000
Net Adjustment (Total) X+ []- |8 91550 [ 1+ []- |8 LI+ [J- |8
Adjusted Sale Price
of Comparables $ 1,266,550 $ $

Summary of Sales Comparison Approach

SALES COMPARISON APPROACH

SEE MARKET DATA COMMENTS ON ATTACHED ADDENDUM

Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.
RES| D E NTlAL Form GPRES2.(AC) - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE 3/2007
APP000049



Case 3:22-cv-02118-X Document 77 Filed 12/02/22 Page 52 of 96 PagelD 2415

File No. M221115

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open market
under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming the price
is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and the
passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both parties are
well informed or well advised, and each acting in what they consider their own best interests; (3) a reasonable time is allowed
for exposure in the open market; (4) payment is made in terms of cash in U.S. dollars or in terms of financial arrangements
comparable thereto; and (5) the price represents the normal consideration for the property sold unaffected by special or
creative financing or sales concessions* granted by anyone associated with the sale. (Source: FDIC Interagency Appraisal and
Evaluation Guidelines, 2010.)
* Adjustments to the comparables must be made for special or creative financing or sales concessions. No

adjustments are necessary for those costs which are normally paid by sellers as a result of tradition or law in a

market area; these costs are readily identifiable since the seller pays these costs in virtually all sales transactions.

Special or creative financing adjustments can be made to the comparable property by comparisons to financing

terms offered by a third party institutional lender that is not already involved in the property or transaction. Any

adjustment should not be calculated on a mechanical dollar for 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 appraiser's judgment.

STATEMENT OF LIMITING CONDITIONS AND CERTIFICATION

CONTINGENT AND LIMITING CONDITIONS: The appraiser's certification that appears in the appraisal report is subject to the
following conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title
to it. The appraiser assumes that the title is good and marketable and, therefore, will not render any opinions about the title.
The property is valued on the basis of it being under responsible ownership.

2. Any sketch provided in the appraisal report may show approximate dimensions of the improvements and is included only to
assist the reader of the report in visualizing the property. The appraiser has made no survey of the property.

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

4. Any distribution of valuation between land and improvements in the report applies only under the existing program of
utilization. These separate valuations of the land and improvements must not be used in conjunction with any other appraisal
and are invalid if they are so used.

5. The appraiser has no knowledge of any hidden or unapparent conditions of the property or adverse environmental
conditions (including the presence of hazardous waste, toxic substances, etc.) that would make the property more or less
valuable, and has assumed that there are no such conditions and makes no guarantees or warranties, express or implied,
regarding the condition of the property. 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. This appraisal report must not be
considered an environmental assessment of the subject property.

6. The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources
that he or she considers to be reliable and believes them to be true and correct. The appraiser does not assume responsibility
for the accuracy of such items that were furnished by other parties.

7. The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of
Professional Appraisal Practice, and any applicable federal, state or local laws.

8. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or alterations on the assumption that completion of the improvements will be performed in a workmanlike
manner.

9. The appraiser must provide his or her prior written consent before the lender/client specified in the appraisal report can
distribute the appraisal report (including conclusions about the property value, the appraiser's identity and professional
designations, and references to any professional appraisal organizations or the firm with which the appraiser is associated) to
anyone other than the borrower; the mortgagee or its successors and assigns; the mortgage insurer; consultants; professional
appraisal organizations; any state or federally approved financial institution; or any department, agency, or instrumentality of
the United States or any state or the District of Columbia; except that the lender/client may distribute the property description
section of the report only to data collection or reporting service(s) without having to obtain the appraiser's prior written
consent. The appraiser's written consent and approval must also be obtained before the appraisal can be conveyed by anyone
to the public through advertising, public relations, news, sales, or other media.

10. The appraiser is not an employee of the company or individual(s) ordering this report and compensation is not contingent
upon the reporting of a predetermined value or direction of value or upon an action or event resulting from the analysis,
opinions, conclusions, or the use of this report. This assignment is not based on a required minimum, specific valuation, or
the approval of a loan.

Page 1 of 2
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File No. M221115

CERTIFICATION: The appraiser certifies and agrees that:
1. The statements of fact contained in this report are true and correct.

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

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

4. Unless otherwise indicated, | have performed no services, as an appraiser or in any other capacity, regarding the property
that is the subject of this report within the three-year period immediately preceding acceptance of this assignment.

5. | have no bias with respect to the property that is the subject of this report or the parties involved with this assignment.

6. My engagement in this assignment was not contingent upon developing or reporting predetermined results.

7. My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined
value or direction in value that favors the cause of the client, 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.

8. My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform
Standards of Professional Appraisal Practice that were in effect at the time this report was prepared.

9. Unless otherwise indicated, | have made a personal inspection of the interior and exterior areas of the property that is the
subject of this report, and the exteriors of all properties listed as comparables.

10. Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this

certification (if there are exceptions, the name of each individual providing significant real property appraisal assistance is
stated elsewhere in this report).

ADDRESS OF PROPERTY ANALYZED: 4107 Rock Creek Dr, Dallas, TX 75204

SUPERVISORY or CO-APPRAISER (if applicable):

A7

APPRAISER:,

Signature: Digin Sgr s Signature:
Name:  Dallas, TX 75225 Name:
Title: Certified Residential Real Estate Appraiser Title:
State Certification #: 1335245 State Certification #:
or State License #: or State License #:
State: TX Expiration Date of Certification or License: ~ 08/31/2023 State: Expiration Date of Certification or License:
Date Signed:  11/30/2022 Date Signed:
[ ] Did [ ] DidNot InspectProperty
Page 2 of 2
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USPAP ADDENDUM File No. M221115
Borrower N/A
Property Address 4107 Rock Creek Dr
City Dallas County Dallas State TX Zip Code 75204
Lender Cort Thomas

This report was prepared under the following USPAP reporting option:

Appraisal Report This report was prepared in accordance with USPAP Standards Rule 2-2(a).
D Restricted Appraisal Report This report was prepared in accordance with USPAP Standards Rule 2-2(b).

Reasonable Exposure Time
My opinion of a reasonable exposure time for the subject property at the market value stated in this report is: Up to 3 months.

The estimated marketing time of the subject property is 0-3 months. This estimate is based on a review of listings and sales within the
market area. Under current market conditions, the exposure time for the subject property is 0-3 months. This is based on the analysis of
current market trends in the general area and takes into account the size, condition and price range of the subject property and
surrounding area.

Additional Certifications
| certify that, to the best of my knowledge and belief:

g I have NOT performed services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the
three-year period immediately preceding acceptance of this assignment.

D | HAVE performed services, as an appraiser or in another capacity, regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment. Those services are described in the comments below.

- The statements of fact contained in this report are true and correct.

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

- Unless otherwise indicated, | have no present or prospective interest in the property that is the subject of this report and no personal interest with respect to the parties
involved.

- | have no bias with respect to the property that is the subject of this report or the parties involved with this assignment.

- My engagement in this assignment was not contingent upon developing or reporting predetermined results.

- My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction in value that favors the cause of
the client, 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 analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice that
were in effect at the time this report was prepared.

- Unless otherwise indicated, | have made a personal inspection of the property that is the subject of this report.

- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification (if there are exceptions, the name of each
individual providing significant real property appraisal assistance is stated elsewhere in this report).

Additional Comments

The Scope of Work is the type and extent of research and analyses performed in an appraisal assignment that is required to produce
credible assignment results, given the nature of the appraisal problem, the specific requirements of the intended user(s) and the intended
use of the appraisal report. The appraiser will, at a minimum: (1) perform a complete visual inspection of the interior and exterior areas of
the subject property, (2) research and analysis of the subject's neighborhood and market, (3) research, verify, and analyze data from
reliable public and/or private sources, (4) report his or her analysis, opinions, and conclusions in this appraisal report, (5) determine the
applicable approach or approaches to value, and (6) Highest and Best Use analysis of the subject property. Reliance upon this report,
regardless of how acquired, by any party or for any use, other than those specified in this report by the Appraiser, is prohibited. The
Opinion of Value that is the conclusion of this report is credible only within the context of the Scope of Work, Effective Date, the Date of
Report, the Intended User(s), the Intended Use, the stated Assumptions and Limiting Conditions, any Hypothetical Conditions and/or
Extraordinary Assumptions, and the Type of Value, as defined herein. The appraiser, appraisal firm, and related parties assume no
obligation, liability, or accountability, and will not be responsible for any unauthorized use of this report or its conclusions.

If no written specific and or supplemental Scope of Work was agreed upon with the client (prior to accepting the
assignment, by formal engagement letter and included in this report) the Scope of Work outlined here and within the
report, is considered to be representative of what typical users of appraisal services would require and in general,
what appraisers would provide as reasonable, acceptable and sufficient for the stated intended user’s needs.

