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JAN 30 2015

BEFORE THE COMMISSION OF APPRAISERS OF REEAiE
STATE OF NEVADA -

JOSEPH (JD) DECKER, Administrator,
REAL ESTATE DIVISION, DEPARTMENT
OF BUSINESS AND INDUSTRY,

STATE OF NEVADA,

Case No. AP14.011.S

)
)
)
) COMPLAINT AND NOTICE OF HEARING
Petitioner, )
vs. ;
RONALD JAMES, )
License No. A.0003842-CG, }
)
/

Respondent.

STATE OF NEVADA, DEPARTMENT OF BUSINESS AND INDUSTRY, REAL ESTATE
DIVISION (Division), by and through counsel, Attoney General ADAM PAUL LAXALT of the
State of Nevada, and Deputy Attorney General COLLEEN L. PLATT, hereby notifies the
Respondent, RONALD JAMES, of an administrative hearing, which is to be held pursuant to
Chapters 233B and 645C of the Nevada Revised Statutes (NRS) and Chapter 645C of the
Nevada Administrative Code (NAC). The purpose of the hearing is to consider the allegations
stated below and to determine if the Respondent should be subject to an administrative
penalty as set forth in NRS 645C.460, if the stated allegations are proven at the hearing by
the evidence presented.

The Division complains for disciplinary action against Respondent,
RONALD JAMES.

JURISDICTION

Respondent, RONALD JAMES, was, at the relevant times mentioned in this Complaint,
licensed as a certified residential appraiser by the Division under license number
A.0003842-CG and is, therefore, subject to the jurisdiction of the Division and the provisions
of NRS Chapter 645C and NAC Chapter 645C.
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FACTUAL ALLEGATIONS

1. Respondent completed an appraisal of a single-family home located at 1270
Blind Pew Ridge, Mesquite, Nevada 89027 (subject property). (See Exhibit 1, BS
p. 13-34)

2. Respondent signed a certification of completion of the report, which stated that
he performed a visual inspection of the subject property to determine if the conditions and/or
requirements stated in the original appraisal were satisfied.

3. Respondent did not perform a visual inspection of the subject property.

VIOLATIONS OF LAW
First Claim for Relief

Respondent has engaged in unprofessional conduct by failing to prepare the appraisal
in compliance with the standards of the Appraisal Foundation, a violation of
NRS 645C.460(1)(a), including the act found at NAC 645C.405(1). These standards are
published in the Uniform Standards of Professional Appraisal Practice (USPAP) adopted by
the Appraisal Standards Board of the Appraisal Foundation as authorized by Congress and
adopted in Nevada by NAC 645C.400.

Second Claim for Relief

Respondent has engaged in unprofessional conduct by failing to protect the public by
issuing an appraisal with numerous errors, a violation of NRS 645C.460(1)(a), including the
act found at NAC 645C.405(2).

Third Claim for Relief

Respondent has engaged in unprofessional conduct and/or professional incompetence
by knowingly communicating a false and/or fraudulent appraisal to an interested person
and/or engaged in deceitful, fraudulent andfor dishonest conduct, a violation of
NRS 645C.460(1)(a) and/or (b), including the act found at NAC 645C.405(2).

Fourth Claim for Relief
By failing to prepare an appraisal report that the Respondent knows is fraudulent

and/or misleading, Respondent is in violation of the Ethics Rule of USPAP. This is
-2-
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unprofessional conduct pursuant to NRS 645C.460(1)(a), including the act found at
NAC 645C.405(1).
DISCIPLINE AUTHORIZED

NRS 645C.460 establishes grounds for disciplinary action. NRS 645C.470(2) provides
that an appraiser is guilty of unprofessional conduct if he violates any provision of
NRS Chapter 645C or any regulation adopted pursuant to NRS Chapter 645C.
NRS 645C.470(4) provides that an appraiser is guilty of unprofessional conduct if he
knowingly communicates a false or fraudulent appraisal to any interested person or otherwise
engages in any deceitful, fraudulent or dishonest conduct. NRS 645C.460(2) provides that if
grounds for disciplinary action against an appraiser are found to exist, the Commission may
revoke or suspend the license, place conditions upon the license, and/or impose a fine up to
$10,000 per violation. If the Commission finds that any claims for relief are time barred
pursuant to NRS 645C.510(3), they may impose any discipline except suspension and
revocation.

If discipline is imposed, the Commission may order that costs of this proceeding,
including investigative costs and attorney’s fees, be awarded to the Commission pursuant to
NRS 622.400. Therefore, the Division requests the Commission to impose such discipline as
it determines is appropriate under the circumstances, and to award the Division its costs and
attorney’s fees for this proceeding.

PLEASE TAKE NOTICE that a disciplinary hearing has been set o consider this
Administrative Complaint against the above—named Respondent in accordance with Chapter
233B and Chapter 645C of the Nevada Revised Statutes and Chapter 645C of the Nevada
Administrative Code.

THE HEARING WILL TAKE PLACE March 24, 2015, commencing at 9:00 a.m., and
each day thereafter commencing at 9:00 a.m., through March 26, 2015, or earlier if the
business of the Commission is concluded. The Commission meeting on
March 24 and 25, 2015, will be held at the Nevada Gaming Control Board, 555 E.

Washington Avenue, Room 2450, Las Vegas, Nevada 89101 and via video conference to
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the Gaming Control Board, 1919 College Parkway Carson, City, Nevada 89706. The
Commission meeting on March 26, 2015, will be held at the Department of Business
and Industry located at the Bradley Building, 2501 E. Sahara Avenue, 2™ Floor
Conference Room, Las Vegas, Nevada 89104.

STACKED CALENDAR: Your hearing is one of several hearings scheduled at the
same time as part of a regular meeting of the Commission that is expected to last from
March 24, 2015, through March 26, 2015, or earlier if the business of the Commission is
concluded. Thus, your hearing may be continued until later in the day or from day to day. It
is your responsibility to be present when your case is called. If you are not present when your
hearing is called, a default may be entered against you and the Commission may decide the
case as if all allegations in the complaint were true.

