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APPRAISAL AND REPORT IDENTIFICATION

2-2(a)

2-2(b)

Comments on Standards Rule 2-3

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

- 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, 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.

- I have performed no prior 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 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, 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).

-This appraiser has an office staff that aids the appraiser in tasks that are generally considered to be 'nonsignificant'. Tasks may include answering phones, basic research, data entry, 

technology aids, etc.  However, final analysis, opinions, and conclusions are solely that of the signing appraiser. 

- Significant contributions to this report were made by: Michael Lee Mendelson (TN Trainee Appraiser License #5790, Expiration date 02/13/2024) who was the sole individual performing the 

appraisal site visit; as well as Christine Avalone who assisted the appraiser in some analysis and report writing. However, all final analysis, opinions, and conclusions are solely that of the 

signing/supervisory appraiser (Justin Thomas Briggs, TN & VA Certified Residential Appraiser). 

Comments on Appraisal and Report Identification
Note any USPAP related issues requiring disclosure and any State mandated requirements:

JUSTIN T. BRIGGS

3707

TN 12/31/2023
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APPRAISAL OF REAL PROPERTY
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$160,000 - $165,000

11/17/2022

JUSTIN T. BRIGGS

TENNESSEE HOME APPRAISALS

1657 East Stone Drive, Suite B118

Kingsport, TN 37660

(423) 398-3121

Jbriggs@tennesseehomeappraisals.com

www.tnhomeappraisals.com
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RESIDENTIAL RESTRICTED APPRAISAL REPORT WITH INTERIOR/EXTERIOR OBSERVATION.

{The rationale for how the appraiser arrived at the appraiser’s opinions and conclusions set forth in the report may not be
understood properly without additional information in the appraiser’s work file.}

Subject Address: 3317 Cardinal St, Kingsport, TN 37660

Legal Description: Deed Book 3332, Page 1901 in Sullivan County, TN

Property Type/Description: A 0.17-acre parcel with an improvement of a Ranch style home with: approximately 905 square
feet above grade gross living area. The subject has a full unfinished basement. The residence was built in 1959 and is currently
vacant. The residence is in good condition overall with recent home improvements noted..

Client(s): Scott Laughlin

Intended Use: To assist the client(s) in determining the subjects fair market value. No other uses of the assignment results are
intended by the appraiser.

Property Rights: Fee Simple

Type of Value: Market Value

Value Definition and Source: 

National residential appraisers institute definition of market value: 

The most probable price which a property should bring 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 advised, and each acting in
what he considers his own best interest: (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 by anyone
associated with the sale. 

Scope of Work: On-site Interior/Exterior observation of the subject and a review of tax assessors information for the subject
property. The exterior of the dwelling was measured. The sales comparison approach was developed. Properties such as the
subject are seldom rented and there is limited reliable data to develop an income approach. The income approach is not
necessary for credible assignment results. Due to the age of the home, the cost approach was not considered credible or
reliable and was not developed. Comparable sales data came from the local MLS, with confirmation via the public record (where
possible). The appraiser carried out the necessary analyses. Since there were effectively no sales of properties similar to the
subject within its immediate neighborhood, it was necessary to use sales and listing data from analogous areas (with the details
of these analyses maintained in the work file). Analysis indicated there was no reason to form a value opinion under either a
hypothetical condition or extraordinary assumption. Analysis was completed qualitatively.

Conditions of Appraisal: None noted.

Sale and Listing History of Subject: The appraiser noted no sale of the subject within the past 3 years. The subject is
currently listed contingent under FLEXMLS#9945448, for $159,900, and was listed on 11/08/2022.

Highest and Best Use: Analysis of the data indicate the subject highest and best use as improved is its present use. In the
main, it would be financially infeasible to purchase the improved subject at its market value, raze the improvements, and then
develop the vacant site to its highest and best use. Continued use as-is. The existing use as a single-unit residence contributes
to the value of the site. Conversion to any other use would not be legal under current zoning. 

Estimate of Exposure Time: The appraiser’s opinion of reasonable exposure time for the subject property is approximately 90
days.

Indicated Values: Sales Comparison Approach: $150,000 - $175,000; Cost Approach: Not Deemed necessary to produce
credible results therefore it was not developed; Income Approach: Not Deemed necessary to produce credible results therefore
it was not developed.