APPRAISER:

Signature: LA e

Name: Dallas, TX 75225

Date Signed:  11/30/2022

State Certification #. 1335245

or State License #:

State: TX

Expiration Date of Certification or License: ~ 08/31/2023

Effective Date of Appraisal: ~ 11/17/2022

SUPERVISORY APPRAISER: (only if required)

Signature:

Name:

Date Signed:

State Certification #:

or State License #:

State:

Expiration Date of Certification or License:

Supervisory Appraiser Inspection of Subject Property:
[ ] DidNot [ ] Exterior-only from Street [ ] Interior and Exterior
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Hagen Appraisal Services, Inc

FIRREA / USPAP ADDENDUM

Borrower N/A File No. M221115
Property Address 4107 Rock Creek Dr

City Dallas County Dallas State  TX Zip Code 75204
Client Cort Thomas

Purpose

The purpose is estimating market value as defined in this report.

Scope of Work

An appraiser has personally inspected the subject property for the purpose of estimating market value as defined in this report. Data sources

possibly utilized in searching the subject's market area include: Multiple Listing Service, Tax Records, conversations with real estate agents and

builders familiar with the subjects's market area and appraiser's files. The market area was searched to locate sales of properties which are

considered reliable indicators of market value.

Intended Use / Intended User

Intended Use: The appraisal is intended for use by the lender/client and/or its assigns. This report is not intended for any other use. The client

of this appraiser is identified on the first page of confidential appraisal report under the heading LENDER/CLIENT. This report was not prepared

for, nor should it be used as a device for purchaser inducement.

Intended User(s):  Cort Thomas

History of Property

Current listing information: ~ The subject was listed on 11/09/2022 for $1,450,000. No other listings of the subject were found in the last 12 months.

NTREIS/Tax Records

Prior sale: ~ The subject sold/transferred on 07/27/2021 and on 08/27/2020 for unknown amounts. No other prior sales/transfers of the subject

were found in the last 36 months. NTREIS/Tax Records

Exposure Time / Marketing Time

Exposure and marketing time are discussed in the USPAP Addendum.

Personal (non-realty) Transfers

No personal property was considered.

Additional Comments

This report was completed according to the guidelines set forth in the Financial Institutions Reform, Recovery, and Enforcement Act of 1989

(FIRREA) and is in compliance with the Uniform Standards of Professional Appraisal Practice (USPAP). The report was not based on a

requested minimum valuation, specific valuation, or an approval of a loan. Sufficient data was available to the appraiser during the analysis to

complete the appraisal assignment.

This is an Appraisal Report which is intended to comply with the reporting requirements set forth under Standards Rule 2-2 (a) of the USPAP for

an Appraisal Report. As such, it presents only a summary discussion of the data, reasoning, and analysis that was used in the appraisal

process to develop the appraiser's opinion of value. Supporting documentation that is not provided with the report concerning the data,

reasoning, and analysis is retained in the appraiser's file. The appraiser is not responsible for unauthorized use of this report. To develop the

opinion of value, the appraiser performed a complete appraisal process, as defined by the USPAP.

The appraiser is not a surveyor or a home inspector. A survey and a physical inspection by a licensed professional is highly recommended.

The value estimate reported could be affected by findings of a surveyor or professional home inspector. The appraiser has based the value

reflected in this report on the lot size reported and absence of any adverse easements or encroachments. It is also assumed that all mechanical

and structural components are in satisfactory working order.

Certification Supplement

1. This appraisal assignment was not based on a requested minimum valuation, a specific valuation, or an approval of a loan.

2. My compensation is not contingent upon the reporting of a predetermined value or direction in value that favors the cause of the client, the amount of the value
estimate, the attainment of a stipulated result or the occurrence of a subsequent event.

' Supervisory
Appraiser: Dallas, TX 75225 Appraiser:
Signed Date: 11/30/2022 Signed Date:
Certification or License #: 1335245 Certification or License #:
Certification or License State: X Expires:  08/31/2023 Certification or License State: Expires:
Effective Date of Appraisal: 11/17/2022 Inspection of Subject: D Did Not D Exterior Only D Interior and Exterior
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Supplemental Addendum File No. M221115
Borrower N/A
Property Address 4107 Rock Creek Dr
City Dallas County Dallas State TX Zip Code 75204
Client Cort Thomas

PRESENT LAND USE

The "Other" refers to greenbelts, parks, schools and religious facilities.

SQUARE FOOTAGE OF TAX RECORDS

The square footage of the subject was obtained from the appraiser measuring the subject's
existing improvements. The measured square footage of the improvements almost never

exactly matches the square footage in the tax records.

MARKET DATA COMMENTS

All comparables are closed sales located in the subject's market area and are
considered good indicators of current market value.

The comparables were adjusted for site/view influences, condition, gross living area, bathroom
count, parking facilities, fireplaces, pool improvements, quarters and studios.

The dollar figure used for square foot variance was $100.00 per square foot and was based on
current market trends in the subject's area.

All comparables were considered in arriving at the final estimate of value.

Form TADD - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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Building Sketch

Borrower N/A
Property Address 4107 Rock Creek Dr
City Dallas County Dallas State TX Zip Code 75204
Client Cort Thomas
N
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S Carport S Den
18.3' {
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Sketch by Apex Sketch
AREA CALCULATIONS SUMMARY AREA CALCULATIONS BREAKDOWN
Code Description Factor Net Size Perimeter Net Totals| Name Base x Height x Width = Area
GLA1 First Floor 1.0 567.3 98.6 567.3]| First Floor 31.0 x 18.3 = 567.3
GLA2 Second Floor 1.0 2074.7 273.4 Second Floor 30.7 x 9.7 = 297.8
Open Area -1.0 -24.0 35.0 2050.7 31.5 x 20.5 = 645.8
GLA3 Third Floor 1.0 1387.9 186.8 1387.9 24.5 x 3.6 = 88.2
GAR Carport 1.0 420.0 82.0 420.0 55.7 x 12.8 = 713.0
76.0 x 3.5 = 266.0
32.0 x 2.0 = 64.0
Third Floor 45.0 x 16.3 = 733.5
32.0 x 20.3 = 649.6
0.5 x 48.3 x 0.2 = 4.8
Open Area 7.5 x 1.5 = 11.3
8.5 x 1.5 = 12.7
Net LIVABLE cnt 4 (rounded) 4,006
12 total items (rounded) 4,054

© Starcap Marketing, LLC. dba Apex Software
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Subject Photo Page

Borrower N/A
Property Address 4107 Rock Creek Dr
City Dallas County Dallas State TX Zip Code 75204

Client Cort Thomas

Subject Front
4107 Rock Creek Dr
Sales Price Market Value
G.LA. 4,006
Tot. Rooms 11
Tot. Bedrms. 4
Tot. Bathrms. 4.1
Location Turtle Creek Park

View Traffic Noise
Site 8,986 sf
Quality Good

Age 51

Subject Rear

Subject Street
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Subject Photo Page

Borrower N/A
Property Address 4107 Rock Creek Dr
City Dallas County Dallas State TX Zip Code 75204

Client Cort Thomas

P4

Subject Street
4107 Rock Creek Dr
Sales Price Market Value
G.LA. 4,006
Tot. Rooms 11
Tot. Bedrms. 4
Tot. Bathrms. 4.1
Location Turtle Creek Park

View Traffic Noise
Site 8,986 sf
Quality Good

Age 51

Subject Side

1
.

Subject Side
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Subject Photo Page

Borrower N/A
Property Address 4107 Rock Creek Dr
City Dallas County Dallas State TX Zip Code 75204

Client Cort Thomas

Front Courtyard
4107 Rock Creek Dr
Sales Price Market Value
G.LA. 4,006
Tot. Rooms 11
Tot. Bedrms. 4
Tot. Bathrms. 4.1
Location Turtle Creek Park

View Traffic Noise
Site 8,986 sf
Quality Good

Age 51

Backs Busy Street

Backs Busy Street
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Subject Interior Photo Page

Borrower N/A

Property Address 4107 Rock Creek Dr

City Dallas County Dallas State TX Zip Code 75204
Client Cort Thomas

Living
4107 Rock Creek Dr
Sales Price Market Value
G.LA. 4,006
Tot. Rooms 11
Tot. Bedrms. 4
Tot. Bathrms. 4.1
Location Turtle Creek Park

View Traffic Noise
Site 8,986 sf
Quality Good
Age 51
Dining
Sitting
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Subject Interior Photo Page

Borrower N/A

Property Address 4107 Rock Creek Dr

City Dallas County Dallas State TX Zip Code 75204
Client Cort Thomas

Breakfast
4107 Rock Creek Dr
Sales Price Market Value
G.LA. 4,006
Tot. Rooms 11
Tot. Bedrms. 4
Tot. Bathrms. 4.1

= o = Location Turtle Creek Park
li ‘l@lmﬂ IH" | View Traffic Noise
uﬂ! 1%'” Rq . Site 8,086 sf
Quality Good
4, L h Im 1 I A;e 5100