YOUR RIGHTS AT THE HEARING: Except as mentioned below, the hearing is an
open meeting under Nevada's Open Meeting Law and may be attended by the public. After
the evidence and arguments, the Commission may conduct a closed meeting to discuss your
alleged misconduct or professional competence. A verbatim record will be made by a certified
court reporter. You are entitled to a copy of the transcript of the open and closed portions of
the meeting, although you must pay for the transcription.

As the Respondent, you are specifically informed that you have the right to appear, and
be heard in your defense, either personally or through your counsel of choice. At the hearing,
the Division has the burden of proving the allegations in the complaint, and will call witnesses
and present evidence against you. You have the right to respond and to present relevant
evidence and argument on all issues involved. You have the right to cali and examine
witnesses, introduce exhibits, and cross—examine opposing witnesses on any matter relevant
to the issues involved.

You have the right to request that the Commission issue subpoenas to compel
witnesses to testify and/or evidence to be offered on your behalf. In making this request, you
may be required to demonstrate the relevance of the witness's testimony and/or evidence.

i
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Other important rights you have are listed in NRS Chapter 645C, NRS Chapter 233B, and
NAC Chapter 645C.

The purpose of the hearing is to determine if the Respondents have violated
NRS 645C.460(1) and/or 645C.470(4) and, if the allegations contained herein are
substantially proven by the evidence presented, and to further determine what administrative

penalty is to be assessed against the Respondent, if any, pursuant to NRS 645C.460 and/or

NRS 622.400.
DATED this _259™ day of YL 2015.
State g \5\
Department of BUs
Real Estate Di

2501 East Sahara Avenue
Las Vegas, Nevada 89104-4137

(702) 486-4033

ADAM PAUL LAXALT
Attorney General

By:

COLL L. PLA
Deputy Attorney General
Nevada State Bar No. 11684
100 N. Carson Street
Carson City, Nevada 89701-4717
{775) 684-1222
775) 684-1103 (fax)
Attorneys for Real Estate Division
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Uniform Residential Appraisal Report s —oesms -

This repost form is designed lo repord an appraisal of a one-unit property or 2 ene-unil property with an accassmy unit;
including a unit In a planned unit development (PUD). This report form s not designed to report an appraisal of
manufactured home or a unit in a condominium or cooperalive projsct.

This appraisal report is subjecl o the following scope of work, intanded uss, intended user, definition of markel valus,
slatement of assumptions and limiting conditions, and certifications. Madifications, additions, or delations to the Intended
use, Intended user, definitfon of market value, or assumplions and limiting conditions are not permittad. The appralser may
expand the scope of work to include any additional rasearch or analysls nacessary based on tha complexity of this appralsal
assignmant. Modificalions or deletions Io the centifications are also not permitied. However, additional certificalions that do
nol constitute materlal allerations 10 this appralsal report, such as those requirad by faw or those related to the appralser's
continuing education or membership In an appraisal organtzation, are pammitied.

SCOPE OF WORK: Tha scops of work for this appraisal is defined by tha complexity of this appralsal assignment and the
raporting requiremnents of this appraisal report form, including the following delindlion of markel value, stalement of
assumptions and miing conditions, and cerificalions. The appralser must, at a rminimurn: (;Ldpeﬂmm a complete visual
inspection of tha Interdor and extarior areas of the subjact property, (2) Inspect the nelghborhood, (3) inspecl each of the
comparabla sales from at least the streel, (4) research, verily, and analyze data fram reliable public and/or private sources,
and (5) eeport his or ter analysis, opinions, and conclustons In this appraisal report.

INTENDED USE: The inlended use of this appraisal report is for the lendar/client to evaluale the property that Is the
subject of this appraisal for a marigaga finance transaction,

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

DEFINITION OF MARKET VALUE: The most probabte price which a property should bring in a compelitive and open
market undsr all conditions requisile 1o a {alr sals, the buyer and seller, each acling prudanily, knowledgeably and assuming
the price is not affected by undue stimulus, Implicit tn this definition Is the consummation of a sala as ol a spacified date and
the passing of {itle trom seller to buysr under conditiens whereby: (1) buyer and seller are typically motivaled; (2) both
partles are wall informad or well advised, and each acting in what he or she considers his or her own bast lnternst 3 a
reasonable time Is allowed for exposure in the apen market; (4) paymenl is made in terms of cash n U. 5. dollers or in ferms
of financial amengemenis comparable therelo; and (5} the price rapresents the normal considaration for tha property sold
unaifected by speclal ar craativa financing ar sales concesslons* granted by anyona assoclaled with the sale.

*Adjustments fo the comparables must be made lor special or crealive financing or sales concessions, Np adiustments are
necessary for those cosls which are normally paid by sellers as a result of tradition or faw In a markel area; thase costs are
readily idenlifiable since tha seflar pays these cosis in vidually all sales transactions. Speclal or creative financing
adjusimenls can be mada to the comparable property by comparisons to financing terms offered by a third party inslilulionat
lender that [s not already involved In the properly or transaction, Any adjustment should not be calcufated on a mechanical
dofiar for dollar ¢osl of the financing or contession but the dollar amount of any adjustmenl should apprdmata the markel's
reaction 1o the financing or concessions based on the apprisers judgment,

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS The appraiser's centification in this report is
subject to Ihe following assumptions and Emiting conditions

1. The appraiser will nol be responsible for matters of a legal nalum that allact either the properdy being appralsed or the tile
fo il, excepl for Information that ha or she became aware of during Ihe research Involved in performing this appraisal. The
appralser assumes that the lile is good and markelabde and will nol render any oplnions about the title.

2. Tha appraiser has provided a skelch in this appraisal mpnrt o show the approximate dimensions of the improvemenls.
;hﬁsskig;ch is included only o assist the madsr In visualizing the property and understanding the appraiser's determination
size.