Effective Date of Value: November 17th, 2022.

Opinion of Market Value/Reconciliation: The sales comparison approach is the best indicator of value for single-unit
residential properties in this market. 

Therefore, the appraiser’s opinion of market value is a range of $160,000 - $165,000.

Assumptions and Limiting Conditions: This assignment was conducted, and the report presented, subject to the following
assumptions and limiting conditions. The use and acceptance of this report indicates that the client accepts these assumptions
and limiting conditions.

No personal property is included in this valuation estimate. 

The appraiser is not a home inspector and the appraisal report is not a home inspection. The appraiser only performed a visual
observation of readily accessible areas and the appraisal report cannot be relied upon to disclose conditions and/or defects in
the property. An inspection by an appraiser is not the equivalent of an inspection by an inspection professional (e.g. A structural
engineer, home inspector, or art conservator).

No major redecorating is necessary to make this property competitive in its market.

REPORT
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The subjects sketch/floor plan is a simple diagram showing the layout of rooms and approximate dimensions. It is not intended
to be exact, it is not drawn to scale, and it is not a blueprint.

The intended user of this appraisal report is the lender/client. The intended use is to evaluate the property that is the subject of
this appraisal to determine an opinion of fair market value, subject to the stated scope of work, purpose of the appraisal,
reporting requirements of this appraisal report form, and definition of market value. No additional intended users are identified
by the appraiser.

It is assumed that there are no structural defects hidden by floor or wall coverings or any other hidden or unapparent conditions
of the property; that all mechanical equipment and built in appliances are in good working condition; and that all electrical
components and the roofing are in good condition. 

The scope of this appraisal is to estimate the current market value of the subject property. An in depth market analysis was
performed and data was supplied by the county courthouse records and the flexmls. The quantity and quality of the data was
sufficient for the formulation of the final value opinion given.

The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that
he or she considers reliable and has no reason to believe them to be other than 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 content of the appraisal report except as provided for in the Uniform Standards of
Professional Appraisal Practice.

The appraiser will not be responsible for matters of a legal nature that affect the subject property.

All appraisers are required to be licensed and regulated by the tennessee department of commerce and insurance real estate
appraiser commission, 500 James Robertson Pkwy, Suite 620, Nashville, TN 37243-1166.

Justin Briggs

TN Certified Residential Appraiser License #3707

    

Appraiser Digital Signature     

Date of Report/Certification: 11/17/2022
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TOTAL Sketch by a la mode, inc. Area Calculations Summary

Living Area Calculation Details

First Floor 904.7 Sq ft  34.4 × 26.3  = 904.7

Total Living Area (Rounded): 905 Sq ft

Non-living Area

Basement 877.2 Sq ft  25.5 × 34.4  = 877.2

Concrete Patio 25 Sq ft  5 × 5  = 25

Property Address

City County State Zip Code





Aerial Photo / Plat Map
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The Tennessee Virginia Regional Multiple Listing Service indicated 7 of 20 (35.0%) of the closed sales in the market area 

between 11/18/2021 and 11/18/2022 contained seller concessions.  Concessions ranged between $3,000 and $6,000, and the median 

concession was $4,020. For 7-12 months prior, 2 of 7 transactions (28.6%) had concessions. For 4-6 months prior, 2 of 5 transactions 

(40.0%) had concessions. For the 3 months prior to the effective date, 3 of 8 transactions (37.5%) had concessions.

The Tennessee Virginia Regional Multiple Listing Service reported no foreclosures or short sales between 11/18/2021 and 11/18/2022.

The Market Conditions Addenda was completed with data from Tennessee Virginia Regional Multiple 

Listing Service with an effective date of 11/18/2022.

In the opinion of the appraiser the subject’s overall neighborhood trend would best be described as stable. This opinion was 
formed in light of the appraisers years of experience in the subject market, and recent conversations with several market 
participants (E.G. realtors, builders, other appraisers, etc).

 

Houses listed with a professional real estate agent and multiple listing service typically sell within a 0-3 month period.

JUSTIN T. BRIGGS

TENNESSEE HOME APPRAISALS

1657 East Stone Drive, Suite B118, Kingsport, TN 37660

3707 TN

Jbriggs@tennesseehomeappraisals.com
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The purpose of this addendum is to provide the lender/client with a clear and accurate understanding of the market trends and conditions prevalent in the subject

neighborhood. This is a required addendum for all appraisal reports with an effective date on or after April 1, 2009.