Kitchen
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Subject Interior Photo Page

Borrower N/A

Property Address 4107 Rock Creek Dr

City Dallas County Dallas State TX Zip Code 75204
Client Cort Thomas

Kitchen Off Den
4107 Rock Creek Dr
Sales Price Market Value
G.LA. 4,006
Tot. Rooms 11
Tot. Bedrms. 4
Tot. Bathrms. 4.1
Location Turtle Creek Park

View Traffic Noise

Site 8,986 sf

Quality Good

Age 51
Bedroom
Bedroom
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Subject Interior Photo Page

Borrower N/A

Property Address 4107 Rock Creek Dr

City Dallas County Dallas State TX Zip Code 75204
Client Cort Thomas

Bedroom
4107 Rock Creek Dr
Sales Price Market Value
G.LA. 4,006
Tot. Rooms 11
Tot. Bedrms. 4
Tot. Bathrms. 4.1
Location Turtle Creek Park

View Traffic Noise

Site 8,986 sf

Quality Good

Age 51
Bedroom
Bathroom
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Subject Interior Photo Page

Borrower N/A
Property Address 4107 Rock Creek Dr
City Dallas County Dallas State  TX Zip Code 75204

Client Cort Thomas

Bathroom
4107 Rock Creek Dr
Sales Price Market Value
G.LA. 4,006
Tot. Rooms 11
Tot. Bedrms. 4
Tot. Bathrms. 4.1
Location Turtle Creek Park

View Traffic Noise

Site 8,986 sf

Quality Good

Age 51
Bathroom
Bathroom
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Subject Interior Photo Page

Borrower N/A
Property Address 4107 Rock Creek Dr
City Dallas County Dallas State TX Zip Code 75204

Client Cort Thomas

- -'-"/1-".4 .
e

Bathroom
4107 Rock Creek Dr
Sales Price Market Value
G.LA. 4,006
Tot. Rooms 11
Tot. Bedrms. 4
Tot. Bathrms. 4.1
Location Turtle Creek Park

View Traffic Noise
Site 8,986 sf
Quality Good

Age 51

Form PIC4X6.SI - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
APP000064




Case 3:22-cv-02118-X Document 77 Filed 12/02/22 Page 67 of 96 PagelD 2430

Comparable Photo Page

Borrower N/A
Property Address 4107 Rock Creek Dr
City Dallas County Dallas State TX Zip Code 75204

Client Cort Thomas

45

Gomparahle 1
4403 Rawlins St
Proximity 0.95 miles W
Sale Price 1,505,000
GLA 2,904
Total Rooms 8
Total Bedrms 3
Total Bathrms 2.1
Location Perry Heights

View Corner
Site 10,500 sf
Quality Good

Age 99 Years

Comparable 2
3620 Armstrong Ave
Proximity 0.36 miles NE
Sale Price 1,450,000
GLA 4,854
Total Rooms 10
Total Bedrms 4
Total Bathrms 4.1
Location Northern Hills

View Thru Street
Site 9,409 sf
Quality Good

Age 95

Comparable 3
4412 N Hall St
Proximity 0.99 miles W
Sale Price 1,320,000
GLA 2,913
Total Rooms 8
Total Bedrms 4
Total Bathrms 2.1
Location Perry Heights

View Interior
Site 7,275 sf
Quality Good
Age 97
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Comparable Photo Page

Borrower N/A
Property Address 4107 Rock Creek Dr
City Dallas County Dallas State TX Zip Code 75204

Client Cort Thomas

Sy

Comparable 4
3900 Bowser Ave
Proximity 0.55 miles SW
Sale Price 1,175,000
GLA 2,786
Total Rooms 8
Total Bedrms 3
Total Bathrms 2.1

Location Oak Lawn
View Commercial
Site 8,015 sf
Quality Good

Age 108
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Location Map

Borrower N/A

Property Address 4107 Rock Creek Dr

City Dallas County Dallas State TX Zip Code 75204
Client Cort Thomas
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Flood Map
Borrower N/A
Property Address 4107 Rock Creek Dr
City Dallas County Dallas State TX Zip Code 75204
Client Cort Thomas

Prepared far Hagen Appraisal Services

InterFlood B ol 4-11::; ﬁfﬂ?ﬁ‘; :]::

M Hawthorne!Av

| |
1.4 :ii--"' A <
e ! i ¥ = A res Cragmong,
ol . S Ymaa El'r"‘"\l-"f.:'.' k-

SUBIECT

4107 Rock Creek Dr
Dallas, TX 75204

MAP DATA MAP LEGEND FaelraBy Somlopst
FEMA Special Flood Hazard Area: Mo |:| Areas inundated by 500-year flooding @ Protzcted Areas
Map Number 48113C0335K : -

Zone: X Eﬂ Areasinundated by 100-year flooding ,A Flocdway

Map Date: July 07, 2014 [[] velocity tHazard () subiect Area
FIFS. 48113
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Plat Map
Borrower N/A
Property Address 4107 Rock Creek Dr
City Dallas County Dallas State TX Zip Code 75204
Client Cort Thomas
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License

BRYAN S HAGEN

25 HIGHLAND PARK VILLAGE
STE 100-593

DALLAS, TX 75205

/\ Certified Residential
TALCB Real Estate Appraiser

TEXAS APPRAISER LICENSING &
CERTIFICATION BOARD

Appraiser: Bryan S Hagen

License #: TX 1335245 R License Expires: 08/31/2023

Having provided satisfactory evidence of the qualifications required

by the Texas Appraiser Licensing and Certification Act, Occupations

Code, Chapter 1103, authorization is granted to use this title: L B
Chlgea"Be=

Certified Residential Real Estate Appraiser ( dse
Chelsea Buchholtz

For additional information or to file a complaint please contact TALCB Commissioner
at www.talch.texas.gov.
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Main File No. 0029159
Dallas
X
75204

APPRAISAL OF REAL PROPERTY

‘_“':*Sjlllrllrrlnuu e

LOCATED AT
4107 Rock Creek Dr
Dallas, TX 75204
Lot 32 Rock Creek Dr, Turtle Creek Park Rev

FOR
Brown Fox PLLC
8111 Preston Rd, 300
Dallas, TX 75225

OPINION OF VALUE
1,410,000

AS OF
11/18/2022

BY
Mark V Milliorn
Milliorn Appraisal Company
6125 Luther Ln # 390
Dallas, TX 75225

(214) 702-6662
mark@dfwappraiser.com
www.dfwappraiser.com
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Milliorn Appraisal Company
4107 Rock Creek
0029159

Zip Code: 75204

Appraisal Report

RESIDENTIAL APPRAISAL REPORT

Property Address: 4107 Rock Creek Dr
County: Dallas

File No.:
City: Dallas State: TX
Lot 32 Rock Creek Dr, Turtle Creek Park Rev

Legal Description:

E Assessor's Parcel #: 00000195718000000

a4 Tax Year: 2022 RE. Taxes: $ 21,121 Special Assessments: $ 0 Borrower (if applicable):

7 Current Owner of Record: SF Rock Creek LLC Occupant: [ ] Owner [ ] Tenant  D}{ Vacant \ [ ] Manufactured Housing
Project Type: [ 1 PUD [ ] Condominium [ ] Cooperative [ ] Other (describe) HOA: $ 0 [ ] peryear [ ] per month
Market Area Name: Turtle Creek Park Rev Map Reference: 19124 Census Tract:  0006.06

The purpose of this appraisal is to develop an opinion of: DX Market Value (as defined), or [ | other type of value (describe)
This report reflects the following value (if not Current, see comments): DX Current (the Inspection Date is the Effective Date)

[ ] Retrospective [ ] Prospective

'E Approaches developed for this appraisal: X Sales Comparison Approach [ | Cost Approach [ | Income Approach  (See Reconciliation Comments and Scope of Work)
< | Property Rights Appraised: [ Fee Simple [ | Leasehold [ ] Leased Fee [ | Other (describe)
g Intended Use:  Estimate market value for client named below only.
»n
& | Intended User(s) (by name or type):  Client only as noted below.
Client.  Brown Fox PLLC Address: 8111 Preston Rd, 300, Dallas, TX 75225
Appraiser:  Mark V Milliorn Address: 6125 Luther Ln # 390, Dallas, TX 75225
Location: [ ] Urban X Suburban [ ] Rural Predominant One-Unit Housing Present Land Use Change in Land Use
Built up: DX Over75% [ ]25-75% [ ] Under 25% Occupancy PRICE AGE | One-Unit 60 %| D Not Likely
Growth rate: [ ] Rapid X Stable [ ] Slow X Owner 90 | $(000) (yrs) | 2-4 Unit 5%|[ ] Likely* [ ] InProcess *
Property values: [ | Increasing D Stable [ ] Declining [ ] Tenant 270 Low 0 Multi-Unit 10 %| * To:
Demand/supply: X Shortage [ ]InBalance [ ] OverSupply |D{ Vacant(0-5%) | 5,795 High 108 |Comm'| 20%
Marketing time: D Under 3Mos. [ ] 3-6Mos. [ | Over6Mos. |[ ] Vacant (>5%) 837 Pred 27 |Other *5 %

Market Area Boundaries, Description, and Market Conditions (including support for the above characteristics and trends): Neighborhood Boundaries - US 75
(Central Expressway) on the east, Woodall Rodgers Frwy on the south, Dallas North Tollroad on the west, and Dallas-Highland Park city limits
to the north.