3. The appralser has examinad the avallable flood maps that are provided by the Federal Emargency Management Agency
{or other dala sources) and has noted In this appraisal report whether any portion of the subject sHe is located in an
Identifiad Speclal Hazard Area, Because Lhe appralser is nol a survayor, he or she makes no guaraniess, express or
impHed, regarding this detemnination.

4. The appraiser wiil not give lestimony or appear in court because he or she made an appraisal of the property in question,
vniess specilic amangemenis lo do so have been mada beforehand, or 2s otherwise required by law.

S. The appraiser has noted In this appraisal report any adverse condiions (such as needed repairs, delerioratfon, the
presence of hazardous wastes, todc substances, elc.) observed during tha Wnspection of the subjecl propery or that he or
she became awam of during the research involved in performing the appraisal. Unless otherwise stated in this appraisal
report, the apprilser has no knowledge of any hdden or unapparent physical deficiencies or adversa conditlons of the
propesty (such as, but not Hmited o, needed sepairs, delerioralion, the presance of hazardous wasles, toxic substances,
advarse enviranmenta) conditions, #ic.} thal would make the pmpeny lass valuabla, and has assumed thal them are no such
conditions and makes no guamleas or warranties, express or implked. The apmalsar will it be responsible for any such
conditions that do mxist or for any engineesing or tustlnu that might be required to discover whether such conditions exist.
Because the appraiser Is nol an experl in tha field ol envimnmenlal hazards, this appraisal report must not be considered as
an snvironmenial assessment of the property.

6. The appraiser has based Bis or her appraisal report and vatuation conclusion lor an appraisal thal Is subject to salisfaclory
completion, repairs, or altarations on the assumption (hat lhe compistion, repalrs, or alierations of tha subject propery will
be pedormed In a professional manner,

.
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: Uniform Residential Appraisal Report Fis# T222937003

APPRAISER'S CERTIFICATION: The Appraiser certifies and agrees that;

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

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

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

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

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

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

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

8. 1 have not used comparable sales that were the result of combining a land sale with the contract purchase price of a homa that
has been built or will be built on the land.

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

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

11. 1 have knowledge and experience in appraising this iype of property in this markat area.

12. | am aware of, and have access 1o, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources far the area in which the propesty is locatsd.

13. | obtained the information, estimates, and opinlons fumished by other parties and expressed in this appraisal report from
reliable sources that | befisve to be true and comect,

14. ) hava taken into consideration the factors that have an impact on value with respect io the subject neighborhood, subject
property, and the proximity of the subject propesty to adverse influences In tha developmant of my opinton of market value. |
have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the
presence of hazardous wastes, loxic subslances, adverse environmental conditions, etc.) observed during the inspection of the
subject property or that | became aware of during the msearch involved in performing this appraisal. | have considered these
adversa conditions in my analysis of the property value, and have reported on the affect of the conditions on the value and
marketability of the subject property.

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

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

17. | havg no present or prospective interest in the property that is the subject of this report, and | have no present of

prospective parsonal interest or bias with respect to the participants in the transaction. | did not bass, either partially or
completely, my analysls and/or opinion of market value in this appraisal report on the race, color, refigion, sex, age, marita)
status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the
present owners or occupants of the praperties in the vicinity of the subject property or on any other basis prohibited by law.

18, My employment and/or compensation for performing this appraisal or any futyre or anticipaled appraisals was not
conditioned on any agreement or understanding, written or olherwise, that | would report (or present analysis supporting) a
predetermined specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of
any party, or the attainment of a specific result or occumence of a specific subsequent avent (Such as approval of a pending
mortgage loan application).

19. | personally prapared all conclusions and opinfons about the real estate that were set forth in this appraisal report. I |
relied on significant real property appraisal assistance from any individval or individuals In the parformance of this appraisal
or the preparation of this appraisal report, | have named such individual(s) and disclosed the specific tasks parformed in this
appraisal report. | cerify that any Individual so named is quallfied to perform the tasks. | have not autharized anyons to make
a chanqigﬂtint:r afny ir:.am in this appraisat report; therefore, any change made to this appraisal is unautherized and [ will take no
raspons or

20. | idantified the lender/client in this appraisal report who is the individual, arganization, or agent for the organization that
ordesed and will receive this appraisal report.

Freddle Mac Form 70 March 2005 UAD Version 92011 PageSol 6 Fannie Mag Form 1004 March 2005
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Uniform Residential Appraisal Report

| Page #5 ot 21

2200339759
Fle# 1222937002

relations, naws, sales, or other media).

ihat pertain lo disclosura or disiribulion by ma.

valld as it a paper version of

25, Any intentional or negligant

Coda, Section 1001, et seq., ar simiar state laws.

1. | directly supervised the appraiser for this appraisal ass

slatsments, conclusions, and the appraiser's certification.

repont was prepared.

dafined in applicable

21, The fender/client may disclose or distribute this appraisal repost 1o: the bormowes; another lender al the request of the
borrower; the morigapee or il5 successors and assigns; morpage Insurers; govemment sponsored anderprises; other
secondary markel participants; data collsclion or mporting services; professional appraisal orpanizalions; any depariment,
2pency, or nslumeniality of the United States; and any state, the Distrct of Columbla, or other jurdsdicions; without havinp 1o
oblain the appraiser’s of supervisory appralser's (if appiicabla) consent. Such consen! musl be obtained belore this appraisal
reporl may be disclosed or distributed to any other party {inchuding, but nol limited 1o, ihe public through advertising, public

22, | am awara that any disclosure or distribution o this zppraisal repart by ma or the landes/clien! may be subjsct to certaln
laws and regulations. Further, | am also subject to the provislons of Lhe Unllorm Standards of Professional Apprisa! Practice

23, The bomower, another lsnder at tha request of ths borower, ha moripagee or ils successors and assigns, mortgage
Insurers, govemment sponsored anterprises, and other secondary markel parlicipants may rely on this appraisal reporl as part
of any morigage finance lransaciion that Involves any one or morm of these panies.