Property Address City State ZIP Code

Borrower

Instructions: The appraiser must use the information required on this form as the basis for his/her conclusions, and must provide support for those conclusions, regarding

housing trends and overall market conditions as reported in the Neighborhood section of the appraisal report form. The appraiser must fill in all the information to the extent

it is available and reliable and must provide analysis as indicated below. If any required data is unavailable or is considered unreliable, the appraiser must provide an

explanation. It is recognized that not all data sources will be able to provide data for the shaded areas below; if it is available, however, the appraiser must include the data

in the analysis. If data sources provide the required information as an average instead of the median, the appraiser should report the available figure and identify it as an

average. Sales and listings must be properties that compete with the subject property, determined by applying the criteria that would be used by a prospective buyer of the

subject property. The appraiser must explain any anomalies in the data, such as seasonal markets, new construction, foreclosures, etc.

Inventory Analysis Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend

Median Sale & List Price, DOM, Sale/List % Prior 7–12 Months Prior 4–6 Months Current – 3 Months

Total # of Comparable Sales (Settled)

Absorption Rate (Total Sales/Months)

Total # of Comparable Active Listings

Months of Housing Supply (Total Listings/Ab.Rate)

Median Comparable Sale Price

Median Comparable Sales Days on Market

Median Comparable List Price

Median Comparable Listings Days on Market

Median Sale Price as % of List Price

Increasing Stable Declining

Increasing Stable Declining

Declining Stable Increasing

Declining Stable Increasing

Overall Trend

Increasing Stable Declining

Declining Stable Increasing

Increasing Stable Declining

Declining Stable Increasing

Increasing Stable Declining

Seller-(developer, builder, etc.)paid financial assistance prevalent? Yes No Declining Stable Increasing

Explain in detail the seller concessions trends for the past 12 months (e.g., seller contributions increased from 3% to 5%, increasing use of buydowns, closing costs, condo

fees, options, etc.).

Are foreclosure sales (REO sales) a factor in the market? Yes No If yes, explain (including the trends in listings and sales of foreclosed properties).

Cite data sources for above information.

Summarize the above information as support for your conclusions in the Neighborhood section of the appraisal report form. If you used any additional information, such as

an analysis of pending sales and/or expired and withdrawn listings, to formulate your conclusions, provide both an explanation and support for your conclusions.

If the subject is a unit in a condominium or cooperative project , complete the following: Project Name:

Subject Project Data Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend

Total # of Comparable Sales (Settled)

Absorption Rate (Total Sales/Months)

Months of Unit Supply (Total Listings/Ab.Rate)

Total # of Active Comparable Listings

Increasing Stable Declining

Increasing Stable Declining

Declining Stable Increasing

Declining Stable Increasing

Are foreclosure sales (REO sales) a factor in the project? Yes No If yes, indicate the number of REO listings and explain the trends in listings and sales of

foreclosed properties.

Summarize the above trends and address the impact on the subject unit and project.

Signature

Appraiser Name

Company Name

Company Address

State License/Certification # State

Email Address

Signature

Supervisory Appraiser Name

Company Name

Company Address

State License/Certification # State

Email Address

Freddie Mac Form 71   March 2009 Page 1 of 1 Fannie Mae Form 1004MC   March 2009





Analytics Addendum
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This analysis of prices in the subject market from 12-13-2021 to 10-28-2022 yields a price range of $126,072 to $151,567 for properties in 

the subject market as of 11-18-2022.

This chart shows the median days on market for sales and active listings during each month starting 12-13-2021 through 10-28-2022.
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This analysis of the discount percentage between listing price and selling price from 12-13-2021 to 10-28-2022 predicts a discount of 2.84% 

with a range from -3.85% to 9.52%.

This analysis of listing price per square foot in the subject market from 10-19-2021 to 11-15-2022 shows a likely range of $74/sf  to $157/sf  

with a predicted value of $116/sf.
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This analysis of listing prices in the subject market from 10-19-2021 to 11-15-2022 shows a range of $141,696 to $168,407 for a likely sale 

on 11-18-2022.

INTENTIONALLY BLANK
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