The Dallas area has received average market acceptance in the past with this trend anticipated to continue into the near future. Marketing
times are currently considered to be < 3 months if priced appropriately based on listings and sales in the area. Demand is out pacing supply.
Prices in the area are stable to slightly rising.

MARKET AREA DESCRIPTION

Dimensions:  Rely on survey Site Area: 8,986 sf
Zoning Classification: PD Description:  Planned Development

Zoning Compliance: D Legal [ | Legal nonconforming (grandfathered) [ ] llegal [ ] Nozoning
Are CC&Rs applicable? [ ] Yes [ | No [ Unknown  Have the documents been reviewed? [ | Yes DX No  Ground Rent (if applicable)  $ NA/  NA

Highest & Best Use as improved: X Presentuse, or [ | Other use (explain)

Actual Use as of Effective Date:
Summary of Highest & Best Use:

Single Family Residential Use as appraised in this report:

Single Family Residential

Single Family Residential

=z
(]
&
g Utilities Public  Other Provider/Description Off-site Improvements Type Public Private | Topography — Generally Level
0 | Electricity X [J Various providers | Street Asphalt X [ |Sie Average/Typical
S Gas X [] Atmos Energy Curb/Gutter  Concrete X [ ] |Shape Appears Rectangular
= | Water X [ Cityof Dallas Sidewak  Concrete ™ [ ] |Drainage Graded to site
Pl sanitary Sewer X [] City of Dallas Street Lights Electric X [ |View BcksTraffic
StormSewer X [ ] City of Dallas Alley None NN
Other site elements: D¢ Inside Lot [ | Corner Lot [ | Culde Sac [ | Underground Utilities [ ] Other (describe)
FEMA Spec'l Flood Hazard Area [ | Yes D No FEMA Flood Zone X FEMA Map # 48113C0335K FEMA Map Date  07/07/2014
Site Comments:  No apparent adverse easements or encroachments were noted however, a survey and title policy is recommended for final
determination.
General Description Exterior Description Foundation Basement > None Heating
‘,2 # of Units 1 [ Acc.Unit | Foundation Concrete Slab Yes Area Sq. Ft. Type Wall
E # of Stories 2 Exterior Walls Stucco Crawl Space NA % Finished Fuel Elec
E Type DX Det. [ ] Att. [ ] Roof Surface Comp Shingle _|Basement  NA Ceiling
5 Design (Style) Contemporary Gutters & Dwnspts.  Full Gutter Sump Pump [ ] Walls Cooling  Wall
o X Existing [ ] Proposed [ ] Und.Cons. | Window Type Framed Dampness || Floor Centra  Elec
= | Actual Age (Yrs.) 51 Storm/Screens Partial Settlement  NA QOutside Entry Other
Effective Age (Yrs.) 15 Infestation ~ NA

Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.
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4107 Rock Creek
RESIDENTIAL APPRAISAL REPORT FileNo. 0029159

Interior Description Appliances Attic | | None| Amenities Car Storage [ ] None
Floors HW/Tile Refrigerator [ ]| Stairs [ ]| Fireplace(s) # 0 Woodstove(s) # 0 Garage #ofcars ( 4 Tot)
Walls Sheetrock Range/Oven D |Drop Stair [ ]{Patio  Concrete Attach.
Trim/Finish Wood Disposal X|Scutle  DK[Deck  Balcony Detach.
Bath Floor Tile Dishwasher D [Doorway [ ]{Porch  Concrete Bit-in
Bath Wainscot  Tile@WetArea Fan/Hood [ ]| Floor [ ]|Fence  Wood/lron Carport 2
Doors Paneled Microwave [ J|Heated [ ]{Pool None Driveway 2

Washer/Dryer [ || Finished [ | Surface Asphalt
Finished area above grade contains: 11 Rooms 4 Bedrooms 4.1 Bath(s) 3,984 Square Feet of Gross Living Area Above Grade

DESCRIPTION OF IMPROVEMENTS (continued)

Additional features:

Window treatments, crown moldings, recessed lighting, paneled doors, ceiling fans, stone counters, walk in closets, porch,

patio, fencing, balcony, fountain, stone planters, synthetic grass, 2 car covered carport.

Describe the condition of the property (including physical, functional and external obsolescence):

busy street (Avondale). No functional obsolescence is noted. The subject appeared to be well cared for and in good overall condition at the

External obsolescence is noted due to the subject backing to a

time of the appraisal due to updating and regular maintenance.

SALES COMPARISON APPROACH TO VALUE (if developed)

[ ] The Sales Comparison Approach was not developed for this appraisal.

FEATURE ‘ SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address 4107 Rock Creek Dr 3340 Blackburn St 4610 Christopher PI 4115 Buena Vista St
Dallas, TX 75204 Dallas, TX 75204 Dallas, TX 75204 Dallas, TX 75204

Proximity to Subject 0.42 miles S 0.03 miles NW 0.16 miles SE

Sale Price $ $ 1,379,000 $ 1,595,457 $ 1,380,000

Sale Price/GLA $ /sqft|$  383.59 /sqft. $ 40453 /sqft $ 42711 /sqft

Data Source(s) Tax/MLS NTREIS #20019035;DOM 7 NTREIS #14691614;DOM 85 NTREIS #20035801;DOM 6

Verification Source(s) Appraiser Agents/Realist Tax Service Milliorn Appraisal Co. Files Agents/Realist Tax Service

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) § Adjust. DESCRIPTION +(-) $ Adjust.

Sales or Financing NA ArmLth ArmLth ArmLth

Concessions NA Cash;0 Conv;0 Cash;0

Date of Sale/Time 11/18/2022 s04/22;c04/22 s03/22;c02/22 s05/22;c04/22

Rights Appraised Fee Simple Fee Simple Fee Simple Fee Simple
T Location Dallas/DISD Sim/Gated Sub -10,000|Sim/Gated Sub -10,000|Dallas/DISD
&’ Site 8,986 sf 1,921 sf 0]2,601 sf 03,411 sf 0
8 View BcksTraffic Residential -25,000|BcksTraffic Bcks Katy Trail -75,000
o Design (Style) Contemporary Mediterranean 0| Contemporary Mediterranean 0
< | Quality of Construction Good Good Good Good
R 51 19 0|44 0|22 0
‘é’ Condition Good Good Very Good -10% -159,546|Good
E Above Grade Total | Bdrms| Baths | Total | Bdrms| Baths Total | Bdrms|  Baths Total | Bdrms|  Baths
= | Room Count 11 4 4.1 7 3 3.1 +10,000| 8 4 4.1 0] 6 3 3.1 +10,000
8 Gross Living Area 3,984 sq.ft. 3,595 sqft. +58,350 3,944 sqft. 3,231 sq.ft. +112,950
& | Basement & Finished Osf Osf Osf Osf
| Rooms Below Grade
@ Functional Utility Average Average Average Average

Heating/Cooling Elec Wall Mounted |CH/Air 0[CH/AIr 0|CH/Air 0

Energy Efficient ltems Standard Items Standard Items Standard Items Standard ltems

Garage/Carport 0 Gar, 2 Crpt 2 Gar, 0 Crpt -10,000|2 Gar, 0 Crpt -10,000(2 Gar, 0 Crpt -10,000

Porchy/Patio/Deck Porch, Patio Porch, Patio Porch, Patio Porch, Patio

Pool No Pool No Pool No Pool No Pool

Other None None None None

Net Adjustment (Total) X+ []-[$ 23350 [J+ - |$ 179546 X+ []- |$ 37,950

Adjusted Sale Price Net 1.7 9% Net 11.3 % Net 2.8 %

of Comparables Gross 8.2 %%  1,402,350| Gross 113 %%  1,415911] Gross 151 %% 1,417,950