24. W this appraisal report was transmitied as an “electronic record® conlaining my *eleclronic signature” as ihose lerms ars

defined in applicable lederal and/or stata laws (excluding audio and video recordings), or a lacsimila lransmission of this

appraisal report contalning a coﬂ or rapresenlation of my signaturs, the appraisal report shall bs as effeclive, enforceabls and
this appraisal reparl were delivesed conlaining my original hand writlen signature.

misrepreseniation{s) contained in this appraisal raport may result in civil Habltity and/or
criminal penales Including, but not fmiad to, fine or émprisonment or both under the provistans of Title 18, Uniled States
SUPERVISORY APPRAISER'S CERTIFICATION: The Supervisory Appraiser certifies and agrees Lhat:

Ignmeant, have read the appraisal repor, and agree wilh tha appraiser’s
analysls, opinions, sfatemenls, conclusions, and the appraiser’s cedification.

2 | accap! full responsibility for the conlents of this appraisal report Including, but not limiied to, the appralser's analysis, opinions,

3. The appraiser idenlilied In this appraisal report is either a sub-conlraclor or an employee of tha supervisory appraiser {or the
appraisal firm), Is qualifled lo perlarm this appralsal, and is acceptable to perform this appraisal under tha applicabla stale law.

4. This appralsal report complles with the Uniform Standards of Professional Appraisal Practice that wera adopled and
promulgatsd by the Appraisal Standards Board of The Appraisal Foundation and that were in place ai the time this appralsal

§. If this appralsal relwn was transmitted as an “elactronic record® conlalning my "elecironic signature,” as thosa larms are

ederal and/or state laws (excluding audip and viizo recordings), or a facsimiis ransmission of this
appralsal report containing a copy or rapresentalion of my signalure, the appralsal report shall be as eflaclive, enforceabla and
valid as # a paper version of this appralsal report wara daliverad containing my original hand written sipnature,

APPRAISER
Sionalore ___Ewald RN
Name Ronakl. Jemes _(J
Company Name  James & Associples
Company Address 2915 Evening Rock St

Las Vagas, NV 89135-1633
Talephons Number (702) 240-3246
Emall Address appraisert 2@icox nat
Date of Signature and Report  08/20/2013
Effaclive Date of Appraisal  06/25/2013
State Cestification # A.0003842-CG
or Siale License #
or Other (describa)
Siale NV
Expiration Data of Certification or License

State #

117202013

ADDRESS OF PROPERTY APPRAISED
1270 BLIND PEW_RDG
MESQUITE, NV 89027

APPRAISED VALUE OF SUBJECT PROPERTYS 218,800

LENDER/CLIENT

Nama NoAMC

Company Name U.S. Bank , N.A.

Company Address 15550 Amaerican Bivd, E., Bloomington,

MN 55425

Emall Address

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature
Nama
Company Nama
Company Address

Tetephone Number
Email Addrass
Dale of Signature
State Certilication #
or State License #

State
Expication Dale of Certification or Licansa

SUBJECT PROPEATY

[ Did not inspect sublect property

[7] Did Inspect extarior of subject property from sireet
Date of inspeclion

] Did inspect interinr and exterior of subjecl property
Date of Inspection

COMPARABLE SALES

(] Did not inspect exterior of comparable sales from siraet
[ Did Inspect exterior of comparable sales from street
Date of Inspection

Fredd's Mat Farm 74 March 2005
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{ ( [Pane #7021
Supplemental Addendum Filg No. 1222937002

Bomower/Cient  Steve & Audrey Sletten
| Property Address 1270 BLIND PEW RDG
ity MESQUITE County Clark Stale NV JpCode 89027
Cllent U.S. Bank , NA.
* M 8 a
Non-gated subdlvision cumrently under construction with single-story homes. Living exposurae orientated 1o the rear which affords
in some cases view of golf course. Typical construction and design in this price range and climate, A decent percentage of
residents are retlred or part-time currently referred fo as snowbirds. Area in the past has attracted purchasers from the adjacent
states of Arizona and Utah

Form TADD — "WinTGTAL* appraisal software by a1 made, inc. — 1-800-ALAMODE 00001 9



Subject Photo Page

City

Bomower/Tleni Steve & Audray Statien

Pruperty Addess 1270 BLIND PEW RDG
MESQUITE Couty Clark Sl NV

Tp Cods_BO027

 Clent

.S, Bank , NA.

Form PICAX5.5R — “WinTOTAL" appraisal softwar by 3 k mode, inc. — 1-800-ALAMODE

Subject Front
1270 BLIND PEW RDG
SaesPrice 217,015
GLA 1,503
Tozl Roons 5
Tota) Bedms 2
TonlBathrms 2.0
Locgion  N;Ras;

View B;Glfvw;
Sita 10880 sf
Oualty Q3
Age 00

Subject Rear

Subject Strest

000020



Page #9 ¢

Photograph Addendum

Borrgwer/Clent  Steve & Audrey Sletten

Property Address 1270 BLIND PEW RDG

Clty MESQUITE County Cfark State NV Iip Cods B9027
 Client U.S. Bank, N.A.

Great Room Master Bedroom Master Bath

Front Bedraom/Den Middle Bath Kitchan

Additional Front View view of Golf Course Drop off from Site

treet View in Opposite Directio

Form PIC1S — “WInTOTAL® appraisal sottwara by a la mode, Inc. — 1-B00-ALAMODE
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Comparable Phato Page

Addxs 1270 BLIND PEW RDG

MESQUITE Eanty Clark Saie NV ZpCede 89027

U.S. Bank, NA.