(d3RESIDENTIAL
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4107 Rock Creek
ADDITIONAL COMPARABLE SALES FileNo. 0029159
FEATURE \ SUBJECT COMPARABLE SALE # 4 COMPARABLE SALE # 5 COMPARABLE SALE # 6
Address 4107 Rock Creek Dr 19 Turtle Creek Bnd 3900 Bowser Ave
Dallas, TX 75204 Dallas, TX 75204 Dallas, TX 75219
Proximity to Subject 0.07 miles NW 0.55 miles SW
Sale Price $ $ 1,125,000 $ 1,175,000 $
Sale Price/GLA $ /saft|$  368.49 /sa.ft. $ 42175/t $ /sq.ft.
Data Source(s) Tax/MLS NTREIS #20030428;DOM 24 NTREIS #14705948;D0OM 21
Verification Source(s) Appraiser Agents/Realist Tax Service Agents/Realist Tax Service
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust.
Sales or Financing NA ArmLth ArmLth
Concessions NA Conv;0 Conv;0
Date of Sale/Time 11/18/2022 s07/22;c05/22 s01/22;¢c12/21 +129,250
Rights Appraised Fee Simple Fee Simple Fee Simple
Location Dallas/DISD Dallas/DISD Dallas/DISD
Site 8,986 sf 3,615 sf 08,002 sf 0
View BcksTraffic Residential -25,000|Residential -25,000
Design (Style) Contemporary Traditional 0|Prairie 0
Quality of Construction Good Good Good
Age 51 43 0]108 0
Condition Good Average +15% +168,750|Good
Above Grade Total | Bdrms| Baths | Total | Bdrms| Baths Total | Bdrms|  Baths Total | Bdrms|  Baths
Room Count 11 4 4.1 8 3 3.0 +15,000| 8 3 2.1 +20,000
Gross Living Area 3,984 sq.t. 3,053 sq.ft. +139,650 2,786 sqft. +179,700 sq.ft.
Basement & Finished Osf Osf Osf
T Rooms Below Grade
S| Functional Utilty Average Average Average
© | Heating/Cooling Elec Wall Mounted |CH/Air 0|CH/AIr 0
0. | Energy Efficient ltems Standard Items Standard Items Standard ltems
< | Garage/Carport 0 Gar, 2 Crpt 2 Gar, 0 Crpt -10,000|3 Gar, 0 Crpt -20,000
& | Porch/Patio/Deck Porch, Patio Porch, Patio Porch, Deck 0
2 |Pool No Pool No Pool Pool -25,000
|Other None None Quarters -25,000
5
o
&
= | Net Adjustment (Total) X+ []- |8 288400 X+ []- |$ 233950 [+ []- |8
D Adjusted Sale Price Net 25.6 9 Net 19.9 9 Net %
of Comparables Gross 31.9 %S 1,413,400] Gross 36.1 %S 1,408,950| Gross %3

Summary of Sales Comparison Approach

See next page...

(d3RESIDENTIAL
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Main File No. 0029159

4107 Rock Creek
RESIDENTIAL APPRAISAL REPORT FileNo. 0029159
Summary of Sales Comparison Approach Five sales were used in the analysis of the subject property. Sales were given market adjustments based on
paired sales and/or depreciated cost for their differences in location (these sales located in a gated subdivision), views, condition ratings (and in lieu of
age adjustments), bath/parking counts, square footage (only if difference > 150 sf), pool and other exterior amenities as needed. No lot size or design
adjustments could be extracted with available data. Time adjustments made at a rate of 1% per month from contracted month to effective month of
this report and only for those comparables contracted prior to 01/01/2022 (see attached MLS data for support of same). All sales were sorted by gross
adjustments (lowest to highest) and then weighted by same (see attached formula utilized/not averaged) and then used in determining the final opinion
of value for the subject.

SALES COMPARISON APPROACH (continued)

Indicated Value by Sales Comparison Approach $ 1,410,000
My research D did [ | did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

E Data Source(s): NTREIS
|c_> 1st Prior Subject Sale/Transfer Analysis of sale/transfer history and/or any current agreement of sale/listing: Subiject transferred 07/27/2021 from Sf
o | Date: 07/27/2021 Rock Creek LLC to Barton Timothy L (special warranty deed - 223187). Subject transferred 08/27/2020
i Price: 0 from Depetris Trust to Sf Rock Creek LLC (warranty deed - 232223). Subiject is currently on MLS as a
e Source(s): NTREIS "Pending" listing with a list price of $1,450,000 with list date as of 11/09/2022 and contract date of
@ 2nd Prior Subject Sale/Transfer 11/21/2022. Appraiser has not received a copy of the contract for review. Appraiser notes that
§ Date: 08/27/2020 information for comparables such as sales date may be from either MLS listing and/or from Realist Tax
= Price: 0 Service.
Source(s): NTREIS
COST APPROACH TO VALUE (if developed) X The Gost Approach was not developed for this appraisal.
Provide adequate information for replication of the following cost figures and calculations.
Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value):
5
é ESTIMATED [ | REPRODUCTION OR [ | REPLACEMENT COST NEW OPINIONOFSITEVALUE __ . =$
E Source of cost data: DWELLING Sqft. @$ =%
& Quality rating from cost service: Effective date of cost data: Se.Ft. @ $ =3
';, Comments on Cost Approach (gross living area calculations, depreciation, etc.): Sqft. @ $ =3
8 Sqft.@$ =3
Sqft. @ $ =%
.. =%
Garage/Carport SoFt. @ $ =%
Total Estimate of Cost-New .=
Less Physical Functional External
Depreciation =§( )
Depreciated Cost of Improvements —________________________ =$
"As-is" Value of Site Improvements =$
Estimated Remaining Economic Life (if required): Years | INDICATED VALUE BY COSTAPPROACH . ______ =
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Main File No. 0029159

4107 Rock Creek

RESIDENTIAL APPRAISAL REPORT FileNo:: 0029159

INCOME APPROACH TO VALUE (if developed) D The Income Approach was not developed for this appraisal.
(:5 Estimated Monthly Market Rent § X Gross Rent Multiplier =$ Indicated Value by Income Approach
5 Summary of Income Approach (including support for market rent and GRM):
E
o
<
w
=
[e]
(%}
Z
PROJECT INFORMATION FOR PUDs (if applicable) [ ] The Subject is part of a Planned Unit Development.
Legal Name of Project:
Describe common elements and recreational facilities:
a
=)
o
Indicated Value by: Sales Comparison Approach$ 1,410,000 Cost Approach (if developed) $ Income Approach (if developed) $
Final Reconciliation  In developing this appraisal, the appraiser has incorporated only the Sales Comparison approach. The appraiser has
excluded the Cost and Income approaches. The appraiser has determined that this appraisal process is not so limited that the results of the
assignment are no longer credible.
=z
]
2
= [ This appraisal is made X "asis", [ ] subject to completion per plans and specifications on the basis of a Hypothetical Condition that the improvements have been
L;) completed, [ ] subject to the following repairs or alterations on the basis of a Hypothetical Condition that the repairs or alterations have been completed, [ ] subject to
o/ the following required inspection based on the Extraordinary Assumption that the condition or deficiency does not require alteration or repair.  None noted.
i
(74
[ ] This report is also subject to other Hypothetical Conditions and/or Extraordinary Assumptions as specified in the attached addenda.
Based on the degree of inspection of the subject property, as indicated below, defined Scope of Work, Statement of Assumptions and Limiting Conditions,
and Appraiser's Certifications, my (our) Opinion of the Market Value (or other specified value type), as defined herein, of the real property that is the subject
of this report is: $ 1,410,000 ,as of: 11/18/2022 , which is the effective date of this appraisal.
If indicated above, this Opinion of Value is subject to Hypothetical Conditions and/or Extraordinary Assumptions included in this report. See attached addenda.
cﬁ A true and complete copy of this report contains 23 pages, including exhibits which are considered an integral part of the report. This appraisal report may not be
E properly understood without reference to the information contained in the complete report.
= | Attached Exhibits:
I
g X Scope of Work X Limiting Cond./Certifications  [| Narrative Addendum X Photograph Addenda X Sketch Addendum
E X Map Addenda X Additional Sales [ Cost Addendum X Flood Addendum [ Manuf. House Addendum
<| [ ] Hypothetical Conditions [ ] Extraordinary Assumptions [ L] L]
Client Contact: ~ Cort Thomas, Receiver Client Name: Brown Fox PLLC
E-Mail:  cort@brownfoxlaw.com Address: 8111 Preston Rd, 300, Dallas, TX 75225
APPRAISER SUPERVISORY APPRAISER (if required)
or CO-APPRAISER (if applicable)
@ W MM/
ww
% Supervisory or
R Appraiser Name: ~ Mark V Milliorn Co-Appraiser Name:
= | Company:  Milliorn Appraisal Company Company:
% Phone: (214) 702-6662 Fax: Phone: Fax:
E-Mail: mark@dfwappraiser.com E-Mail:
Date of Report (Signature): ~ 11/30/2022 Date of Report (Signature):
License or Certification #: 1322640 State:  TX License or Certification #: State:
Designation: Designation:
Expiration Date of License or Certification: 02/29/2024 Expiration Date of License or Certification:
Inspection of Subject: X Interior & Exterior [ ] ExteriorOnly [ ] None |Inspection of Subject: [ ] Interior & Exterior [ ] Exterior Only [ ] None
Date of Inspection: 11/18/2022 Date of Inspection:
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Subject Photo Page
Client Brown Fox PLLC
Property Address 4107 Rock Creek Dr
Ciy Dallas Conty Dallas State  TX ZpCode 75204
Owner SF Rock Creek LLC

Sales Price

Total Rooms
Total Bedrooms
Total Bathrooms
Location

View

Site

Quality

Age
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Subject Front

4107 Rock Creek Dr

Gross Living Area 3,984

11

4

4.1
Dallas/DISD
BcksTraffic
8,986 sf
Good

51

Subiect Rear

Subiject Street
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Photograph Addendum
Client Brown Fox PLLC
Property Address 4107 Rock Creek Dr
City Dallas County Dallas State TX Zip Code 75204
Owner SF Rock Creek LLC

Carport

Kitchen

7

Formal Dining Bath Bedroom
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Photograph Addendum
Client Brown Fox PLLC
Property Address 4107 Rock Creek Dr
City Dallas County Dallas State TX Zip Code 75204
Owner SF Rock Creek LLC

Kitchen

Balcony

Bath
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Comparable Photo Page
Client Brown Fox PLLC
Property Address 4107 Rock Creek Dr
City Dallas oty Dallas State  TX ZpCode 75204
Owner SF Rock Creek LLC

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location

View

Site

Quality

Age

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location

View

Site

Quality

Age

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location

View

Site

Quality

Age
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Comparable 1
3340 Blackburn St

0.42 miles S
1,379,000
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. e esn . 4107 Rock Creek
Assumptions & Limiting Conditions FileNo. 0029159
Property Address: 4107 Rock Creek Dr City: Dallas State: TX Zip Code: 75204
Client:  Brown Fox PLLC Address: 8111 Preston Rd, 300, Dallas, TX 75225
Appraiser.  Mark V Milliorn Address: 6125 Luther Ln # 390, Dallas, TX 75225

STATEMENT OF ASSUMPTIONS & LIMITING CONDITIONS

- The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title to it. The
appraiser assumes that the title is good and marketable and, therefore, will not render any opinions about the title. The property is appraised
on the basis of it being under responsible ownership.

- The appraiser may have provided a sketch in the appraisal report to show approximate dimensions of the improvements, and any such
sketch is included only to assist the reader of the report in visualizing the property and understanding the appraiser's determination of its
size. Unless otherwise indicated, a Land Survey was not performed.

- If so indicated, 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 the appraisal report whether 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.

- The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question, unless specific
arrangements to do so have been made beforehand.

- If the cost approach is included in this appraisal, the appraiser has estimated the value of the land in the cost approach at its highest and
best use, and the improvements at their contributory value. These separate valuations of the land and improvements must not be used in
conjunction with any other appraisal and are invalid if they are so used. Unless otherwise specifically indicated, the cost approach value is
not an insurance value, and should not be used as such.

- The appraiser has noted in the appraisal report any adverse conditions (including, but not limited to, needed repairs, depreciation, the
presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property, or that he or she became
aware of during the normal research involved in performing the appraisal. Unless otherwise stated in the appraisal report, the appraiser has
no knowledge of any hidden or unapparent conditions of the property, or adverse environmental conditions (including, but not limited to, the
presence of hazardous wastes, toxic substances, etc.) that would make the property more or less valuable, and has assumed that there are
no such conditions and makes no quarantees or warranties, express or implied, regarding the condition of the property. 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 environmental hazards, the appraisal report must not be considered
as an environmental assessment of the property.

- The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she
considers to be reliable and believes them to be true and correct. The appraiser does not assume responsibility for the accuracy of such
items that were furnished by other parties.

- The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional
Appraisal Practice, and any applicable federal, state or local laws.

- If this appraisal is indicated as subject to satisfactory completion, repairs, or alterations, the appraiser has based his or her appraisal
report and valuation conclusion on the assumption that completion of the improvements will be performed in a workmanlike manner.

- An appraiser's client is the party (or parties) who engage an appraiser in a specific assignment. Any other party acquiring this report from
the client does not become a party to the appraiser-client relationship. Any persons receiving this appraisal report because of disclosure
requirements applicable to the appraiser's client do not become intended users of this report unless specifically identified by the client at
the time of the assignment.

- The appraiser's written consent and approval must be obtained before this appraisal report can be conveyed by anyone to the public,
through advertising, public relations, news, sales, or by means of any other media, or by its inclusion in a private or public database.

- An appraisal of real property is not a 'home inspection' and should not be construed as such. As part of the valuation process, the
appraiser performs a non-invasive visual inventory that is not intended to reveal defects or detrimental conditions that are not readily
apparent. The presence of such conditions or defects could adversely affect the appraiser's opinion of value. Clients with concerns about
such potential negative factors are encouraged to engage the appropriate type of expert to investigate.

Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.
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e e 4107 Rock Creek
Definitions & Scope of Work FileNo. 0029159
Property Address: 4107 Rock Creek Dr City: Dallas State: TX Zip Code: 75204
Client:  Brown Fox PLLC Address: 8111 Preston Rd, 300, Dallas, TX 75225
Appraiser.  Mark V Milliorn Address: 6125 Luther Ln # 390, Dallas, TX 75225

DEFINITION OF MARKET VALUE *:
Market value means the most probable price which a property should bring in a competitive and open market under all conditions requisite

to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by undue stimulus.
Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions
whereby:

1. Buyer and seller are typically motivated;

2. Both parties are well informed or well advised and acting in what they consider their own best interests;

3. A reasonable time is allowed for exposure in the open market;

4. Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and

5. The price represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions
granted by anyone associated with the sale.

* This definition is from requlations published by federal requlatory agencies pursuant to Title XI of the Financial Institutions

Reform, Recovery, and Enforcement Act (FIRREA) of 1989 between July 5, 1990, and August 24, 1990, by the Federal Reserve System
(FRS), National Credit Union Administration (NCUA), Federal Deposit Insurance Corporation (FDIC), the Office of Thrift Supervision (OTS),
and the Office of Comptroller of the Currency (OCC). This definition is also referenced in requlations jointly published by the OCC, OTS,
FRS, and FDIC on June 7, 1994, and in the Interagency Appraisal and Evaluation Guidelines, dated October 27, 1994.

The Scope of Work is the type and extent of research and analyses performed in an appraisal assignment that is required to produce
credible assignment results, given the nature of the appraisal problem, the specific requirements of the intended user(s) and the intended
use of the appraisal report. Reliance upon this report, regardless of how acquired, by any party or for any use, other than those specified in
this report by the Appraiser, is prohibited. The Opinion of Value that is the conclusion of this report is credible only within the context of the
Scope of Work, Effective Date, the Date of Report, the Intended User(s), the Intended Use, the stated Assumptions and Limiting Conditions,
any Hypothetical Conditions and/or Extraordinary Assumptions, and the Type of Value, as defined herein. The appraiser, appraisal firm, and
related parties assume no obligation, liability, or accountability, and will not be responsible for any unauthorized use of this report or its
conclusions.

Additional Comments (Scope of Work, Extraordinary Assumptions, Hypothetical Conditions, etc.):
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.. . 4107 Rock Creek
Certifications FileNo. 0029159
Property Address: 4107 Rock Creek Dr City: Dallas State: TX Zip Code: 75204
Client:  Brown Fox PLLC Address: 8111 Preston Rd, 300, Dallas, TX 75225
Appraiser.  Mark V Milliorn Address: 6125 Luther Ln # 390, Dallas, TX 75225
APPRAISER'S CERTIFICATION

| certify that, to the best of my knowledge and belief:

- The statements of fact contained in this report are true and correct.

- The credibility of this report, for the stated use by the stated user(s), of the reported analyses, opinions, and conclusions are limited only
by the reported assumptions and limiting conditions, and are my personal, impartial, and unbiased professional analyses, opinions, and
conclusions.

- I have no present or prospective interest in the property that is the subject of this report and no personal interest with respect to the parties
involved.

- Unless otherwise indicated, | have performed no services, as an appraiser or in any other capacity, regarding the property that is the
subject of this report within the three-year period immediately preceding acceptance of this assignment.

- I have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment.

- My engagement in this assignment was not contingent upon developing or reporting predetermined results.

- My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or
direction in value that favors the cause of the client, 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 analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of
Professional Appraisal Practice that were in effect at the time this report was prepared.

-1 did not base, either partially or completely, my analysis and/or the opinion of value in the appraisal report on the race, color, religion,
sex, 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.

- Unless otherwise indicated, | have made a personal inspection of the property that is the subject of this report.

- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification.