Comparable 1

196 SPYGLASS WAY
Prodmity 0,13 MILES SW
SdePrice 225,800
GLA 1,736

Tl Reoms &

Total Bedrms 2

Total Batems 2.0

Location N;Res;
View N;Res;

Sits 5662 s/
Crality a3

Age 00

Comparahls 2
1264 BLIND PEW RDG
Predmity 0.01 MILES S
SdaPriee 252,990
GLA 2,192

Comparable 3
1288 BLIND PEW RDG
Prtmity  0.04 MILES NE
SdePice 268,020

GA 2,192
Toiat Rooms 6

Total Bedmms 3

Tot! Bathms 2.4
Locstien  N;Res;
View B8;GHvw;
St 9147 sf
Ouatty a3

Ae 0o

.cn—wnmm.'sommahmlﬂ--"‘m D00022
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¥a0 1
Gomparable Sales Map
Borpwer/Glent_ Steve & Audrey Stettan
Propesty Address 1270 BLIND PEW RDG
City MESQUITE County Clark Stte NV ZpCode 89027
| Clen U.S. Bank , N.A.

ala rraocleE nc. g '
ﬂull‘l-.-m

Congur:zile m 2
)23 ROkt Pow ey
M= e, NV BW0IF

004 txles HE
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: Fannle Mas UAD Appendic D: UAD Fleld-Speckic Standardization Requirements)

Candition Ratings and Definittons

]
Ths knprovements hava been very recently consirucied and have not previously been oecupled. Tha entirs structurs and i components ar new
and the dwelling fealuras no physical depreciation,”

“Note; Newly construcied impravements thal feature recycied maltendis andor companents 2an be considered naw dwelings provided that the
dweilng s placed on 2 TO0% new foundabon and the recycled materials and the recycled components have been rehahiltaed/re-manutactured

into liks-now condiion, Recently consiructad improvements that have nol been previausly occupled ars not considered “new” if they have any
slpnilicant physical dopreciation {Le., newly constructed dwedlings that have been vacant lor an axtendad period of tirng without adequate
maintenance or upkeep).

c2

Tha Improvements (eature ng delarred malntanance, itie of no physical depreciation, and requlm na repalrs. Vietually alt bultding components
am new or have been recently repalred, refinished, or rebabiiitated. All outdated components and finkshes have been updated and/or replaced
with components that meet cusrent standands, Oweilings In this category elther ars almasi new or have been recently compietely renovated and
am simitar bn condition t0 new construction.

c3
The improvements are well matitained and leature limited physical depreciation due 1o nomal wear and tear. Sovna tompanents, bist nol every
major buliding component, may be tpdated ar recently rehahiltated. Tha structure 1sas been well malistalned.

C4

The Improvements leature some minor defermed malnienance and physical deteriorstion dus to normal wear and tear. The dwetting has been
adequately maintained and requires only minimal repairs 1o bifiding componenis/mechanical systems and cosmetic repalrs. All major buBding
componenis have been adequately maintained and arg functionally adequats.

€S

The improverments lealues obvicus deferred maintenance and aro in need of somo significant repairs. Some bullding companents need repalrs,
rehablitation, or updating. The functional utitty and overall livabliity Is somewhat diminished due to candition, b the dwelling remains
useabls and functional as a residence.

cé

Thy improvemants have substantial damage or deferred malntenance whh deficlencles or defacts that ans severs erough (o alfect tha salsty,
soundagss, or structural Integrity of the Improvements. The Improvements ars in need of substantial repaies and rehabiitation, Inckeding marmy
or mast major companants,

Quality Ratings and Daflnitlons

at

Dwelilings with this quality mting are usually unigue structures that are tndividually designed by an architect lor a specitied user. Such
resigances typically are constructed from detatted architactural plans and speciications and featuo an excepiionally high fevel of workmanship
and exceptionalty high-grade materials throughout tha [ntaror and mderior of the structure, The design leatures exceptionally high-quality
exterlar relinements and smamentation, and exceptionaly high-quality Interor refinements. Tha warkmanship, materials, and finishes
throughaut the dwelling ane of excagtionally high quallty,

Q2

Oweiitngs whh this quality rating are often custom designed for consiruction en an individual propery owner's site, However, dwekings in
this quallty grade aro also found In high-quality tract developments leaturing residence constructed lrom individual plans ar from highly
modified or upgraded plans. Tha design leatures detalied, hiph guathy extatlor ornamentation, high-quality intertor refinemants, and detall, The
workenanship, materials, and finishes throughout the dweling ar generally al high or very high quattty

{rx]

Dwellings with this qualty rating are residences of higher quafity bitit irom individual or readity avallable designer plans In above-standam
res!dentfal tracl developments of on an Individual propenty ownar's glte, The design Includes significant exterlior omamentation and interors
Ihat are wed finished. The workmanship exceeds acceptab's standards and many matertals and finishes throughout the dwelling have been
upgraded from *stock” standands

a4

Dwellings with this quaity rting meet or excend the requirements of applicable buliding codes. Standard or madiiied standard buBding plans
are utiized and the design Includes adequata fenestration and some exterior omamentation and interior relinements. Materlals, workmanship,
Mnish, and equipment are of stack or bullder grada and may Jeatura soma upgrades.

UAD Version 92011
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
{Source: Fannia Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)

Quality Ratings and Definitions (continued)

as

Dwallings with this quality rating feature economy of construction and basic functionality a5 emain considerations. Such dwellings feature a
plain design using readily avallable or basic floor ptans teaturing minimal tenestration and basic finishes with minimal exterior omamentation
and Hmited interior detail. Thase dwellings meet minimum bullding codes and are constructed with inexpensive, stock materals

with limitad refinements and upgrades.

1]

Dwallings with this quality rating are of baslc quallty and lowar cost; some may net be sultable fer year-round occupancy. Such dweliings

are often built with simpls plans ar without plans, often utilizing the lowes? quality bullding materials. Such dwetlings are often bullt or
expanded by persons wha are professionally unskilled ar possess only minimal construction skills. Elactrical, plumbling, and other mechanical
systems and equipment may ba minimal or non-gxisient. Older dwellings may feature one or mare substandard or non-conforming additions
to the original structure

Definitions of Not Updated, Updated, and Remodeled

Not Updated
Littie or no updating or modsmization. This description Includes, but Is not limited ta, new homes.
Residential properties of fifteen years of age or lass aften reflact an orgina! condition wkh no updating, if no major
components have been replaced or updated. Those over fifteen years of age are also considered not updated If the
appllances, fixures, and finishes are predominantly dated. An area that ts ‘Not Updated” may still be well malntained
and fully functional, and this rating does not necessarlly Imply deferred malntenance or physical/functional daterioration,

Updatad
Tho ares of the home has baen modifisd to maet curvent market expactstions. These madifications
are limitad in terms of both scope and cost.
An updated area of the home should have an improved jook and feel, or functional utiity. Changes tha! canstitute
updates include refurblshment and/or replacing components ta meet existing market expectations. Updates do not
includa significant alterations to the extsting structure.

Remodelad
Significant finish and/or stuctural changes hava bsen mada that Incraass utllity and appeal through
completa reptacemant and/or expansion.
A remadeled area reflacts fundamental changas that includa muitiple alterations. These alterations may include
soma or all of the following: replacement of a majer cormponsnt (cabinet(s), bathtub, or bathroom tile), rfocation
of plumbing/gas tbdures/appliances, significant strzctural aterations (relocating walls, and/or the addition of)
square footage), This would include a complete gutting and rebulid.

Explanation of Bathroom Count

Three-guarter baths are counted as a full bath in all cases. Quarter baths (baths that featura only a tallet) are not
included In tha bathroom count. Tha number of {ull and halt baths is reported by separating the two values using a
perlod, whers the full bath count Is rapresented to the (eft of the period and tha half bath count is representad to the
right of the peried.

Example:
3.2 indicates three full baths and two half baths.

UAD Version 9/2011
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
{Source: Fannis Mag UAD Appendix D: UAD Field-Specific Standardization Requirements}

Abbreviations Used In Data Standardization Text

[ac _ Acres
AdPrk Ad fp Park
| AdiPwr Adjacsnl 1o Power Lines
A Adverss
AmnLth Aims Leagth Sale
| ba Bathtoami(s)
| br Betruom
8 Benaficlal
Cash Cash
| CtySky Clty View Skykina Visw
% Cliy Strest Viaw
Cammerclal Influsnce
c Comracled Date Date of Sale/Tima
| _Conv Comventional Sais of Finariclag Concesslans
|_CrtOnd Court Ordered Sala Sals of Financing Concessions
oM Days On Markst Data Sources
s Explration Dats Dats of Sale/Time
Estale Eslain Sale Sale or Financin Cancessions
| FHA Federal Houslng Authority Sale o Financing Concessions
|_GiiCse Golt Course Location
| Gltvw Goif Coursa Viaw View
Ind Industrial Lotation & View _
n Interior Only Stalrs Basement & Finished Raoms Balow Grade
Lndfl Landtil Location
LtdSpht Limited Sight View .
| Listing Listing Sale of Financing Concesslans
[ Min Maouniain View View
N Noutrad Location & View
NonArm Nos-Arms Langth Sals Sate or Financing Concesslons
BsyRd Busy Agad Locitian
| 0 Other Basemenl & Finished Raooms Below Grada
| P Park Viaw Viaw
| Psid Pastoral Visw View
Pwrl.n Power Lines View
PybTm Publlc Transporstaton Location
14 Recreational {Rec) Roam Basement & Finished Aogms Below Grada
| Relo Relocation Sale 2le or Financing Concessians
| RED REO Sala ale or Financing Cancessions
| Ras Residential Location & View
AH JSDA - Rursl Housing Sals or Financing Concesslons
] Settloment Dale Dais of Sale/Time
Shart Shert Sale Sale of Financing Concessions
st Sauarn Fest Area. Siig, Basement
_sam Squars Melers Aea, She
Unk Unkngwn Dats of Safe/Time _
VA Veterans Agministration Sale or Financing Concassions
w Withdrawn Dats Date of Sale/Tims
wo Walk Out Basement Basement & Finished Rooms Below Grada
wu Walk Up Basernent Basement & Finished Aooms Below Grade
[ WirFr _Water Fronage Location
| Wir Watst Viaw View
Wooos Woods View View
Other Appraiger-Beafined Abbraviations
(-~ Abbravistion Full Nema
UAD Verslon 972011
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Building Sketch

BomowayCler,_Steve & Audrey Sleften

[Property Address 1270 BLIND PEW RDG

City MESQUITE Coury Clark Swle NV___ ZpCode B9027
Chect U.5. Bank , N.A,
29.2'
@
Master Bedroom
10.8'
Great Room
Dining
=4
et
4]
o W
e
Kitchen @?

Bath (Shower)

59.7'

First Floor
[1502.78 Sq ft]  Bedroom/Den

Bedroom

15.9'

TETAL, Shanchs by 8 | v, . Area Calculations Summary
Liviag Area’ =

First Floor 19149590t

2 Car Attached “1215qM0

tndefined Area o5qft

Total Living Area (Rounded): 15031 sqft
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Bullding Sketch

BorrowetiCiend _ Sleve & Audrgy Sletien

Property Address 1270 BLIND PEW RDG

ity MESQUITE Couny Clark Stls NV~ JpCodz BAOZ7

Clemt U.S. Bank, NA.

tiviag ATt Cakcolation Detale -

Fest Foor [LICE LT 01x205 = 41
Wiedls = 12623
Nl = W15

1 Car Attathed A 1Sqn WA=101 - &1
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. Flood Map
Borrowes/Client Steve & Audray Slettan
Property Address 1270 BLIND PEW RDG
City MESQUITE County Clark Stale_NV Zip Code 89027
Clent U.S. Bank_ NA.
N Prepared for:
J & Assnciat
InterFlood ames & AssocilEs
=y by o bt mode 1276 BLIND PEW RDG
www,Interflood.com = 1-800-252-6633 Mesquite, NV 83027