Additional Certifications:

Client Contact: ~ Cort Thomas, Receiver Client Name: Brown Fox PLLC
E-Mail: cort@brownfoxlaw.com Address: 8111 Preston Rd, 300, Dallas, TX 75225
APPRAISER SUPERVISORY APPRAISER (if required)
or CO-APPRAISER (if applicable)
2 W W
E Supervisory or
2 | Appraiser Name:  Mark V Milliorn Co-Appraiser Name:
‘zr‘ Company:  Milliorn Appraisal Company Company:
% Phone: (214) 702-6662 Fax: Phone: Fax:
E-Mail: mark@dfwappraiser.com E-Mail:
Date Report Signed: 11/30/2022 Date Report Signed:
License or Certification #: 1322640 State: TX License or Certification #: State:
Designation: Designation:
Expiration Date of License or Certification: 02/29/2024 Expiration Date of License or Certification:
Inspection of Subject: X Interior & Exterior [ ] ExteriorOnly [ ] None |Inspection of Subject: [ ] Interior & Exterior [ ] Exterior Only [ ] None
Date of Inspection: 11/18/2022 Date of Inspection:
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Loan# 4107 Rock Creek

USPAP Compliance Addendum Fie# 0029150

Client Brown Fox PLLC

Property Address 4107 Rock Creek Dr

City Dallas County  Dallas State  TX ZpCode 75204
Owner SF Rock Creek LLC

APPRAISAL AND REPORT IDENTIFICATION

This Appraisal Report is one of the following types:

x Appraisal Report This report was prepared in accordance with the requirements of the Appraisal Report option of USPAP Standards Rule 2-2(a).
[] Restricted Appraisal Report This report was prepared in accordance with the requirements of the Restricted Appraisal Report option of USPAP Standards Rule 2-2(b). The
intended user of this report is limited to the identified client. This is a Restricted Appraisal Report and the rationale for how the appraiser arrived

at the opinions and conclusions set forth in the report may not be understood properly without the additional information in the appraiser's workfile.

ADDITIONAL CERTIFICATIONS

I certify that, to the best of my knowledge and belief:

= The statements of fact contained in this report are true and correct.

The report analyses, opinions, and conclusions are limited only by the reported assumptions and are my personal, impartial, and unbiased professional analyses,

opinions, and conclusions.

I have no (or the specified) present or prospective interest in the property that is the subject of this report and no (or specified) personal interest with respect to the

parties involved.

I have no bias with respect to the property that is the subject of this report or the parties involved with this assignment.

My engagement in this assignment was not contingent upon developing or reporting predetermined results.

= My for this is not contingent upon the or reporting of a value or direction in value that favors the cause

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

This appraisal report was prepared in accordance with the requirements of Title XI of FIRREA and any implementing regulations.

PRIOR SERVICES

DX ! have NOT performed services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the three-year period

preceding of this

D | HAVE performed services, as an appraiser or in another capacity, regarding the property that is the subject of this report within the three-year period immediately

preceding acceptance of this assignment. Those services are described in the comments below.
PROPERTY INSPECTION
D I have NOT made a personal inspection of the property that is the subject of this report.

x I HAVE made a personal inspection of the property that is the subject of this report.
APPRAISAL ASSISTANCE

Unless otherwise noted, no one provided significant real property appraisal assistance to the person signing this certfication. If anyone did provide significant assistance, they

are hereby identified along with a summary of the extent of the assistance provided in the report.

Richard Harrington has provided significant assistance in the development of this report including items such as measurements/inspection/comp
selection. TX-1360369-R

ADDITIONAL COMMENTS

Additional USPAP related issues requiring disclosure and/or any state mandated requirements:

MARKETING TIME AND EXPOSURE TIME FOR THE SUBJECT PROPERTY
x A reasonable marketing time for the subject property s 20-60 day(s) utilizing market  conditions pertinent to  the appraisal assignment.

X A reasonable exposure time for the subject property is 20-180 day(s).
APPRAISER SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature Signature
Name Mark V Milliorn Name
Date of Signature 11/30/2022 Date of Signature
State Certification # 1322640 State Certification #
or State License # or State License #
State X State
Expiration Date of Certification or License 02/29/2024 Expiration Date of Certification or License
Supervisory Appraiser Inspection of Subject Property
Effective Date of Appraisal 11/18/2022 D Did Not D Exterior-only from Street D Interior and Exterior
USPAP Compliance Addendum 2014 Page 1 0f 1
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Supplemental Addendum Fi No. 0029159
Client Brown Fox PLLC
Property Address 4107 Rock Creek Dr
oty Dallas Gy Dallas St TX dpCode 75204
QOwner SF Rock Creek LLC

CLARIFICATIOn OF ASSUMPTIONS, LIMITING CONDITIONS, CERTIFICATIONS AND SCOPE OF WORK
The following is noted in order to define terms as they are used in the appraisal report. This is not intended to be a
modification of the certification, but a clarification, which is required to be in compliance with USPAP.

If no written specific and or supplemental Scope of Work was agreed upon with the client (prior to accepting the
assignment, by formal engagement letter and included in this report) the Scope of Work outlined here and within the
report, is considered to be representative of what typical users of appraisal services would require and in general,
what appraisers would provide as reasonable, acceptable and sufficient for the stated intended user’s needs.

SCOPE OF WORK: Item (1) - it should be noted that the Appraiser(s) conducted a visual inspection of only the
readily accessible areas of the property, viewing only those components of the property which were clearly visible
from the ground or floor level. No tests were made of the mechanical, plumbing and electrical systems. Comments
on the condition of the foundation, roof, exterior, interior, floors, mechanical, plumbing, electrical, insulation and all
other matters relating to the construction of the subject property are based on a casual observation only, which may
have been limited by the placement of personal property, furnishings, etc. so as to preclude observation of the
items blocked by same. There was no observation of the attic, crawl space or components that are hidden within
walls other areas that would not be visible by a typical visitor to the home.

Although the report may cite a general rating of the adequacy and or condition (based on observation only) it should
be clearly understood that these statements are a general guide for comparison purposes (as part of the valuation
process) and are not a detailed report on the physical and or operational condition of these items. The appraiser(s)
is not an expert in these matters and any opinion stated is advisory based only upon observation. This report is
not a home inspection. While others may choose to rely on the report, they should not rely on it to disclose
condition and defects. Such knowledge goes beyond the scope of this appraisal and as such, comments on
observed conditions given in this report should not be taken as a guarantee that a problem does not exist.

The following chart is to assist the intended user in comprehending the scope of a complete visual inspection:

Complete Visual Inspection Includes:

Complete Visual Inspection Does/Did NOT Include:

List the amenities

Testing or activating mechanical systems

View readily observable exterior areas

Activating appliances

View readily observable interior areas

Observation of crawl spaces and attics

Note quality of materials and workmanship

Observation of areas not readily accessible

Measure the exterior of the improvements

Building Code compliance issues

Observe the floor plan and room layout

Moving furniture or personal property

Assess the functional utility of the property

Mold Assessment

Note the subject’s conformity to the market area.

Removing (or moving) floor coverings

Note style / design.

Testing or inspection of the well and septic.

Observe the general condition of the improvements,
including a sampling of closets, windows, electrical
switches, and doors.

Reporting personal property.

Roof Condition report beyond an observation from
ground level.

Photograph exterior and view site around the
improvements

Radon Assessment

Iltems (2,3,4 & 5) where it states “inspect the neighborhood” the observation was limited to driving through the area
and a representative number of streets, reviewing maps and other appropriate data including observing the
comparables from the street, to determine the general factors that may influence the value of the subject property
and research to the extent further defined in the sections below.

REPAIRS/DETERIORATION: The terms deficiency & livability have not been defined in the appraisal report. An
effort was made to report ONLY those repair items that, in the appraiser’s opinion, affect safety, adequacy, and
marketability of the property. Deterioration consistent with the age of the home has not been itemized.

PUBLIC / PRIVATE DATA SOURCES: My (our) appraisal practice is limited to Dallas County, Texas. | have
access to public data via NTREIS Multiple Listing Service, Realist Tax Service, Marshall & Swift national cost
estimation service, flood data and maps, along with private information contained within my office files that is
considered necessary and appropriate for this assignment.
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Supplemental Addendum Fi No. 0029159
Client Brown Fox PLLC
Property Address 4107 Rock Creek Dr
oty Dallas Gy Dallas St TX dpCode 75204
QOwner SF Rock Creek LLC

ADVERSE FACTORS: As cited in the “Assumptions & Limiting Conditions,” is subjective and open to broad
interpretation. Most properties will have a form of physical depreciation, deficiency or livability issues, dependent
upon the standards of the party observing the property. A property could also be impacted by a wide-range of

factors internal or external to the property that may be considered “adverse” by someone.

Absent detailed directives and specific guidelines from the lender/client, the appraiser(s) made a visual inspection
of the property and its market environment (as cited elsewhere in the Scope of Work) and noted factors that may
impact the marketability and livability to potential buyers based upon the appraiser’s knowledge of the market and
or as evidenced by sales of properties with similar or comparable conditions. Such items noted in the report were
considered within the valuation approaches that were applied to the analysis.