=1 2thicosree [
32003C0350E
TW /- ot
/ el WM%
O i
32003C0750E 1
«<J| 32003com75E Bvl i
D ll m].] FLOODSCAPE
al Y Fiood Hezards Map
32003C1150E 2= R e ey
I} £rrective Date
/ 32003C4175E |*32003C42( et
. |
E. |
3 LL; |
-1 | 32003C15758

P )

d. Patents 8,831 120 andt 6,873,015 Other patents penciing. For 1afo: mfoffloodsourts com
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I

kY I )

o

= Prior 7-12 Months Prior 4-& Morths Current - 3 Months I Overad Trend
o) # of Sales 3 I 4 Il 8 Decining |
Rate (Tota) SafesMorths) 0.50 1.33 1.3 Stable Deckring
Total # of Active Listings 54 45 42 J1-| Increasing
Monthz of ot Atz Rats 108.0 3.8 36 L] ereasing |
Megian Saie & List Bada/Lind % Pricr 7-12 Movtis Prioe 4-5 Monits Current ~ 3 Months
Medan Comparabla S3e Price 234,000 235 000 235,200 Deckning
Median Comparable Sales Days o Market 120 120 120 Increasing
Medizn Comparabls List Prics _ 234,000 235,000 235200 Declining
51 Medizn Comparabiy Listings Days on Markat 225 225 225 | Increasiog |
Madlan Sale Price 23 % of List Prica 100 100 100 Declring
b Selir. . bufir, #ic Jpaid financial assistance Yes [ Iho | Declring Terasing
Explain in deta®® the Seler concessions trends lor he past 12 months {e.g., sefer contribotions lncrezsed fram 3% 10 5%, Increasing use of buydgwns doslmm!s.mm
fees, options. st} ulsvgmmmgmmdedaulﬂwm wolIwmestﬁvayuarsuryoumerhgg
inthg S n{ of retires and do to death. Homes sre constructed when B
Dsta also acant ivi Sellar concassions from tha builders and are not consistant, and is
tiations. Sinca thar is very itile de nt market usuaf \a lo consiruction time.

2200339759
Market Conditions Addendum to the Appraisal Report  m.ue 1222037002
numoswmmmsmmnmrmm:mmmmmummmmmmnumm
This 1s a requirad addendum for a)l zoocalsal reports with an sflective date onox e Aped 1, 2009
Address 1270 BLIND PEW RDG Lty MESQUTE S_HeNV mmg&zz
Borowe 5t Audray Slatten
Instrucdions: The appraiser musi use the information required on this 1o a5 dhe basts for bis/her concloslons, and must provide support lor those conclusions, regarding
housing ¥rends and overadmarket condidons as reported in the Neighborhood szction of the 2ppralsal report lom. The appralser must fil in al the infosmation to the exient
R is avatable and reflable and must provide analysis as Indicaled belawe, It any requited data i imavatizbla or is considered unrelizble, the appraiser must provide an
eeplenation. i is recognized that not 20 data sowrcas will ba able to provids data for the siaded areas below, i I ks avatiable, however, the appraiser must Include the data
In the analysls. If dala sources pravids the required Information as 2n averaga instead of the median, the appraiser shoukd report the avallable figura and identfy i 25 2n
average. Sales and Bstings must be properties that compete with the subject property, delermined by applying the criterta fat would be used by a prospective buyes of the
. The appratser must expiain 2ny anomaties In the data, such as seasoral markety, new construction. foreclosures, eic.

Are loreciosurs saies (REQ sales) 3 factor in the nurked? Yes DQHo 8 yes explain (inchediog the rends In Istings and sales of fereciosed propariss).

Cite data sources for ahovs information.  Local MLS, stals (rom local business papers and gmd_sgmggﬂ!mumv.amg

FDIC state Profds, made a part of this report.

s:nmuahmmmmumwmmumwmummﬂmimumwwmum.ma

in of sales and/or nd wilhdrawn k! mmmmmmmwmmm concusions.

Based tha cumrent a tion rate of inte mhslseslmhdﬂutzdmuhsma be required lor a
| 8 includes nol only this subdivision but Lha nt

{aw homas to the Waest and m r prica brackal are baing consinicted.

¥ tha subject bs 2 unfl In & condominkem o cocperative preset , eamplate the loflowing: Hame:

ubee! Project Data _ Prie {12 Montrs Prior 4-G Months Cutrent - 3 Moriis Overad Trend

fotal # of bis Saii nerezsing Stable Daciring

Absorption fats (Tt Sakes/Morths) ereasing (1] Sabie Ceciting

Totl # of Active Dachning ||| | Siable | Boreas |

Wonths of Uni obal LIS/ Becking || "1 Stabls Tereasng|

Are lareclosire sales (REQ sales} alactor e project? (] Yes [ JNo N yes, Ingicate the nrmber of RED Estgs and oxpian the benss In istings and sales of
Joreclosed

Summartze B above kends and addeess the impact on the subject unkt and project.

s —
T Ko, yh, N, Sigragre

N Supervistry Agprakser Name
Hame  Jemes & Assoclates Company Name

Address 2915 Evening Rock St, Las Vegas, NV 88135- |C Address

o Stals Uterse/Catiicaton #_A_D0D3842-CG St NV Stale Ucensa/Cartfication # Stale
Ermi Address  appraisari 2@ coxnet Emall Addeess
Froddio Mac Form 71 March 2009 Faga 1ol 1 Fonnie Mas Form 1004MGC_ March 20080
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Phatograph Addendum
Borrower/Clet  Steve & Audrey Siettan

| Progerty Address 1270 BLIND PEW RDG
City MESQUITE County Clark Stata NV Tip Code_ 89027
| Cllent U.S. Bank  N.A.

Master Bedroom

Frant Bath

Front Bedroom

Form PIC15 = “WinTOTAL® apprajsa! software by a la mode, bnc. — 1-800-ALAMODE 0000,3 1



James & Assoclales [Fage #2001 211
Summary Appraisal Report 2200339759

Appraisal Update and/or Completion Report rus 1222037002

mawpmufuismm!mhmmmmmmwmmmwmumwmmmamm

Tha appraiser musl kdertly the serdce(s) provided by selscting 0 approprats repod type.

Property Address 1270 BLIND PEW RDG Unil#_NIA

BOIIDW Slava & Audruy Sletien _ Conlract Price § 217,015

T Code 8027

County Clark

Datn of Sale _02/05/2013 sﬁumnmuuwu 06/25/2013 |

Odnhalhpmalw Ronald L. Jemes
Oviginal Lender/Ciert  U.S. Bank , N.A. Address 15550 Amarican Bivd, E., Bloomington, MN 55425

s [} Loasenold L] Other {describe

Company Namg James & Asndalas

W SUMMARY APPRAISAL UPDATE REPOAT

INTENDED USE: The Intended wss of this appratsal updats s for tha lender/client 10 evaluaia tha propery thal Is the subject of this report 1o detestrina f tha
propesty has deciined In valus slnca the date of the eriginal apnralsal fos 2 mongage finance transacéon.

INTENDED USER: The intended user of thés apgralsal updaln is the lender/clent.

JHAS THE MARKET VALUE OF THE SUBJECT PRGPERTY DECLINER SINCE THE EFFECTIVE DATE OF THE PRIOR APPRAISAL?

SCOPE OF WORK: The appratser must, &l a minimurm: (1) concur with tha original appralsal. (2) pertorm an exterior inspection of the subject propasty from
2t lnast the streed, and (3) research, vesily, and analyze cument market data n order 1o determing H the property has deckined in vakue since the effective date

ol ths original appraisal

1 Yos 1 No

1.
2
3

1.
2

APPRAISER'S CERTIAICATION: The appratser certfies znd agmes that

I have, & & minimum, developed and reparted this appralsal updata in accordance with the scope of work requirernents stated In this appraisal update
repodt and concur with ihe analysls and conclusions in tha otiginal appraieal.

| pesfonmed this appralsa updata in accondanca with tha requirements of the Uniform Standands of Projessiona Appralsal Practice thal were adopted
and promuigated by the Appralsal Standards Boand of The Appreisal Foundation and thal were In place & the time this appvalsai update was prepared,
| have updated the appralsal by incomaneating the original appraisal report

| have surnmartzed my analysts and conchuslons in this appratsal updats and retained 2 supposting data n my work fle.

SUPERVISORY APPRAISER'S CERTIAGATION: The Supervisory Appralser ceriifies and agrees that:
| directly supervised the appraiser for this appralsal updat assigoment, have rexd the appratsal update report, and agres with 0 2ppralses’s analysis,

opinions, stxiements, conclusions, and the appraiser's certffication,
I accep! |1l responsibilRy for the cordants of this appralsal update report Inciuding, but not mited lo, the appralser’s analysis, opininns, statements,
conclusions, ang the appralser's cerlification.

INTENDED USE: The intended use of this centfication ol completion is for tha lender/cBierd o confiren it tha requirements or congitions staledin the
izl repont relersnced above have been met

¥ CEATIFIGATIGE (OF GOMPLET D8

|INTENDED USER: The interded user of this certiication of comeletan is the tendes/ctient

HAVE THE IMPROVEMENTS BEEN COMPLETED IN ACCORDANCE WITH THE REDUIREMENTS AND CONDITEONS STATED (N THE ORIGINAL
APPRAISAL REPORT? [ Yes [ ] Mo It No, describa any impact on the opinion of market value.

&T:ISEH'SCEHTIFIGA;!&N lmwnmlmmmMammmummmmmnmmem
the ._ ol

Company Nama
Company Address 15550 American Bivd, E., Bloomington, MN () Didinspect interior and exierior of subject property

SUPERVISORY APPRAISER (ONLY IF REQUIRED)
Signaturs

Nama

Company Nama

Company Address

Telephone Number

Dais of Signature

Siata Cenlification #

or Stats License #

or Other

State

Expiration Date of Certification or Licensa

BUPERVISORY APPRAISER

(] Did not inspect subject propesty

T} Did inspect exterior of subjec! property from streel
Dat of Inspection

U.S Bank, N.A.

$5425 Dalp of inspection

Fredais Mac Form 442 March 2005 Paga ol 3 Fannia Mae Form 10040 March 2005
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( ( (P gziazl
Photo Page
Borrower/Client Steve & Audrey Sletien
Property Address 1270 BLIND PEW RDG
MESQUITE County Clark Statm NV Iip Code 89027
U.S. Bank , N.A.
Bath
SaesPrice 217,015
GLA 1,503
ToL.Rooms 5
Tot. Bedrms. 2
Tot. Batrms., 2.0
Location N;Res;
View B,Glfvw;
Site 10890 sf
Ouality Q3
Age 00
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[(Ebank EEﬂmmncquL

Flna Ster Sorvler Guorgrueed,
Home Mortgage Title Services, Inc.

Appraisal Service Request

.S. Bank Ordern m Number: Today's Date & Time: 6/25/2013 12:57:45 PM
1222937002
Vendor information: Z/
Vendor Name: JAMES & ASSOCIATES é
Telephone Number: (702) 240-3248 Q/"’

Fax Number: (702) 240-2631 e

CELL (702) 810-6410 = g \?‘/

HOME 702) 240-3286 '

(702) ({ - ? A >
QA X

¥

Appralsal Service; Due Date: 06/28/2013

Please provide the following Service: B-FULL URAR {FORM 70/1004), FULL INTERIOR
Your fee for this Service will be: $415.00

General Order Information: )

Borrower's Name('s): SLETTEN, STEVE A
SLETTEN, AUDREY C

Property Address: 1270 Blind Pew Ridge Loan Information:
Mesquite, NV 88027 Loanid: 2200339753
County: CLARK Loan Type: Purchase
Sale Price:
FHA Case #
Contact Information:
Contact Name: Phone Type: Phona No: Email;
Audrey C Sletten Home Phone (111) 1111111
Steva A Sletten Home Phone (111 111-1111

Special Instructions:

1 of 4
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