While some in the market may consider factors such as drug labs, registered sex offenders, criminal activity, interim
rehabilitation facilities halfway houses or similar uses as “adverse, ” unless cited within the report, the appraiser(s)
has made no attempt to investigate or discover such activities as part of this assignment, unless such factors were
readily apparent and obviously impacting the subject property as evidenced by market data. If the intended user has
concerns in these areas, it is highly recommended that they secure this information from a reliable source.

DISCLOSURE/DISTRIBUTION: Regardless of who paid for this assignment, the intended user is only the
lender/client stated within the report. The appraisal and report may be inappropriate for use by parties other than
the intended user and could place them at risk. Despite the means of possession of the report, this appraisal should
not be used or relied on by anyone other than the stated intended user and for the stated/intended purpose.

THE VALUE OPINION:

The value opinion stated in the report is based on my (our) analysis and considers the productivity, economic and
physical conditions of the property only as of the date of value cited. As market conditions change, this value
opinion may not be valid in another time period. Personal property has been excluded and given no value in this

report.

COMPS WEIGHTING FORMULA:

Below is the math formula used to calculate the weight given to each comparable listed. In the formula, "Y" is used
to indicate a comparable number (i.e. CompY could mean Comp 1, or Comp 2, or Comp 3, etc.). Here is the

formula:

A =100 x [(CompY Gross Adjustment %) / (Total Gross Adjustment %)]
B=100-A
C = Total number of comps - 1

Weight of

CompY=B/C

Calculating the Suggested Value
Weights for all comps always add up to 100 (%).
The Suggested Value is derived by multiplying the weight of each comp by the Adjusted Sale Price of that comp,
repeating for each comp, then adding them all together. Here is the formula:
Suggested Value = (Adjusted Sale Pricecomp 1 x Weightcomp 1) + (Adjusted Sale Pricecomp 2 x Weightcomp 2) +

(Adjusted Sale Pricecomp 3 x Weightcomp 3) + ... + (Adjusted Sale Pricecomp n x Weightcomp n)

Comparables Summary & Estimated Indicated Value

Comp #1:
Comp #2:
Comp #3:
Comp #4:
Comp #5:

ESTIMATED INDICATED VALUE OF THE SUBJECT : 1,412,000

Sale Price. NetAdj% Grs Adj %
1,379,000 1.70 8.20
1,595,457  11.30 11.30
1,380,000 2.80 15.10
1,125,000 25.60 31.90
1,175,000  19.90 36.10

YOUR INDICATED VALUE OF THE SUBJECT

11,410,000

Ind Value

1,402,350
1,415,911
1,417,950
1,413,400
1,408,950

Weight
23
22.25
21.32
17.23
16.2

Estimated indicated value is determined by using the Gross Adjustment of sale price for each comparable as a
measure of the relative quality of the comp. A lower adjustment indicates a better comp, and vice versa. The ratio
of gross dollar adjustment to sale price for each of the comps is used to calculate the weight each comp should
have in a weighted average calculation. This weighted average is used as the indicated value of the subject

(rounded).
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Supplemental Addendum Fi No. 0029159
Client Brown Fox PLLC
Property Address 4107 Rock Creek Dr
oty Dallas Gy Dallas St TX dpCode 75204
QOwner SF Rock Creek LLC

HIGHEST AND BEST USE ANALYSIS: The highest and best use is that reasonable and probable use that
supports the highest present value, as defined on the effective date of this appraisal report. It is that use from
among reasonably probable and legal alternative uses found to be physically possible, legally
permissible/appropriately supported, economically/financially feasible, and which results in the highest value
(maximally productive). The subject site located at 4107 Rock Creek Dr is within the city limits of Dallas, TX and is
subject to zoning laws and ordinances. The subject site is zoned for residential use. Based on the characteristics
of the subject site and surrounding sites, modifications of current land use regulations is not probable. The
economic supply and demand of land use appears to be in balance. The site lends itself to single family residential
use both because of it's size and topography, and compatibility with surrounding sites. It is concluded that the
highest and best use of the subject site as if unimproved is a single family residence. The highest and best use
with existing improvements is it's current use, a single family residence; and that the size and design of the existing
structure is an appropriate utilization.

GRID ADJUSTMENTS MADE ON DIFFERENCES: Appraising is an art in which appraisers apply their
observations, judgments and experience to the analysis and interpretation of data extracted from the marketplace in
order to arrive at grid adjustments in the Sales Comparison Analysis. Subject appraisal falls within these
acceptable professional appraisal parameters.

The global outbreak of a “novel coronavirus” known as COVID-19 was officially declared a pandemic by the
World Health Organization (WHO). The reader is cautioned, and reminded that the conclusions presented in
this appraisal report apply only as of the effective date(s) indicated. The appraiser makes no representation
as to the effect on the subject property of any unforeseen event, subsequent to the effective date of the
appraisal.
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Main File No. 0029159

Client Brown Fox PLLC
Property Address 4107 Rock Creek Dr
City Dallas County Dallas State  TX Zip Code 75204
Owner SF Rock Creek LLC
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Sketch by Apex Sketch
AREA CALCULATIONS SUMMARY AREA CALCULATIONS BREAKDOWN
Code Description Factor Net Size Perimeter Net Totals| Name Base x Height x Width = Area
GLA1 Lower Level 1.0 572.8 99.2 572.8| Lower Level 31.3 x 18.3 = 572.8
GLA2 Main Level 1.0 2035.8 272.6 2035.8] Main Level 10.2 x 9.5 = 96.9
GLA3 Upper Level 1.0 1375.8 185.8 1375.8 4.0 x 3.6 = 14.4
GAR Carport 1.0 440.0 84.0 440.0 76.0 x 16.3 = 1238.8
31.8 x 20.3 = 645.5
20.1 x 2.0 = 40.2
Upper Level 48.1 x 20.3 = 976.4
24.5 x 16.3 = 399.4
Net LIVABLE cnt 3 (rounded) 3,984
8 total items (rounded) 3,984

© Starcap Marketing, LLC. dba Apex Software
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Flood Map
Client Brown Fox PLLC
Property Address 4107 Rock Creek Dr
City Dallas County Dallas State TX Zip Code 75204
Owner SF Rock Creek LLC

Prepared for: Milliorn Appraisal Company

InterF I OOd o 4107 Rock Craek Dr

Dallas, TX 75204

SUBJECT
4107 Rock Creek Dr
Dallas, T® 75204

MAP DATA MAP LEGEND Pabsbec by Deralogics
FEMA Special Flood Hazard Area: No [ ] Areasinundated by 500-year flocding [ Protected Areas
Map Number: 48113C0335K : 7

Zone: X Eﬂ Areasinundated by 100-year flooding Floodway

Map Date: July 07, 2014 [ ] velocity Hazard () Subject Area
FIPS: 48113
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Location Map
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Main File No. 0029159

Client Brown Fox PLLC

Property Address 4107 Rock Creek Dr

City Dallas County Dallas State TX Zip Code 75204
Owner SF Rock Creek LLC
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MLS Data Sheet for Time Adjustment

11/30/22, 10:32 AM Matrix
Historic Sales Price Trend

$800,000 |
$600,000 -
8
5 $400,000-
$200,000
$0 T T T T T T 1
2021 2022
—— Close Price; Median
Primary Year Close Price, Median
2021 $668,000
2022 $763,000

[ 12% increase rounded ]

Search Criteria

Time frame is from Nov 2021 to Nov 2022 '
Latitude, Longitude is within 1.00 mi of Rock Creek Dr; Dallas, TX 75204, USA

State Or Province is "Texas'

Property Type is 'Residential’

Property Sub Type is 'Single Family Residence’, and '"Townhouse'

Results calculated from 222 listings

Information Deemed Reliable, but not Guaranteed, Copyright: 2022 NTREIS.

https://ntrdd.m|smatrix.com/Matrix/Stats/StatsPrint.aspx?c=AAEAAAD """ AQAAAAAAAAARAQAAAEQAAAAGAGAAAAQXMTcyBQMAAAACMTMGEB... 111
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Mark Milliorn 2022-2024 Appraisal License

Client Brown Fox PLLC

Property Address 4107 Rock Creek Dr

City Dallas Conty  Dallas St TX ZpCode 75204
Owner SF Rock Creek LLC

MARK VADEN MILLIORN
6125 LUTHER LANE 390
DALLAS, TX 75225

/\ Certified Residential
TALCB Real Estate Appraiser

TEXAS APPRAISER LICENSING &
CERTIFICATION BOARD

Appraiser: MARK VADEN MILLIORN

License #: TX 1322640 R License Expires: 02/29/2024

Having provided satisfactory evidence of the qualifications required

by the Texas Appraiser Licensing and Certification Act, Occupations

Code, Chapter 1103, authorization is granted to use this title: e =

Certified Residential Real Estate Appraiser (Udge =
= < < Chelsea Buchholtz

For additional information or to file a complaint please contact TALCB Commissioner

at www.talcb.texas.gov,
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